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BACKGROUND PAPER 9 
 
 

Local Plan Part 2 – Housing 
requirements: Urban areas (policies 
EN24-EN28) 

January 2021 
 

 

This background paper has been prepared to: 

1. Update the Housing Background Paper – “Housing requirements for the Local 
Plan Part 2 (Urban)”, considered and noted by the Planning Policy Committee 
on 10th June 2019, utilising the 2018-19 monitoring data; 

2. Review the conclusions of the June 2019 Urban Housing Background Paper, 
with reference to the “Willows” (Thrapston) appeal case 
(APP/G2815/W/19/3232099; 24 January 2020) and subsequent High Court 
judicial review; and 

3. Reassess the findings of the Housing Background Paper, in view of the latest 
information and policy direction. 

 

 
1.0 Introduction and background  

 
1.1 The June 2019 Housing Background Paper (HBP)1 considered the implications 

of ongoing uncertainties regarding delivery trajectories for the two sustainable 
urban extensions (SUEs) upon the management of housing land supply for the 
remainder of the current Local Plan period (to 2031).  The HBP identified 
residual housing requirements at Rushden and Irthlingborough, applying the 
latest (2018 AMR) housing land supply data for the remainder of the Plan period 
(2018-31). 
 

1.2 The 2018 data was subsequently updated (June 2020), to include the 2018-19 
monitoring period.  The 2019 Annual Position Statement (APS) regarding 
housing land supply (1st April 2019 base date) was agreed by the Planning 
Policy Committee on 8 June 2020 (Item 10)2; identifying the following shortfalls 
within the current Local Plan period to 2031: 
 

• Rushden –   306 dwellings 

• Irthlingborough –  323 dwellings 
 

1.3 These shortfalls are predominantly attributed to further slippages to the 
trajectories for the two sustainable urban extensions: 

 
1 Item 10, Appendix 3: https://www.east-
northamptonshire.gov.uk/meetings/meeting/1062/planning_policy_committee  

2 https://www.east-northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee  

https://www.east-northamptonshire.gov.uk/meetings/meeting/1062/planning_policy_committee
https://www.east-northamptonshire.gov.uk/meetings/meeting/1062/planning_policy_committee
https://www.east-northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee
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• Rushden East – reduction of 400 dwellings during the current Plan 
period, from 1,600 (North Northamptonshire Joint Core Strategy (JCS) 
2011-2031, adopted July 2016, Annex A) to 1,200 dwellings; and 

• Irthlingborough West – reduction of 450 dwellings during the current Plan 
period, from 700 (JCS Annex A) to 250 dwellings. 

 
1.4 In reviewing/ updating the APS, two factors will have significant implications for 

the overall housing land supply: 
 

• Amended housing land supply data presented to the “Willows” 
(Thrapston) appeal hearing (8th January 2020); and 

• Proposed additional allocation of additional housing land to deliver an 
additional 450 dwellings. 

 
1.5 This background paper provides further explanation as to the implications of the 

“Willows” case and the Council’s decision to allocate additional housing land at 
Rushden to address the anticipated shortfalls for Rushden and Irthlingborough 
(total 629 dwellings).  It will go on to provide an updated position statement 
regarding the housing land supply for the remainder of the Local Plan monitoring 
period (2019-31). 
 

2.0 Updated Annual Position Statement, with reference to the “Willows” 
(Thrapston) appeal case 
 

2.1 The Council’s 2019 Annual Position Statement was initially published in 
December 2019; approved by the Planning Policy Committee on 17th December 
2019 (Item 83).  No sooner had this been agreed, then it was challenged by 
Lourett Developments Ltd by way of a planning appeal 
(APP/G2815/W/19/3232099; determined 24th January 2020). 
 

2.2 The Inspector agreed with the appellant that a significant number of sites could 
not be included within the “deliverable” five year supply; such that the Council’s 
housing land supply should be reduced from 6.03 years to 4.28 years (i.e. below 
the Government’s five year land supply requirement).  This was successfully 
challenged by the Council and the Inspector’s decision was quashed in the High 
Court. 
 

2.3 Updated site deliverability had been presented to the “Willows” appeal hearing 
on 8th January 2020.  Following the High Court decision, the following 
amendments (as presented to the appeal hearing) were made to the Council’s 
housing land supply: 
 

 
3 https://www.east-northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee  

https://www.east-northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee
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• Five sites (equating to 72 dwellings) were removed from the housing 
land supply due to insufficient evidence for their deliverability4 and 
developability5; and 

• Inclusion of two additional deliverable housing sites (equating to 130 
dwellings. 

 
2.4 The amended housing land supply equates to a net increase of 58 dwellings 

to the District-wide deliverable supply.  This updated position (6.16 years) was 
confirmed by the Planning Policy Committee on 8th June 2020. 
 

3.0 Background to the proposed allocation of additional housing land at 
Rushden 
 

3.1 On 30th September 2019 the Planning Policy Committee accepted that there 
may be a potential requirement for up to 500 new dwellings to be factored into 
the Local Plan Part 2 housing allocations in advance of submitting the Plan for 
examination in 2020 (Minute 202).  In response, five potential delivery locations 
around Rushden, Irthlingborough and Higham Ferrers were assessed.  The site 
assessment was presented to the Planning Policy Committee on 17th December 
2019: 
 

• Land to the north of the A6, Irthlingborough; 

• Land to the north and east of Crow Hill, Irthlingborough; 

• Land to the east of Higham Ferrers; 

• Land to the south east of Rushden; and 

• Land to the west of Rushden Lakes. 
 

3.2 The assessment identified land to the west of Rushden Lakes (“Rushden Lakes 
West”) as the Council’s preferred option for addressing the potential shortfall in 
housing delivery (Background Paper – Additional Housing Site Assessments, 
December 2019, paragraph 3.2).  The proposal for 450 dwellings at Rushden 
Lakes West was subsequently subject to a non statutory focused changes/ 
additional sites consultation during February/ March 20206. 
 

3.3 A substantive objection was made by Natural England regarding the principle 
of allowing residential development at Rushden Lakes West, due to its 
immediate proximity to the Upper Nene Valley Gravel Pits Special Protection 
Area (SPA)/ Ramsar site.  This prompted a need to consider alternative site 
proposals.  Promoters (landowners and developers) put forward a potential site 
allocation to the south east of Rushden – land east of the A6 Bypass/ west of 
John White Golf Club, Bedford Road – as an alternative to Rushden Lakes 
West.  Given that it is unlikely that Natural England’s concerns could be 

 
4 “Deliverability” is a measure of whether or not individual development sites should be counted within 
the five year housing land supply; i.e. 2019-24. 

5 “Developability” is a measure of whether or not individual development sites could form part of the 
gross housing land supply; i.e. suitable sites that could reasonably be anticipated to come forward 
during the remainder of the current Local Plan period (2019-2031). 

6 https://www.east-
northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_documents/11  

https://www.east-northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_documents/11
https://www.east-northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_documents/11
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overcome (at least in the short/ medium term), land east of the A6 Bypass, 
Bedford Road has been put forward for 450 dwellings, as an alternative to 
Rushden Lakes West.  A 6-weeks consultation for this alternative site proposal 
took place between 5th October and 16th November 2020. 
 

4.0 Deduction of housing completions (2011-19) and existing commitments 
 

4.1 For each of the urban areas; completions (2011-19), outstanding planning 
permissions and site allocations from the adopted Local Plan and “made” 
Neighbourhood Plans need to be deducted from the housing requirement.  
Calculations of the outstanding/ residual requirement are set out in Table 1 
(below).  
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Growth Town             

Rushden 3,285 1,036 31.5% 63 1,760 426 

Market Towns            

Higham Ferrers 560 370 66.1% 4 300 -114 

Irthlingborough 1,350 320 23.7% 171 329 530 

Raunds 1,060 662 62.5% 466 0 -68 

Thrapston 680 202 29.7% 486 0 -8 

Oundle 645 392 60.8% 7 70 176 

TOTAL 7,580 2,982 39.3% 1,197 2,459 942 

 
4.2 Table 1 reveals that housing commitments and existing commitments are 

already exceeded at Higham Ferrers (by 114 dwellings) Raunds (by 68 
dwellings) and Thrapston (by 8 dwellings). This reflects the recently consented 
major development schemes at Raunds and Thrapston (now under 
construction), together with the “making” (adoption) of the Higham Ferrers 
Neighbourhood Plan in 2016: 
 

• Land east of Ferrers School (adopted Higham Ferrers Neighbourhood 
Plan (HFNP) allocation, HF.H4); 

• Northdale End (Raunds North East) – under construction; 

• West End (Raunds North) – under construction/ mostly complete; 

• Darsdale Farm (Raunds South) – under construction; 

• Thrapston South (adopted Rural North, Oundle and Thrapston Plan 
(RNOTP) allocation, THR5) – under construction. 

 
4.3 Given the quantum of housing land already committed at Higham Ferrers, 

Raunds and Thrapston there is no need to allocate additional strategic housing 
land allocations at these towns through the Local Plan Part 2.  
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4.4 Excluding emerging proposals from the calculations (considered below), 

additional provision will need to be made for the following towns: 
 

• Rushden –   426 dwellings 

• Irthlingborough –  530 dwellings 

• Oundle –   176 dwellings 
 
5.0 Major/ strategic committed sites 

 
5.1 The JCS proposes the development of a 2,500 dwellings sustainable urban 

extension at Rushden East (Policy 33), anticipated to increase to 2,700 
dwellings in the draft Local Plan Part 2.  Of this, 1,200 dwellings are currently 
expected to be delivered by 2031.  For the purposes of plan monitoring, this is 
considered to be a “commitment”, given that the principle of development is 
established in the JCS. 
 

5.2 In addition to Rushden East, two other major committed development sites are 
expected to deliver a significant quantum of housing during the Plan period.  In 
November 2014 Irthlingborough West was granted permission for 700 
dwellings, subject to s106.  As at April 2019, the s106 agreement has not, as 
yet, been finalised.  It is currently anticipated that 250 dwellings (out of 700) 
could be delivered by 2031. 
 

5.3 A third major commitment is land east of Ferrers School; allocated in the Higham 
Ferrers Neighbourhood Plan 2011-2031 (HF.H4).  A planning application for the 
development of this site (reference 18/01648/OUT) was recommended for 
approval by the Planning Management Committee on 8th May 2019, subject to 
s106 agreement.  Table 2 (below) sets out the current position (as at April 2019) 
regarding the three committed major/ strategic development sites. 
 
Table 2: Strategic site commitments (>200 dwellings), not yet with 
planning permission 

Location Site name 
Total 
Capacity 

No of 
units, 
2019-
2031 

Delivery 
beyond 
2031 

Development 
Plan 
Document 

Current 
status Note 

Rushden 
Rushden 
East 2,500 1,200 1,300 

Local Plan 
(JCS Policy 
33) 

New 
strategic 
site/ SUE   

Higham 
Ferrers 

Land East 
of Ferrers 
School 300 300 0 

Higham 
Ferrers 
Neighbour-
hood Plan 

Self 
contained 
strategic 
site 
allocation   
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Location Site name 
Total 
Capacity 

No of 
units, 
2019-
2031 

Delivery 
beyond 
2031 

Development 
Plan 
Document 

Current 
status Note 

Irthling-
borough 

West of 
Huxlow 
School/ 
Irthling-
borough 
West 700 250 450 

N/a - 
Resolution to 
grant 

Strategic 
site/ SUE 

Commit
-ment 
on basis 
of (now 
defunct) 
2008 
Core 
Spatial 
Strategy 

TOTAL 

Major 
urban 
extensions 3,500 1,750 1,750       

 
 

6.0 Deduction of emerging development proposals 
 

6.1 In addition to the three committed major sites of over 200 dwellings (Table 2, 
above), the new housing site proposal to the south east of Rushden would 
provide additional capacity for up to 450 dwellings.  This proposed allocation 
would increase the overall housing land supply (and specifically the Rushden 
figure) by 450 dwellings. 
 

6.2 In establishing residual requirements, emerging development proposals should 
be taken into account; most significantly the additional site allocation to the 
south east of Rushden (land east of the A6 Bypass, Bedford Road), agreed by 
the Planning Policy Committee on 21st September 2020.  Emerging proposals 
for previously developed sites or draft development plan proposals should also 
be taken into account in identifying the overall quantum of housing land to be 
allocated in the Local Plan Part 2. 
 

6.3 Table 3 (below) identifies numbers for emerging site specific proposals that are 
considered to form part of the developable housing land supply over the 
remainder of the Local Plan period (2019-31).  These sites are identified in the 
2019 Annual Position Statement (APS) Housing Site Schedule; approved by the 
Planning Policy Committee on 8th June 2020, (Item 10, Appendix 37). 
 

 
7 https://www.east-northamptonshire.gov.uk/meetings/meeting/1062/planning_policy_committee  

https://www.east-northamptonshire.gov.uk/meetings/meeting/1062/planning_policy_committee
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Table 3 

Residual 
requirement 
as at 1 April 
2019 
(committed 
sites 
deducted) 

Emerging 
proposals 
(Development 
Plan 
Documents), 
1 April 2019 

Specific 
brownfield 
sites, 1 
April 2019 

Outstanding 
requirement 
(excluding 
emerging 
proposals) 

% housing 
requirement 
delivered or 
in current 
supply, as 
at 31 March 
2019 

Growth Town           

Rushden 426 450 120 -144 -4.38% 

Market Towns           

Higham 
Ferrers -114 120 10 -244 -43.57% 

Irthlingborough 530 129 78 323 23.93% 

Raunds -68 30 33 -131 -12.36% 

Thrapston -8 0 0 -8 -1.18% 

Oundle 176 315 5 -144 -22.33% 

TOTAL 942 1,044 246 -348 -4.59% 

 
6.4 Further details regarding emerging site specific proposals are set out as follows:  

 

• Rushden – Proposed additional Local Plan site allocation (south east of 
Rushden) and specific brownfield or other windfall sites within existing 
urban area (570 dwellings); 

• Irthlingborough – specific brownfield or other windfall sites in/ around 
the urban area (207 dwellings; including partial redevelopment of the 
Whitworths site – 70 dwellings); 

• Raunds – specific brownfield or other windfall sites within existing urban 
area (63 dwellings);  

• Thrapston – no emerging sites now identified within current housing land 
supply; and 

• Oundle – emerging Local Plan Part 2 allocations and specific brownfield 
or other windfall sites within existing urban area (320 dwellings). 

 
6.5 With reference to Table 3 above, on the basis of the 2019 APS/ AMR Housing 

Site Schedule it can be demonstrated that committed sites, plus emerging sites, 
already exceed the respective JCS requirements for Rushden, Higham Ferrers, 
Oundle, Raunds and Thrapston as at 1st April 2019.  However, in the cases of 
Rushden and Oundle, the numbers for emerging site proposals form a 
significant quantum of the total supply.  This equates to 17% and 50% 
respectively. In several cases, specific brownfield/ windfall sites will have been 
granted planning permission since April 2019. 
 

6.6 For Higham Ferrers, Raunds and Thrapston, the JCS requirement has already 
been exceeded by completions and existing commitments, by the 1st April 2019 
base date (Table 2 above).  With the addition of emerging proposals, the overall 
JCS requirement across all six urban areas would be exceeded, by nearly 350 
(348) dwellings.  
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6.7 It is only for Irthlingborough that there remains a specific delivery shortfall (323 
dwellings).  Emerging sites form a significant quantum of development at the 
town, although inclusion of the gross housing land supply at Irthlingborough 
West (700 dwellings, as specified in the JCS trajectory, Annex A) could increase 
this by 450 dwellings. 
 

6.8 Inclusive of emerging site specific Local Plan Part 2 proposals at Rushden and 
Oundle, minimum additional provision will need to be made for the following 
towns in order to address the outstanding residual housing requirements for 
each:  
 

• Rushden –  306 dwellings8; 

• Irthlingborough –  323 dwellings  

• Oundle –  156 dwellings9 
 

6.9 The 1st draft Local Plan Part 2 proposed the allocation three sites with a total 
capacity for 300 dwellings to meet the outstanding requirement for Oundle.  This 
was followed by the proposal to allocate additional land for around 450 
dwellings, to offset the shortfalls for Rushden and Irthlingborough. 
 

6.10 Overall, the draft Local Plan Part 2 proposes an additional housing land 
allocation at Rushden, to address specific shortfalls for Rushden and 
Irthlingborough.  Similarly, the Plan also proposes three smaller site specific 
allocations (<200 dwellings each; totalling 300 dwellings) to meet the 
outstanding requirement for Oundle.  Further assessment of potential 
approaches to fulfilling the outstanding requirements for these three urban 
areas are set out below. 
 

7.0 Rushden 
 

7.1 The JCS (Policy 33) makes provision for the development of around 2,500 
dwellings at Rushden East, (the emerging Masterplan provides for 2,700 
dwellings, allowing for development to continue beyond the end of the Plan 
period).  In order to ensure a realistic delivery trajectory for Rushden East, the 
JCS (Annex A) assumed that around 1,600 dwellings could be delivered by 
2031.  The delivery trajectory has subsequently been revised; down to 1,200 
dwellings by 2031.  
 

7.2 The outstanding requirement for 426 dwellings (Tables 1 and 2, above) would 
be met and exceeded by the additional proposed allocation for 450 dwellings at 
Rushden. The delivery of other specific brownfield sites within the urban area 
would make a further contribution to the housing land supply for Rushden; such 
that the requirement for the town would be exceeded by 144 dwellings. 
 

 
8 306 dwellings is the outstanding requirement for Rushden; where the additional housing land 
allocation to the south east of Rushden (450 dwellings) is not counted in the housing land supply 
calculations; 

9 156 dwellings is the outstanding requirement for Oundle, if the proposed Local Plan Part 2 site 
allocations (300 dwellings) are not counted in the housing land supply calculations. 
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8.0 Irthlingborough  
 

8.1 For Irthlingborough, the adopted JCS (Annex A) anticipated that over 50% of 
the gross Local Plan requirement (700, out of 1,350 dwellings) would be 
delivered at Irthlingborough West.  The resolution to grant permission for 
Irthlingborough West was initially agreed by the Development Control 
Committee on 24th November 2014 subject to s106 and subsequently reviewed 
in August 2015.  Since then, ongoing and protracted s106 negotiations have 
not, as yet, been concluded. 
 

8.2 The trajectory for Irthlingborough West has been reviewed and updated through 
subsequent annual monitoring reviews.  In view of the ongoing uncertainties 
regarding development viability (underpinning the s106 negotiations), 
Irthlingborough West was removed from the deliverable (five year) land supply 
(2019-24) in the latest assessment of housing land supply (2019 APS/ AMR).  
A 2026-27 start date is anticipated for the site, equating to delivery of 250 
dwellings (at a reduced rate of 50 dwellings per year) within the current Local 
Plan period; with the remainder (450 dwellings) forecast to come forward 
beyond 2031. 
 

8.3 Revisions to the Irthlingborough West trajectory and other significant changes 
to the town’s housing land supply such the as decision by Whitworths to retain 
their main operation at the current site in the town will significantly affect the 
anticipated housing land supply.  These have the effect of reducing the capacity 
of the Whitworths site from 361 dwellings (2017 AMR) to 70 dwellings (2018 
and 2019 AMRs). 
 

8.4 The changes to the housing land supply highlighted for Irthlingborough between 
2017 and 2018 indicated a shortfall for 288 dwellings in the 2018 AMR.  This 
has increased marginally, to 323 dwellings for the 2019 AMR.  Notwithstanding, 
it is noted that if the gross supply figure for Irthlingborough West (+450) is taken 
into account then the requirement for the town would be exceeded by 127 
dwellings. 
 

9.0 Oundle 
 

9.1 In the case of Oundle, some land is already committed through the adopted 
Local Plan Part 2; the Rural North, Oundle and Thrapston Plan (RNOTP).  This 
allocated sufficient land to meet the previous Local Plan housing requirement 
(the now superseded 2008 North Northamptonshire Core Spatial Strategy) for 
the town, to 2021.  Tables 1 and 3 (above) reveal that there is a need to allocate 
additional housing land to cover the latter part of the current Local Plan period 
(beyond 2020-21). 
 

9.2 Table 1 (above) identifies a need to make provision for a minimum of 156 
dwellings at Oundle to meet the 2031 JCS requirement.  It is anticipated that 
this additional requirement should be met through the proposed Local Plan Part 
2 site allocations (300 dwellings), which provide for additional development 
beyond the minimum requirements, as explained below. 
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Table 4   

Location Site name Capacity 

Oundle North Land off Cotterstock Road/ St Peter’s Road 130 

Oundle South West Land to the rear of the Cemetery, Stoke Doyle 
Road 

70 

Oundle East Land between St Christopher’s Drive and A605 
Oundle Bypass 

100 

 TOTAL CAPACITY 300 

 
9.3 The Local Plan Part 2 has incorporated some contingency; in the event of non-

delivery of the long term outstanding housing land allocations in the RNOTP: 
 

• Policy OUN3(1) – Ashton Road/ Herne Road, Phase 2 (50 dwellings);  

• Policy OUN3(3) – Dairy Farm, Stoke Hill (20 dwellings). 
 

9.4 Exclusion of these sites from the deliverable housing land supply would have 
the effect of increasing the residual requirement to 226 dwellings.  The Local 
Plan Part 2 proposed site allocations providing capacity for 300 dwellings to 
ensure the delivery of the outstanding Oundle requirements, and allow for 
comprehensively assessed, deliverable site allocations for the town.  
 

9.5 Since the 1st April 2019 base date significant progress has been made in 
bringing two of the three emerging Local Plan Part 2 proposals.  In June 2020, 
outline permission was granted for land of Cotterstock Road/ St Peter’s Road 
(reference 19/01327/OUT), with a resolution also approved to grant permission 
for land between St Christopher’s Drive and the A605 Oundle Bypass (reference 
19/01355/OUT). 
 

10.0 Analysis – approaches to delivery of the residual housing requirements 
for Rushden, Irthlingborough and Oundle 
 

10.1 This paper considers housing delivery during the first eight years of the current 
Local Plan period, 2011-19 (section 2.0-4.0, above).  It then provides an 
assessment of the constituent elements of the residual housing requirements 
for Rushden, Irthlingborough and Oundle; calculated as having a residual 
shortfall against the current housing land supply; such that the Local Plan Part 
2 would need to consider allocating additional housing sites in order to fulfil the 
outstanding requirements.  This would be achieved by the allocation of the three 
site specific proposals at Oundle in the 1st draft Plan (November 2018), plus the 
additional site to the east of the A6 Bypass, Bedford Road, Rushden. 
 

10.2 It is emphasised that these residual shortfalls do not relate to the five year 
housing land supply, which is reviewed annually through the Authorities’ 
Monitoring Report.  Instead, these relate to the quantum of development that 
would need to be delivered in each town during the remaining 12 years (2019-
31) of the current Plan period.  
 

10.3 The JCS explains how the urban area requirements (shown in Table 1 above) 
should be applied to the Local Plan Part 2.  This allows for some offsetting of 
housing delivery between Rushden, Higham Ferrers, Irthlingborough and 
Raunds (the “Four Towns”); whereby the Local Plan Part 2 “may assess higher 
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levels of housing provision at individual settlements where this…would meet a 
shortfall in deliverable sites at another settlement within the same Part 2 Local 
Plan area (…in the case of East Northamptonshire, the Four Towns and RNOT 
areas)” (paragraph 9.10). 
 

10.4 This has implications for how the Rushden, Irthlingborough and Oundle 
shortfalls (residual housing requirements) could be addressed in the Local Plan 
Part 2.  The analysis provided in this paper enables recommendations to be 
made to inform the Plan’s housing delivery figures and proposals. 
 
Southern (also known as the “Four Towns”10) area 

10.5 The assessment above (Table 3/ sections 6.0-8.0) reveals residual housing 
requirements at Rushden and Irthlingborough, applying the latest (2019 AMR) 
housing land supply data for the remainder of the Plan period (2019-31): 
 

• Rushden –   306 dwellings;  

• Irthlingborough –  323 dwellings. 
 

10.6 The combined residual requirements for Rushden and Irthlingborough equate 
to 629 dwellings.  This exceeds the JCS definition of a “strategic” requirement 
(500 dwellings), such that the allocation of a further single site to meet this entire 
outstanding shortfall ought to trigger a review of the Joint Core Strategy. 
 

10.7 The need to allocate additional land to meet the forecast delivery shortfalls for 
Rushden and Irthlingborough was formally accepted by the Planning Policy 
Committee on 30th September and 17th December 2019.  .  This assessment 
initially led to the identification of Rushden Lakes West as a preferred location; 
then  land east of the A6 Bypass, Bedford Road (south east of Rushden) as a 
deliverable alternative site. 
 

10.8 This assessment also considers the quantum of development that should be 
allocated, given that the gross residual requirement (629 dwellings) is of such a 
potentially strategic amount it could entail a review of the JCS.  The scale of this 
shortfall is considered to necessitate the allocation of additional housing land. 
 

10.9 The Additional Housing Site Assessments papers (December 2019 and 
September 202011) considered the wider context for the Rushden/ 
Irthlingborough shortfall; particularly the offsetting of the identified housing land 
supply at Higham Ferrers.  Taking into account completions, commitments and 
emerging brownfield sites in Higham Ferrers (an oversupply of 244 dwellings) 
the net deficit would be reduced to 385 dwellings (Assessment of alternative 
site options – Rushden Growth Town, paragraph 2.512). 
 

 
10 Reference: JCS paragraph 9.10 

11 https://www.east-northamptonshire.gov.uk/downloads/file/11974/background_paper_-
_assessment_of_alternative_site_options  

12 Item 6, Appendix 1: https://www.east-
northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee  

https://www.east-northamptonshire.gov.uk/downloads/file/11974/background_paper_-_assessment_of_alternative_site_options
https://www.east-northamptonshire.gov.uk/downloads/file/11974/background_paper_-_assessment_of_alternative_site_options
https://www.east-northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee
https://www.east-northamptonshire.gov.uk/meetings/meeting/1023/planning_policy_committee
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10.10 Overall, the proposed additional housing land allocation to the east of the A6 
Bypass, Bedford Road, Rushden would be sufficient to address the overall net 
shortfall for Rushden, Higham Ferrers and Irthlingborough.  Indeed, this should 
provide a small net contingency of over 50 dwellings across the three towns.  
Notwithstanding, it is noted that this increase to the housing land supply could 
also have implications for the Upper Nene Valley Gravel Pits Special Protection 
Area (SPA)/ Ramsar site, with reference to the requirements of the 2017 Habitat 
Regulations and SPA Mitigation Strategy (November 201613). 
 
Oundle 

10.11 The residual assessment (Tables 1 and 3, above) reveals a need to address 
outstanding strategic housing requirements at Oundle to 2031.  An outstanding 
matter is whether or not the remaining Local Plan (Rural North, Oundle and 
Thrapston Plan) site allocations (equating to 70 dwellings) could be counted 
within the housing land supply for the current Local Plan period (to 2031). 
 

10.12 For Rushden and Irthlingborough the possible need for further housing land 
allocations is related to the anticipated delivery of the committed sustainable 
urban extensions.  By contrast, the necessity for the Local Plan Part 2 to allocate 
further housing land at Oundle was recognised in the 1st draft Plan (November 
2018). 
 

10.13 The 1st draft Local Plan Part 2 proposed the allocation of greenfield land at 
Oundle to deliver 300 dwellings; at the time of drafting (summer 2018) on the 
basis of a residual requirement for 294 dwellings (2017 AMR14), rounded up to 
300 dwellings.  The latest (2019) AMR indicated a residual requirement for 226 
dwellings (rounded up to 230) in the residual requirement for Oundle, excluding 
outstanding allocations from the Rural North, Oundle and Thrapston Plan 
(RNOTP).  The latter are situated within the existing built up area, so could come 
forward in any event. 
 

10.14 The decision to allocate land for 300, compared to the minimum requirement for 
226 (~230) dwellings as at 1st April 2019, has arisen from the topography and 
physical characteristics of the three sites; i.e. a need to identify defensible site 
boundaries.  This is necessary to comply with the JCS Place Shaping Principles, 
which require that: “Development should…Create a distinctive local character 
by…Responding to the site’s immediate and wider context and local character 
[and] Responding to the local topography and the overall form, character and 
landscape setting of the settlement” (JCS Policy 8(d)).  It is not considered that 
seeking to artificially restrict the extent of development land to reduce the 
quantum of development by around 70 dwellings would fulfil these Place 
Shaping Principles. 
 

10.15 Consideration has also been given to the probability of delivering the two long 
standing housing site allocations from the current Local Plan (RNOTP).  It is 

 
13 https://www.east-
northamptonshire.gov.uk/info/200195/supplementary_planning_documents/66/supplementary_plannin
g_documents/17  

14 http://www.nnjpdu.org.uk/publications/amr-2015-16-assessment-of-housing-land-supply-2017-22/  

https://www.east-northamptonshire.gov.uk/info/200195/supplementary_planning_documents/66/supplementary_planning_documents/17
https://www.east-northamptonshire.gov.uk/info/200195/supplementary_planning_documents/66/supplementary_planning_documents/17
https://www.east-northamptonshire.gov.uk/info/200195/supplementary_planning_documents/66/supplementary_planning_documents/17
http://www.nnjpdu.org.uk/publications/amr-2015-16-assessment-of-housing-land-supply-2017-22/
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proposed that the remaining RNOTP sites could be discounted from the 
deliverable housing land supply, as there is not sufficient certainty that these 
sites would come forward within the current Plan period.  Therefore, the residual 
requirement for Oundle is set at 226 dwellings. 
 

11.0 Recommendations 
 

11.1 This paper has considered the current (2019) housing land supply for each of 
the six urban areas, with reference to the outstanding residual housing land 
requirements over the remaining 12 years of the current Local Plan period (to 
2031).  It considers the outstanding measures that would be necessary for the 
Local Plan Part 2 to ensure the timely delivery of the JCS housing requirements 
for the urban areas (7,580 dwellings) in Policy 29/ Table 5 (Table 1, above). 
 

11.2 This assessment has found that the housing requirements for Higham Ferrers, 
Raunds and Thrapston have already been met by way of completions, existing 
commitments (planning permissions and site allocations) and emerging sites; 
by 244, 131 and 8 dwellings respectively.  By contrast, residual requirements 
are identified for Rushden, Irthlingborough and Oundle; 306, 323 and 176 
dwellings respectively. 
 

11.3 In the case of Rushden and Irthlingborough, shortfalls have arisen 
predominantly due to slippages and delays to the trajectories for the two 
sustainable urban extensions (Rushden East and Irthlingborough West).  For 
Oundle there is an outstanding requirement, which the 1st draft version Local 
Plan Part 2 (November 2018) proposed to be met through the allocation of three 
additional greenfield sites, totalling 300 dwellings.  This paper has, in turn, 
considered the circumstances for Rushden, Irthlingborough and Oundle, in 
order to identify an appropriate approach for each to managing housing delivery 
over the remainder of the Plan period. 
 

11.4 Recommendations for managing housing delivery for each urban area are set 
out below.  It is recommended that the Local Plan Part 2 could apply the 
following approaches to housing delivery: 
 

• Rushden – Allocation of 450 dwellings at land east of the A6 Bypass, 
Bedford Road (south east of Rushden), to address the identified residual 
requirement (306 dwellings), but recognising “over provision” at Higham 
Ferrers (standing at 244 dwellings; mainly due to the proposed 
redevelopment of the Federal Estates site for 120 dwellings) providing 
additional contingency; 

• Higham Ferrers – No need to allocate further housing land in the Local 
Plan Part 2, as the current housing land supply exceeds the JCS 
requirement by 244 dwellings; 

• Irthlingborough – The additional site allocation to the south east of 
Rushden has been promoted to offset the combined Rushden and 
Irthlingborough residual requirements; 
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• Raunds – No need to allocate further housing land in the Local Plan Part 
2, as the current housing land supply exceeds the JCS requirement by 
131 dwellings; 

• Thrapston – No need to allocate further housing land in the Local Plan 
Part 2, as the current housing land supply exceeds (i.e. virtually equals) 
the JCS requirement by 8 dwellings; 

• Oundle – Allocation of further housing land in the Local Plan Part 2 is 
deemed necessary, in order to address a minimum shortfall of 226 
dwellings. 

 
 

Prepared by: 
Michael Burton (Principal Planning Policy Officer) 

 
 
 
 


