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1. Introduction 

1.1 Emery Planning is instructed by Hollins Strategic Land (HSL) to make these written representations 

to the Examination of the Part 2 Plan. This Statement relates to Matter 3.  

2. Q1.  

 Does the Plan deliver the housing requirement of the JCS (for 8,400 dwellings 

net) and its timescale for delivery? 

2.1 The housing requirement in the JCS is a minimum of 8,400 dwellings for the plan period (2011-

2031).  This is split with 7,580 dwellings to be delivered at the 6 main towns and a district-wide rural 

target of 820 dwellings. 

2.2 Appendix 4 of the 2020 Annual Position Statement shows the annual forecast of net housing 

completions of 5,204 dwellings between 2020 and 2031.  Taken together with the actual 

completions from previous years of 3,882 (2011-2020) gives a total projected delivery of 9,086 

dwellings over the whole plan period. This is a surplus of 686 dwellings which equates to 8%. This 

assumes all the sites deliver as projected which we consider is not realistic.  

2.3 As to delivery in the rural area, Table 17 sets out the residual housing requirement, as at 1 April 

2019. Completions, commitments and allocations are set out to deliver the minimum 820 

dwellings required by the JCS. This shows an overprovision of 43 dwellings which equates to only 

5.2% assuming all commitments and allocations are built.  Based on what the Council had 

forecast at the JCS examination presented to the Inspector, and what has subsequently 

transpired, we question the LPA’s forecasting of future delivery. 

2.4 We consider that the above flexibility across the plan area and the rural area is not sufficient 

based on the findings of the Local Plans Expert Group who published its report to the Communities 

Secretary and to the Minister of Housing and Planning in March 2016.  The report recommends at 

paragraph 11.4 that the Framework should make clear that local plans should be required to 

demonstrate a five year land supply but also focus on ensuring a more effective supply of 

developable land for the medium to long term, plus make provision for, and provide a 

mechanism for the release of, sites equivalent to 20% of their housing requirement, as far as is 

consistent with the policies set out in the Framework.   
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2.5 For the LPp2, a 20% flexibility allowance would give a reasonable degree of security that a five-

year housing land supply could be maintained should sites not deliver at the rates anticipated.  

This would also allow the LPA to better respond to the changes to NPPF in recent years which 

gives more importance to housing supply being deliverable and ensure the minimum 

requirements in the JCS are met by the end of the plan period. 

2.6 To conclude on Q1, the LPp2 will neither meet the requirement of 8,400 dwellings nor the identified 

indicative needs of the rural area. Further sites should be allocated or a more positive policy 

context as we have set out in answer to Matter 2. 

3. Q3.  

 What is the estimated total supply in the Local Plan period:  

3.1 Appendix 4: Schedule of sites included in the five year housing land supply calculation (1 April 

2020) lists the supply to 2031 which is 5,204 dwellings. Unfortunately, the figures are not split into 

the categories listed in Q3 and we would request that this is rectified for the ease of the 

Examination.  

 a) Completions since 2011  

3.2 Completions are 3,882 dwellings between 2011 to 2020.  

 b) Sites under construction 

3.3 From our calculations there are 671 dwellings on sites which are under construction. 

  c) Planning permissions 

3.4 From our calculations there are 297 dwellings committed.  

  d) Other commitments 

  e) Major urban extensions 

  f) Other site allocations 

 g) Neighbourhood Plan site allocations 

3.5 From our calculations of Appendix 4: Schedule of sites, there are: 
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• 2,149 dwellings on sites allocated in a DPD; 

• 1,393 dwellings on sites allocated in the emerging DPD; 

• 243 dwellings on “specific unallocated BF site”.  

3.6 We consider it will be necessary to consider each of the sites listed in Appendix 2 (Site Deliverability 

Matrix) of the 2020 Annual Position Statement (G-02-03) as to whether the sites are deliverable. 

Appendix 2 looks to assess sites allocated in the emerging DPD and the specific unallocated BF 

sites. Whilst some sites in Appendix 2 are not considered deliverable, they are nevertheless 

included within the later stages of the plan period. For example: 

• west of Huxlow School has viability issues so is not in the 5 year supply, but 200 dwellings 

(at 50 dwellings per annum) is in the plan period. Until viability is addressed then the site 

does not meet the definition of deliverable or developable in the Framework. 

• Ferrers School, Higham Ferrers – no reserved matters submitted on an outline granted in 

December 2020 so is not deliverable and we have seen no evidence that it is 

developable as yet.  

• Land east of Addington Road - 20/01272/FUL refused August 2021 due to access and 

substantial harm to heritage assets. Therefore we question whether it is deliverable or 

developable.  

• Land at end of Millwood Way, King's Cliffe – application 16/00075/FUL refused and 

despite reference to a new application forthcoming no application has been 

submitted to date. 

• Ashton Road/ Herne Road (Phase 2), Oundle – not deliverable in Appendix due to land 

ownership but 50 dwellings in 25/26 and 26/27. We question whether the site is 

developable.  

• Dairy Farm, Stoke Hill, Oundle – allocated since 2011 and Appendix 2 states issues with 

heritage and fluvial flood risk constraints. Given the time has elapsed we question 

whether this is developable. 

• Abbott House, Glapthorn Road, Oundle – Application 20/00173/FUL dismissed at 

Appeal 3273263 on 28th February 2022 due to harm to harm I have found to the 

heritage assets. 

• Home Suite Home, Higham Road, Rushden – Appeal dismissed 18 November 2021. 

3.7 There are other speculative sites or “possible emerging DPD allocation” which are included in the 

5-year supply. We question their inclusion not just in the 5-year supply but in the plan period, for 

example: 

• Castle Farm, Barnwell; 
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• Land Between Allotments and Number 27, Grafton Road, Brigstock 

 h) Windfall sites 

3.8 Please see answer to Q11 below.  

3.9 The issues with these sites raises in answer to Q3 a strong prospect that the requirement in the JCS 

will not be met.  

4. Q11. 

 Is the expected contribution from windfalls realistic and justified by evidence? 

What is the justification for the 41 dwellings per annum windfall allowance 

referred to in Background Paper 10 Rural Housing? The SA indicates that the 

Council has estimated that windfall development will contribute 820 dwellings 

to the housing supply, where is this explained and justified? 

4.1 Paragraph 71 of the Framework set out guidance on the windfall allowance. The definition of 

“windfall sites” is provided on page 73 of the Framework. Paragraph 3-023 of the PPG1 states: 

“A windfall allowance may be justified in the anticipated supply if a local 

planning authority has compelling evidence as set out in paragraph 70 of the 

National Planning Policy Framework.” 

4.2 The Council explains that a windfall allowance of 41 dwellings per annum is expected. However, 

the neither the 2019 nor 2020 Housing Position Statement explain how the 41 dwellings per annum 

has been calculated. Paragraph 71 is clear what is expected which is: 

• there should be compelling evidence that they will provide a reliable source of supply. 

• Any allowance should be realistic having regard to; 

▪ the strategic housing land availability assessment,  

▪ historic windfall delivery rates; and, 

▪ expected future trends 

 
1 Reference ID: 3-023-20190722: “How should a windfall allowance be determined in relation to 

housing?” 
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4.3 The Examination has not been provided with any of the evidence set out in the Framework. Until 

such evidence is produced then there should be no windfall allowance.  
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5. Q15. 

 Is the approach to housing in the rural areas justified? (Table 17 and paragraph 

8.14 of the Plan) 

5.1 No, it will fail to meet the housing need in the rural areas. 

5.2 Table 17: Rural areas residual housing requirement, as at 1 April 2019 sets out completion, 

commitments and allocations to deliver the 820 dwellings from the JCS dwellings. Paragraph 8.14 

states: 

“Table 17 demonstrates that the current Local Plan rural housing requirement 

for the district is already being met; indeed, exceeded by 43 dwellings. As 

specified in the Joint Core Strategy, further rural housing sites will continue to 

come forward through windfalls, infilling, Neighbourhood Plan allocations and 

rural exceptions schemes (Policy 11(2)). Further details about these outstanding 

requirements are set out in the rural housing Background Paper (BP10)”. 

5.3 A number of points arise. 

5.4 The first is that the 820 dwelling requirement is no longer up to date and will not meet the locally 

arising needs in each of the villages and parishes across East Northamptonshire. This is because 

there is no policy provision to meet the rural housing needs. It is clear that paragraph 4.14 and 

Policy EN1 and the LPp2 as a whole, delegates the responsibility of meeting this need to 

neighbourhood plans, yet there is no policy requirement for each of the villages and parishes 

where there is an identified local need to prepare a plan to meet that need. Some rural 

communities have no incentive, funding, resource or desire to undertake a neighbourhood plan 

that often takes many years to prepare resulting in no other way to bring forward a balanced 

market and affordable scheme adjoining a settlement.  The absence of such a policy or any 

flexibility in proposed policies means that these needs may not be met resulting in an 

unsustainable and detrimental long-term effect on rural communities.  

5.5 The HSL reg 19 Representations refer to the Bedford Local Plan which has two specific policies 

which puts a policy requirement on meeting local needs. For ease of reference Policy 4S states: 

“…if a Neighbourhood Development Plan or Neighbourhood Development 

Order (Regulation 16) has not been submitted to the Council by October 2020 

(or 12 months after the date of adoption of the local plan, whichever is the 

later), the Council will allocate additional sites”. 
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5.6 In addition, Bedford Local Plan Policy 7S allows exceptionally for development proposals to come 

forward outside of the settlement boundaries.  It states: 

“In addition, exceptionally development proposals will be supported on sites 

that are well-related to a defined Settlement Policy Area, Small Settlements or 

the built form of other settlements where it can be demonstrated that: 

vi.  It responds to an identified community need; and 

vii. There is identifiable community support and it is made or supported by 

the parish council or, where there is no parish council, another properly  

constituted body which fully represents the local community; and 

viii. Its scale is appropriate to serve local needs or to support local facilities; 

and 

ix. The development contributes positively to the character of the settlement 

and the scheme is appropriate to the structure, form, character and size of 

the settlement. 

x. Where a community building is being provided, users of the proposed  

development can safely travel to and from it by sustainable modes and it is 

viable in the long term, ensuring its retention as a community asset.” 

5.7 LPp2 is silent on ensuring these local needs can be met and therefore we would similar policy 

wording to would ensure that the LPp2 is positively prepared and allows all villages with capacity 

can grow sustainably to meet an appropriate level of housing needs. 


