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1 INTRODUCTION AND APPROACH

1.01 This study has been produced to provide a specific East Northamptonshire perspective on
future capacity following previous work undertaken by DTZ Pieda Consulting and others
to identify opportunities for major growth in the Milton Keynes and South Midlands sub-
region.

1.02 Regional Planning Guidance for the South East (RPG9, March 2001) identified the general
area of Milton Keynes and the South Midlands as one of four potential major growth areas
in the wider South East.  Following the publication of RPG9, a sub-regional study
examining the nature, possible extent and location of future growth in the Milton Keynes
and South Midlands (MKSM) area was carried out.  This study (MKSM Report – Roger
Tym & Partners, 2002) considered the future spatial development of the sub-region up to
2031, recommending that future housing and economic development should be focused on
five main urban areas:

•  Milton Keynes;
•  Northampton;
•  Luton/Dunstable/Houghton Regis;
•  Corby/Kettering/Wellingborough; and
•  Bedford.

1.03 Following the production of the Government’s Sustainable Communities Plan in 2003,
separate studies were commissioned to examine in greater spatial detail the recommended
approach to growth set out in the MKSM Study Report.  The MKSM Study Report
illustrated growth options for Northamptonshire which suggested a concentration of growth
around the urban area of Northampton and corridor growth around the 3 smaller towns of
Corby, Kettering and Wellingborough.  Following the testing of these options by DTZ
Pieda Consulting in May 2003, this study seeks to identify and make recommendations
regarding capacity and the potential spatial distribution of growth specifically within East
Northamptonshire.

1.04 This report has involved:

•  testing of forecast levels of growth (at trend and higher growth levels as set out in
the MKSM Report and other growth levels based on market appetite) against the
capacity of East Northamptonshire to accommodate it; and

•  determination of sustainable options for growth that could reasonably be
accommodated to 2021 without undermining environmental and residential quality,
social inclusion and economic performance.

1.05 This report addresses these issues through the following structure:

•  This section sets out our approach and method;
•  Section 2 identifies potential spatial options and identifies a preferred option;
•  Section 3 models levels of growth using the preferred spatial option;
•  Section 4 identifies implications of the growth in terms of supporting infrastructure;
•  Section 5 sets out our conclusions; and
•  Technical appendices set out opportunity zone assessment proformas, constraints

mapping and technical assumptions.
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Approach to the Study

1.06 Our approach to this work comprised a number of stages.  These echo the stages set up and
approved for use for the wider Northampton and Corby/Kettering/ Wellingborough Growth
Area Assessments (GAA).  These are summarised in the diagram below.

Figure 1.1 Method Diagram
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1.07 Further detail on these stages is provided below.

Stage 1 Constraints Mapping

1.08 Directional areas for growth had not been established at the outset of this study.  Instead
the lead has been taken following the example of the MKSM study which considered an
‘urban first’ approach, primarily looking at town centre sites, reassessing urban capacity
studies and considering brownfield rural or Greenfield sites as final option.  This approach
also accords with the Government’s sequential approach to planning for new development.
On this basis, the broad directional areas within which we have sought opportunities for
growth are identified in Figure 1.2.  An explanation of how these broad areas were
identified is set in the following paragraphs.
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Figure 1.2 Indicative Areas for Growth

1.09 Following the identification of these broad spatial directions for search, strategic
constraints on development in these search areas were analysed and mapped.

1.10 This mapping of constraints built on previous work, policy and designations. Key
constraints that were mapped included:

•  existing housing allocations and key urban capacity study sites;
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•  environmental constraints (Areas of Landscape Importance, Environment Agency
flood zones, Countryside Agency Character Areas, etc.);

•  ecological constraints (SSSIs, County Wildlife Sites, etc.);
•  heritage constraints (Areas of Archaeological Value, Scheduled Ancient Monuments

etc.)
•  resource constraints (mineral reserves); and
•  strategically significant land use areas (key employment sites, for example).

Stage 2 Critical Appraisal of Existing Housing Allocations and Urban
Capacity Studies

1.11 Increasing the amount of development that could take place on sites that have already been
allocated for housing through local plans or identified in urban capacity studies would
allow the net development land requirement set out in the MKSM report for the growth
areas to be reduced.  As such, we carried out an assessment of existing housing allocations
and the results of urban capacity studies in the East Northants study area.  This involved
making judgements on the density assumptions applied in housing sites already identified,
based on best practice, national planning guidance (particularly PPG3) and assessments of
local prevailing densities and character areas.

1.12 Growth in the study area must be accompanied by an appraisal of the most efficient use of
land to accommodate that growth.  Land requirements have therefore been assessed in
terms of realistically deliverable net densities in line with current PPG 3 guidelines
combined with assumptions as to the likely requirements for community facilities, schools,
medical provision, open space and amenity.

1.13 To ensure that land is used efficiently, an audit of the capacity of urban areas to absorb
additional growth was undertaken.  This audit was performed using the consultation draft
Urban Potential Study (UPS) published by the Council in November 2002. Reference was
also made to the Market Context and Development Viability Study prepared by Entec, in
2003 which considered density of development from a viability perspective.

Stage 3 Mapping of Opportunity Zones

1.14 The analysis of constraints on growth through the above stages allowed us to identify broad
potential growth zones throughout the district within the indicative areas for growth
identified in Figure 1.2.  These zones were configured so that they avoided any nationally
designated areas (such as SSSIs).  Further detail on the identification of these zones is
provided in Section 2.

Stage 4 Assessment of Opportunity Zones

1.15 Each of the zones identified from Stage 3 then had to be tested against a wide range of
sustainability criteria.  We have used an identical matrix for the assessment of sites as was
used in the GAA studies for the rest of the MKSM area.  This matrix includes a two-stage
assessment of options (outline and detailed assessment), indicating a positive, negative or
neutral impact of a particular option under a range of headings including:

•  landscape;
•  ecology;
•  cultural heritage;
•  coalescence with individual settlements and neighbourhoods;
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•  waste management and contaminated land;
•  minerals resources;
•  unstable land;
•  floodplain;
•  noise;
•  water resources;
•  tree protection;
•  agriculture;
•  accessibility to public transport;
•  accessibility to services/facilities;
•  accessibility to employment sites;
•  contribution to regeneration;
•  contribution to housing mix and variety;
•  accessibility by road;
•  infrastructure and services; and
•  ease of administrative implementation.

1.16 An overall positive, negative or neutral impact has been assigned to each growth zone
building on the impacts under the above headings.  Completed proformas and constraints
mapping for all the potential growth zones are provided in the Technical Appendix to this
report.

Stage 5 Identification of Preferred Spatial Options

1.17 Following the assessments of the opportunity zones as described in Stage 4, spatial options
were identified, focusing growth on the opportunity zones that had been assessed as having
positive or neutral impacts.  The technical analysis in Stage 4 was tested through visits to
each of the areas identified with officers of East Northamptonshire’s Planning Policy team.
As a result of this testing, a number of assessments were revised to take account of issues
such as unforeseen topography, quality of the surrounding landscape, and ease of
integration (including access) with existing urban areas.

1.18 Once spatial options were identified, judgements of the likely area of developable land and
associated capacity were made based on:

•  assessments of prevailing densities in the local area;
•  government planning guidance on housing density;
•  potential future densities that could be achieved based on improved infrastructure,

services, etc.; and
•  assumptions on net developable area based on physical characteristics of the

opportunity zones, allowances for transport.

Stage 6 - Testing of Spatial Options with Council Members

1.19 Discussion of spatial options with East Northamptonshire Council Members was a key
element of our work in this study, addressing as it does such an important issue for the
future of East Northamptonshire District.
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1.20 As such, extensive discussions with Members regarding the initial spatial options we had
identified took place. These discussions led to the selection of a preferred spatial option for
further work.

Stage 7 - Exploration of Further Potential Capacity to 2021

1.21 A key issue which emerged during the study was a need to look beyond the original
MKSM growth targets in order to assess further potential capacity to 2021.  Different
levels of potential growth which took greater account of potential appetite in the housing
market above and beyond delivering MKSM ‘higher’ growth were developed, comprising:

•  Future delivery based on annual completions rates between 1988-2003; and
•  Future delivery rates based on annual completions rates between 1999-2003.

1.22 Again, these potential levels of further growth were discussed with Members in order to
identify a ‘preferred’ quantum of growth.  This included mapping these levels of growth
upon the capacity identified in the preferred spatial option for growth (see Stage 6) as well
as an assessment of the supporting infrastructure requirements for such growth (see Stage
8).

Stage 8 - Assessment of Supporting Infrastructure Requirements

1.23 In order for genuinely sustainable patterns of development to be achieved, housing growth
must be accompanied by infrastructure provision.  This report models the requirements in
terms of education, health, affordable housing, employment land and transport
infrastructure which are needed to accompany housing growth to 2021.  This was done by:

•  carrying out a baseline capacity assessment of the existing infrastructure components
in the District.  The assessment was based on a review of key documents produced
by the various local authorities in the County and a series of discussions with
principal organisations responsible for service planning and delivery;

•  determining the triggers used by the various public sector authorities in the planning
of new services and physical infrastructure in the County and the District; and;

•  assessing the scales of supporting infrastructure needed to accompany the modelled
levels of housing growth for the District.

1.24 Detailed results of such analysis are provided in Section 4.
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2 IDENTIFICATION OF SPATIAL OPTIONS AND SELECTION OF
PREFERRED OPTION

2.01 This section considers land available for growth within the broad directional areas as
identified in Figure 1.2.  Available land has been assessed initially through desktop
analysis of undesignated land on the periphery of settlements in the district confirmed by
the council as capable of being considered for sustainable levels of growth up to 2021.

2.02 This land, termed ‘white land’ due to lack of strategic planning constraints, forms the basis
for further investigation of growth options.  Further environmental, infrastructure, social
and regeneration impacts have been assessed and modelled for each of the ‘zones’ and
informed the assessment of these areas for supporting further growth.

2.03 The results of our mapping of ‘white land’ show that large areas of predominately
undesignated land are available within close proximity of existing settlements throughout
the District.  Perhaps expectedly, the greatest concentration of these is in relation to the
larger towns to the south.  However there are also a number of significant opportunities for
growth in the northern area, taking the value of the landscape into account.

2.04 In many cases there are no clear natural boundaries of landscape features which would
curtail the spread of development.  Wherever possible white land boundaries have been
drawn up to take account of natural barriers and relate in terms of scale to surrounding
settlements.

2.05 The quantum of growth to be allocated to these growth zones has then been assessed by
undertaking a detailed calculation of existing allocations, commitments, review of planning
permissions, windfall estimates and completions and considering the contribution this will
make towards the achievement of the MKSM growth figures.  The remaining net sum has
been modelled and growth options prepared, culminating with a preferred option, reviewed
and agreed with the Council.

2.06 Whilst sufficient ‘white land’ has, in most cases, been identified to accommodate the
required levels of growth at the MKSM higher level of growth (with trend growth already
exceeded by existing allocations and sites identified in the UPS process), changes to the
proposed levels of density will have a bearing on the amount of land required.

Assessment/Testing of Growth Zones Within the Areas of White Land

2.07 Our approach to testing potential growth zones within the areas of white land utilises the
two tiered assessment process as developed for the Growth Area Assessments across the
whole of the MKSM area and includes a broad assessment of the suggested areas of growth
identified above followed by a detailed appraisal of the physical, social and environmental
issues likely to affect and constrain development.  Once tested in this way, each zone has
received a rating: positive, neutral or negative in terms of the likely impact of growth in
that zone against sustainability criteria.

2.08 The assessment matrices and site gradings were discussed with East Northamptonshire
District Council and were subsequently adapted to take account of general feedback.  The
assessment matrices contain a broad assessment coversheet identifying key issues.  This
has served as an initial ‘sift’ of the zones identified and ensures that sites which are likely
to have significant effects on the issues identified are excluded from the further appraisal
stage.
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Appraisal Details

2.09 The technical appendix contains the proformas for each the study focus areas.  Each pro-
forma contains an explanation of the assessment criteria under the following headings:

•  landscape;
•  ecology;
•  cultural heritage;
•  coalescence with individual settlements and neighbourhoods;
•  waste management and contaminated land;
•  minerals resources;
•  unstable land;
•  floodplain;
•  noise;
•  water resources;
•  tree protection;
•  agriculture;
•  accessibility to public transport;
•  accessibility to services/facilities;
•  accessibility to employment sites;
•  contribution to regeneration;
•  contribution to housing mix and variety;
•  accessibility by road;
•  infrastructure and services; and
•  ease of administrative implementation.

Summary of Assessments

2.10 Following on from the initial broad assessments, detailed proformas were completed for
the growth zones identified below.  Each assessment was verified by a planning and
environmental specialist of the project team for impartiality and consistency.  The results
of these appraisals were presented to the client team preceding a tour of the suggested
potential growth zones on 17 October 2003.  Results of the appraisals in terms of the
positive, neutral or negative grading of the zone are set out in the following maps.
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Evaluated Growth Zones (Map sections A-E)

Figure 2.2, Map Section A
– Growth one Evaluation

Figure 2.3, Map Section B
– Growth Zone Evaluation
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Figure 2.4, Map Section C
– Growth Zone Evaluation

Figure 2.5, Map Section D
– Growth Zone Evaluation
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2.11 Growth zones which have been categorised as negative are fairly well distributed
throughout the District.  It had been expected that negative areas would be concentrated in
the north of the District bearing a relationship to the Special Landscape designation.
However, after the appraisals were reviewed following on from site visits a number of sites
were reclassified with improved gradings.

2.12 The majority of larger neutral or positive sites are concentrated towards the south of the
District.  Many of these sites, in particular those adjacent to Rushden and Higham Ferrers
are likely to be sustainable only if developed to a very high degree.  Other sites, however,
are capable of succeeding with more incremental development.

Calculating Net Growth Requirements from MKSM Growth Levels

2.13 As part of the review of existing allocations and urban capacity sites as identified at the
beginning of this section, we have revisited both land take and population figures from the
original MKSM report.  These have been revised to reflect the study brief’s requirement to
investigate growth to 2021, whilst still being mindful of further growth requirements to
2031 as set out in the MKSM report.

2.14 We have used the same formula to calculate the percentage of growth from the MKSM
study which will be required by 2021 that was used by all consultants for the previous
MKSM Growth Area Assessments.  This has involved dividing MKSM growth figures for
the three decade period to 2031 on the basis of 30%, 30%, 40%, then halving the decade
figures to work out the five year increments.

Figure 2.6, Map Section E
– Growth Zone Evaluation
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2.15 To calculate the net housing requirement to be distributed amongst the potential growth
zones as described above, the overall MKSM figures for growth need to be adjusted to take
account of:

•  Critical appraisal of urban capacity sites;
•  Critical appraisal of existing allocations; and
•  Other, non-allocated sites with significant housing potential.

2.16 The results of these adjustments are detailed below.

Critical Appraisal of Urban Capacity Sites

2.17 The Urban Potential Study (UPS) for East Northamptonshire was reviewed to provide an
appreciation of the following issues:

•  density;
•  size;
•  review of assumptions applied to discounting sites coming forward for development;
•  likelihood of deliverability over extended timescale; and
•  proximity to other large sites and ability to form larger development areas.

2.18 Urban capacity sites were reviewed using a combination of best practice and assumptions
on typical urban form.  The potential of each of the towns in the district to generate
additional growth was analysed and assumptions on density and feasibility challenged.

2.19 It should be noted that for the purposes of the study it was agreed with the client that only
sites of greater than 1 ha would be reviewed except for Rushden where sites of 0.5 ha and
greater were considered.

2.20 The review of capacity estimates has not gone into such depth so as to provide finalised
design solutions for individual sites.  However, we are confident that bespoke design
studies would provide higher density yields than assumed in cases where standard layouts
have been adopted to pre-judge site densities/capacities.

2.21 Our findings for this exercise are presented in Table 2.1 below.  At the level of analysis
undertaken, the potential of the urban areas within the district to yield many more likely
sites for development on brownfield land appears to be limited.  This bears direct
relationship to the compact nature of many of the towns in the district, the small number of
brownfield opportunities and the low density of much of the development.

2.22 The most likely opportunities appear to be in Rushden, which as the largest town in the
district, has a better probability of supporting development at higher densities than the
surrounding towns.  Nevertheless the net increase to Rushden is slight at 7.5% with only a
2.6% increase in capacity in the District overall.

2.23 The following table summarises the amount of land within the UPS which has been
categorised as being ‘likely’ to come forward for development.  We have identified and
calculated where additional capacity is available and indicated the potential additional
capacity contained within sites categorised as ‘uncertain’.
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Table 2.1 Urban Potential Review of East Northamptonshire

Town Likely ha No of
Dwellings

Additional
DTZ

Capacity

Uncertain
ha

No of
Dwellings

Additional
Capacity

Higham Ferrers 2.152 421 0 5.591 196 23
Irthingborough 5.244 184 0 13.096 458 0
Oundle 10.57 370 0 5.065 177 14
Raunds 4.035 141 0 9.21 322 0
Rushden 20.13 705 54 22.01 771 58
Thrapston 5.93 208 5.22 183 14
EN Estimates 2,029 54 2,107 109

Revised urban capacity 2,083 2,216

2.24 Following on from the desktop study, site visits were undertaken to confirm the analysis.
This has yielded an additional 8.8 Ha of potential development land, previously identified
in the UPS as uncertain.  The location of this land, on the site of the existing Whitworth’s
Factory (to be relocated) suggests a capacity approaching (and with careful design,
exceeding) 250 residential units.  This figure will be taken forward to the final calculations.

Existing Allocations

2.25 Further to the review of the UPS, existing housing allocations have been appraised for their
potential to accommodate additional growth above that indicated in the current local plan.
This process has involved an estimate of each site’s net developable area.  Given the
limitations on site survey work, this has involved consideration of the size and nature of the
sites and applying typical ratios for gross to net development land for similar sites.  To
these net areas a minimum development density of 35 houses per ha has been applied to
estimate the potential capacity.

2.26 In the absence of any information on local authority assumptions, it has been assumed that
allowances for social infrastructure to serve the residential users of the allocated sites, have
been taken into account by the local authority elsewhere in the local plan or in their
estimates of the site area.  No adjustment has therefore been made for this in the estimates
of capacity on allocated sites.

2.27 To estimate the capacity on undeveloped sites, completions and allocations with planning
permission have been subtracted from the total allocation so that the potential on
undeveloped or partly undeveloped allocated sites can be derived.

2.28 It was considered that the remaining (non-completed) sites in the local plan represented a
reasonable capacity in terms of site location, access to services and density although some
increases have been made where considered appropriate.  As in all cases, we would not
seek to suggest that higher densities could be not achieved, however our appraisals are
based on realistically developable densities.  Where an applicant adequately demonstrates a
functional example at higher densities, this should be given appropriate consideration and
viewed as complementary to the growth strategy.

2.29 It should be noted that sites allocated in the local plan are currently subject to review as
part of the local plan process.  There are some which are likely to be removed from the
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allocated list as they are no longer considered suitable for inclusion or because
circumstances have changed.  At this stage it is considered appropriate to include them in
the calculation of capacity but clearly their removal would have an impact on the ability to
accommodate growth.  This could lead to the loss of land capable of accommodating in
excess of 100 residential units.

Non-allocated Sites with Significant Potential

2.30 From the growth area assessment work undertaken for the wider Northamptonshire area, it
was evident that in a minority of cases, a number of sites were likely to come forward for
housing, possibly within the life of existing plans but without being allocated.

2.31 In the District we have identified a number of sites which have elicited a level of Local
Authority support for further development, and bearing this in mind, should be considered
prior to selecting additional sites to accommodate additional growth.  The sites considered
include:

•  Wood Road, Kings Cliffe – 70 dwellings on 2.6 hectares;
•  Barrington Rd, Rushden – 121 dwellings on 6 hectares; and
•  Whitworth Factory, Irthlingborough – 240 dwellings on 8.8 hectares.

2.32 These sites along with the UPS and allocated sites are summarised in the following table:

Table 2.2 Existing Planned Growth in the District

Description Units Comments
Revised urban capacity (likely sites
only)

2,083

Completions since 2001 (includes
allocated sites with PP)

1,073 As shown in Residential Land Summary
2003

Outstanding planning permissions
(includes housing allocations with PP)

2.696 As shown in Residential Land Summary
2003.  It is assumed that this includes all
housing allocations with planning
permission

Review of allocations or parts of
allocations without planning
permission

723 These have been reviewed in terms of
density.  Gross to net ratios have been
estimated on the basis of the size of site
and a density of 35 houses per ha

Other sites 431 Sites include Development Briefs at
Thrapston and Kings Cliffe and Whitworth
Factory site in Irthlingborough

Total 7,006
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Understanding the MKSM ‘Preferred Option’

2.33 The purpose of the MKSM Study was to assess the potential for growth in Milton Keynes
and the South Midlands, identifying the optimum spatial development options for growth
based on evaluation against a range of criteria including cost, worker/job balance, social
progress and sustainability.  Consultants looked at two growth options - trend and higher
growth options.  For East Northants, the study set targets of 10,000 and 12,000 dwellings
under the ‘trend’ and ‘higher’ growth options respectively from 2001-2031.

Initial Analysis of Available Land

2.34 This present study, in contrast to the MKSM report, looks to 2021 not 2031. Growth for
2021 has been calculated by distributing the MKSM study targets to 2031 over three
decades in the ratio of 30:30:40.  This results in a trend total growth figure of 6,000
dwellings and a higher growth figure of 7,200.

2.35 The following table calculates the net land/dwelling requirements based on the critical
appraisal of existing allocations above.

Table 2.3 Summary Housing Growth Requirements and Net Land Calculation

REVISED CALCULATION OF HOUSING REQUIREMENT BASED ON MKSM FIGURES
EAST NORTHAMPTONSHIRE

Trend Higher Sources of Information
MKSM (2001 to 2031) 10,000 12,000 MKSM, Roger Tym & Partners, September 2002
Adjusted to 2021 6,000 7,200 Growth estimates have been adjusted on the same basis as

Growth Area Assessment: Northampton & Corby and
Wellingborough, DTZ Pieda Consulting, May 2003

Less
Revised urban capacity
(likely sites only)

2,083 2,083 Based on DTZ review of Urban Potential Study which
reviewed sites of 1 ha or more except in Rushden, where
sites of 0.5 ha were reviewed

Completions since 2001
(includes allocated sites
with PP)

1,073 1,073 Completions up to March 2003 from Residential Land
Summary 2003 and 2002

Outstanding planning
permissions (includes
housing allocations with
PP)

2,696 2,696 As shown in Residential Land Summary 2003.  It is
assumed this includes all housing allocations with
planning permission.  It also includes commitments
between April and the end of October 2003

Review of allocations or
parts of allocations without
planning permission

723 723 Based on information provided by ENDC “Progress with
Adopted Local Plan Land Use Allocations” September
2003 and conversations with officers to allow an
understanding and update of the situation with each of
these sites.  Allocations have been reviewed by DTZ in
terms of density.  Gross to net ratios have been estimated
on the basis of the size of site and densities of 35 or 50
houses per ha as appropriate.

Other sites 431 431 Sites include Development Briefs at Rushden and Kings
Cliffe and Whitworth Factory site in Irthlingborough as
identified on site visits with officers.

7,006 7,006
Remaining number of
dwellings requiring
housing allocation

-1,006 194
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2.36 Table 2.3 shows that – following the adjustments that have been made to the original
MKSM figures (to take into account revised urban capacity and allocations, completions
and outstanding planning permissions and ‘other’ sites) – the net housing requirements
under the MKSM growth levels are:

•  MKSM ‘trend’ growth level: Net housing requirement = -1,006 i.e. sufficient land
has already been identified in East Northants to exceed the ‘trend’ growth level by
1,006 units;

•  MKSM ‘higher’ growth level: Net housing requirement = 194 i.e. space for 194
units needs to be found in East Northants to meet the MKSM ’higher’ growth
scenario.

2.37 The Study brief makes reference to the possibility of considering a new settlement to
accommodate the projected growth levels. However, the levels of growth identified above
would not meet best practice advice on developing new settlements set out in the Urban
Task Force Report (Towards an Urban Renaissance, DETR 1999) which suggests
population standards of upwards of 7,500 persons to support a viable hub of local facilities.
A new settlement of less than this would clearly be unsustainable.

2.38 In line with Government guidance encouraging the urban renaissance, we examined the
potential of achieving sustainable urban extensions to the 3 largest towns in the District,
Rushden, Irthlingborough and Higham Ferrers.  Analysis of available land in and around
these settlements yielded a number of large sites capable of supporting in excess of 3000
units.  However considering the initial figure required to achieve ‘higher’ growth was 194
dwellings, these sites were considered in excess scale to investigate for early levels of
growth.

2.39 Conversely, the development of a sustainable pattern of growth based on the MKSM
higher cannot reasonably include all of the smaller settlements identified as having
capacity for further growth.  This is in part due to infrastructure constraints and the fact
that the quantum of development in rural areas is not necessarily sufficient to trigger the
next stages of infrastructure support (discussed further in the next chapter) but also in terms
of the necessity to distribute growth evenly throughout the district.  In case of Woodford
for example, neutral areas with development potential performed lower in terms of
suitability than neighbouring Brigstock or Ringstead, both of which scored positively.  The
proximity of this settlement to others performing better on the assessment matrix suggested
that growth would be more suitable dispersed into other areas.

2.40 Further work on local infrastructure thresholds (explained in Section 3) informed the
distribution of growth.  The following 3 options were presented to Members on 16th of
December 2003.  The numbers next to each growth zone are approximate to the number of
dwellings that would be allocated to that zone under each option in order to meet the
MKSM ‘higher’ growth target.
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Figure 2.6 Option 1 Northern Focus

2.41 1. Northern Focus  This option has been informed through the rural regeneration agenda
of East Northamptonshire.  Growth is principally concentrated on smaller towns and
villages in the north of the district.  The number of units distributed in each settlement
identified for growth, has been influenced by local thresholds, e.g. the 18 units identified at
Yarwell, responds directly to the proportional number of units required to meet the local
affordable housing demand.  These infrastructure targets are further explored in section 4.
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2.42 This option considers areas of neutral impact in the north of those of positive impact in the
south.  Although the focus is on rural regeneration growth is also suggested at the larger
village of Brigstock and historic market town, Oundle.

2.43 However there is the potential for additional risk of delivery through the planning system
with this option due to sequentially tested, urban sites elsewhere in the District, performing
more favourably in terms of infrastructure provision and access to services.

Figure 2.7 Sequential Approach
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2.44 2. Sequential approach  Returning the focus on growth and regeneration to the urban
areas, the higher level of growth can be easily achieved within larger settlements in the
south of the district.  The quantum of growth is insufficient however to trigger the growth
of development on a number of the larger sites identified around Rushden, Higham Ferrers
and Irthlingborough.

2.45 Growth instead has been focused on the medium scale urban settlements in the district,
picking up on earlier development brief initiatives in Thrapston and distributing growth at
Raunds, Brigstock and Ringstead.

2.46 This approach illustrates how the MKSM higher level of growth can be achieved under the
Government’s sequential approach to planning and therefore carries less risk for effective
delivery through the planning system. However this option achieves less in terms of
supporting the needs of the north of the district.
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Figure 2.8 Balanced Pattern

2.47 3. Balanced pattern  This growth option seeks to achieve a balance by developing a
combination of the best aspects of Options 1 and 2. It retains a degree of growth in the
north of the district in the smaller villages where primary school capacities allow, where
transport links are relatively good and where it will have a beneficial impact on achieving
higher levels of affordable housing, yet also includes growth at the sequentially preferable
locations if Raunds, Brigstock and Higham Ferrers as described above.
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2.48 Option 3 has the benefit of being capable of delivery through a sequentially focused
planning system and contributing positively to regenerating villages in the north.

The Preferred Option

2.49 Each of these options considered growth at the net higher level (194 Dwellings) from the
MKSM study. Following further discussion with key members, Option 3, the balanced
growth scenario was selected as the favoured option for more detailed analysis.
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3 EXPLORING FURTHER GROWTH

3.01 Following the identification of the ‘balanced pattern’ of development as the favoured
pattern of growth in the District, analysis of a range of levels of growth have been assessed
with regards to how they would fit with this geographical pattern.

3.02 In doing so, we have taken account of:

•  target levels of growth in the MKSM report;
•  existing housing commitments and urban capacity sites;
•  likely windfall housing growth in rural areas;
•  previous market trends in housing completions; and
•  infrastructure and environmental constraints on growth.

3.03 This has led to, effectively, three potential levels of growth to select from:

•  Growth Level ‘A’ - The ‘Higher’ level of growth specified under the MKSM report,
taking into account existing commitments and windfall in smaller villages (this
would see 6,653 units growth between 2004-2021);

•  Growth Level ‘B’ - Future delivery based on annual completions rates between
1988-2003 (this would see 9,054 units growth 2004-2021);

•  Growth Level ‘C’ - Future delivery rates based on annual completions rates
between 1999-2003 (this would see 11,340 units growth 2004-2021).

3.04 These potential levels of growth are shown as dotted lines on the following diagram,
superimposed on the levels of growth that can be achieved through developing:

•  Outstanding commitments in the development pipeline, together with any
allocations, sites identified within the Urban Capacity Study and other sites that have
development briefs but no planning permissions.  This group of residential sites,
which totals 5,933 units is likely to come forward during the period 2004-2021, with
many of these sites developed in the short-term (next 5 years).  This growth is shown
in blue on the diagram below.

•  Rural windfall sites coming forward over the period 2004-2021 in smaller villages.
An analysis of the level of windfall that has come forward in these villages between
1998-2002 (the latest available data) have been undertaken, which reveals an annual
windfall completion rate of just over 29 units.  This rate has been applied to the
period 2004-2021, which gives a forecasted figure of 526 units to be built out in the
minor villages over this period.  This growth is shown in red on the diagram below.

•  Extra growth that would be required to meet the MKSM higher growth scenario of
7,200 units between 2001-2021 for East Northamptonshire.  We have calculated that
194 units could be built in the District up to 2021 to achieve this target, once the
built completions between 2001-2003; the existing commitments; urban capacity
sites; residential allocations and other sites have all been discounted from the 7,200
figure.  It should be noted that the allowance for residential windfall from minor
villages is not included in this analysis.  The extra growth required to meet the
MKSM higher growth scenario is shown in orange on the diagram below.

•  Growth beyond the MKSM ‘higher’ level which can be achieved by developing the
potential growth zones identified by DTZ as having ‘positive’ or ‘neutral’ impact.
The extra growth which could be accommodated in these zones is shown in brown
on the diagram below.



East Northamptonshire District Council
East Northamptonshire Capacity Assessment – Final Report

March 2004

24

Figure 3.1: Growth Potential to 2021 in East Northamptonshire

3.05 The above table shows that the District has the choice between the following levels of
growth to 2021:

•  Growth Level ‘A’ - Meeting the MKSM ‘Higher growth scenario’ by developing
6,653 units to 2021;

•  Growth Level ‘B’ - Going beyond the MKSM ‘higher’ level and seeking to provide
9,054 units to 2021;

•  Growth Level ‘C’ - Going even further to provide 11,340 units to 2021 which
would satisfy commercial demand should it continue at its recent very high level of
completions.

3.06 These levels of growth have been modelled against the capacity available under the
preferred ‘balanced pattern’ of capacity as described in Section 2.

3.07 In terms of delivering Growth Level ‘A’, Map 3.1 below shows that this level of growth
(6,653 units to 2021) can be accommodated within the preferred ‘balanced pattern’ of
capacity.  The lower figures relating to each growth zone highlight the number of units that
would need to be accommodated to deliver Growth Level ‘A’.

3.08 In terms of delivering Growth Level ‘B’, Map 3.1 also shows that this level of growth
(9,054 units to 2021) can also be delivered within the preferred ‘balanced pattern’ of
capacity by exploiting the maximum potential of the capacity zones identified under the
‘balanced pattern’.  The higher figures relating to each growth zone show the number of
units that would need to be accommodated to delivery Growth Level ‘B’.

Positive and Neutral DTZ Sites = 7,060 units

4,687 units to Reach Upper Market Target

2,401 units to Reach Lower Market Target

Minor Villages Windfall = 526 units to 2021
MKSM Higher Growth = 194 units to 2021

Commitments, Urban Capacity Sites and Other Sites
= 5,933 units

Upper Market Delivery Target based on annual
completions rate 1999-2003 = 11,340 units to 2021

Lower Market Delivery Target based on annual
completions rate 1988-2003 = 9,054 units to 2021

MKSM Delivery + existing commitments etc. + minor
village windfall = 6,653 units to 2021
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Map 3.1 – Accommodating Growth Levels ‘A’ and ‘B’ According to the Preferred Balanced
Pattern of Capacity

3.09 However, the situation in terms of Growth Level ‘C’ is different. Since the level of growth
under Growth Level ‘B’ exploits the capacity of the ‘balanced pattern’ virtually to the
maximum, delivering Growth Level ‘C’ would involve exceeding the capacity of the
‘balanced pattern’.  Growth Level ‘C’ therefore could only be delivered by exploiting the
capacity of zones that lie outside those identified in the ‘balanced pattern’ or by exploiting
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potential growth zones within the ‘balanced pattern’ where it has been established (in
Section 2) that growth would have a negative impact.

3.10 Growth Levels ‘A’, ‘B’, and ‘C’ and their consequent implications for spatial development
were discussed with East Northamptonshire Council Members, in order to provide a steer
with regard to which levels of growth should be analysed in more detail in terms of their
requirements for supporting infrastructure.  Growth Levels ‘A’ and ‘B’ were favoured by
Members for further investigation and are analysed accordingly in Section 4.
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4 IMPLICATIONS FOR SUPPORTING INFRASTRUCTURE

4.01 The purpose of this section of the report is to evaluate the impact of Growth Levels ‘A’ and
‘B’ distributed according to the preferred ‘balanced pattern’ of capacity on the
infrastructure needs of the District.  The evaluation assesses several types of social and
physical infrastructure that is required to support the re-modelled levels of residential
development to 2021.

4.02 The first part of the evaluation involves a baseline capacity assessment of the existing
infrastructure components in the District.  The assessment is based on a review of key
documents produced by the various local authorities in the County and a series of
discussions with principal organisations responsible for service planning and delivery.

4.03 The second part of the evaluation highlights the triggers used by the various public sector
authorities in the planning of new services and physical infrastructure in the County and
the District.

4.04 The third part of the evaluation assesses the scale of infrastructure needed to support the
modelled levels of housing growth for the District.

Baseline Capacity Position

4.05 The key infrastructure components that have been assessed are as follows:

1. School Facilities
2. Health Care provision
3. Employment land
4. Housing needs
5. Public utilities
6. Roads

4.06 The analysis considers the service provision across the District focusing on the towns and
villages where this report has identified capacity for growth.  For each infrastructure
component an assessment of the housing numbers required to reach existing capacity has
been undertaken.  Where, an over-capacity position exists, it is assumed that no additional
housing can be supported without new infrastructure development.

School Facilities

4.07 The prime sources of data on primary and secondary schools is the ‘Draft
Northamptonshire School Organisation Plan 2003-2008’ and the ‘Draft School
Organisation Plan 2001-2006’ produced by Peterborough City Council.  The two
publications should capture the majority of state-operated educational facilities serving the
District.  No account has been made of private schools.

4.08 The reports present the number of surplus school places as at 2003 for each primary and
secondary school in the District and slightly beyond.  These have been assessed by
settlement.  Through our discussions with the Northamptonshire County Council education
department, we have identified extensions and new build primary schools in the District,
which will cater for current and future demand.
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4.09 The surplus place figures have been assessed against the average number of children per
UK household taken from the Census of Population 2001 to provide the number of
dwellings per settlement that could support the existing capacity position.

Key Findings:

4.10 The majority of principal settlements that have been assessed are served by a primary
school with the exception of Yarwell.  Three schools are over capacity at Titchmarsh,
Stanwick and Higham Ferrers, although a new primary school is under construction at
Higham Ferrers.

4.11 998 surplus places are identified in secondary schools in Peterborough that would cater for
growth in settlements such as Easton-on-the-Hill, Yarwell and Warmington in particular.

4.12 There are secondary schools at Raunds, Irthlingborough, Higham Ferrers and Rushden.
Thrapston and Oundle both have a middle school (ages 9-13) with the upper school located
at Oundle.  The schools at Oundle, Thrapston and Raunds are over capacity with surplus
places available at Irthlingborough, Higham Ferrers and most significantly at Rushden.

Health Care Provision

4.13 The issues regarding primary health care service delivery has been assessed by contacting
all GP practices in the District to establish the levels of registered patients and plans for
additional GPs, extensions to existing surgeries or relocations to establish larger practices.

4.14 The level of secondary health care provision has been reviewed through discussions with
Northants Heartlands PCT.

Key Findings

4.15 In terms of primary health care, the majority of surgeries in the District are at or over
capacity in terms of patient numbers to GPs, which should equate to approximately 1,800.
Spare capacity was only identified in Woodford, Raunds and Rushden.

4.16 In terms of planned additions to the surgeries, Spinney Brook at Irthlingborough has
recently completed an extension; the Cotton Surgery at Raunds is to take on a new GP in
January 2004; and Midland Road Surgery at Thrapston is currently in the process of
applying for planning permission for a new site.

4.17 The Botolph Bridge Community Health Centre off Oundle Road, Peterborough is due to
open in May 2004 and is likely to serve a proportion of residents living in the north east of
the District.

4.18 It should also be noted that two consulting rooms are available for potential utilisation at
both Oundle and Brigstock surgeries.

4.19 In terms of secondary health care, the Rushden Memorial Hospital is to be extended
through a PFI project with a minor injuries unit added.  Kettering Hospital will remain the
principal facility serving East Northamptonshire supported by hospitals at Wellingborough
and Rushden.
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Employment Land

4.20 There is no direct correlation between the amount of employment land and the levels of
residents living and working in a defined local authority area.  The numerous factors
attributable to business development and commercial property requirements therefore
make a quantitative assessment between the level of housing and need for employment
land meaningless.

4.21 It is acknowledged that the travel-to-work patterns that are established in the East
Northamptonshire area are unlikely to change, with the District maintaining its status as a
net out-commuter of labour serving the larger economic centres of Peterborough, Corby
and Northampton in particular.

4.22 Within this context, a qualitative assessment has been undertaken, using the District
Council’s planning database and annual monitoring reports, which provides time-series
data on the level and location of employment land completions together with the current
amount and spatial distribution of undeveloped land.

Key Findings:

4.23 The majority of settlements in the District have some provision of employment land,
although this tends to be less than 1 hectare in the northern villages.  King’s Cliffe bucks
this trend with nearly 12 hectares of employment land, which can be accounted for by the
transport depot at Stamford Road.

4.24 The majority of undeveloped allocated employment land can be found at Thrapston,
Raunds, Higham Ferrers and Rushden with a small provision at Irthlingborough and
Brigstock.  There is a dearth of employment land available in the north of the District,
especially at Oundle.

4.25 As at 2002, there was a total of 81 hectares of employment use with planning permission or
allocated in the District Local Plan.  The level of take-up over the period 1997-2002
totalled 52 hectares at an annual average take-up rate of 8.7 hectares.  By applying the
take-up rate to the existing supply, there appears to be a employment land supply of over
nine years in the District, which should be a sufficient quantitative amount to serve the
District up to 2011.

Housing Needs

4.26 It is acknowledged that the District Council is currently assessing the level of housing need
in the District through a number of assessments, which are due to be reported over the next
few months.  Our assessment of housing needs is based on a desk-top position without the
benefit of primary survey information which will create a more robust housing needs
model.

4.27 The numbers of households in need (living in inadequate housing and unable to afford to
house themselves adequately in the market) per settlement, or collection of settlements
have been assessed by calculating the total number of dwellings that would need to be
developed to deliver the affordable housing, which is set by District Council policy at 30%
on developments of 25+ units in the six principal towns and 30% on development of 10+
units in the other settlements.
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Key Findings:

4.28 Each settlement or collection of settlements has housing needs issues.  Rushden has by far
the largest number of households with housing need with 130.  In total, there are 401
households identified as in need of affordable housing.

Public Utilities

4.29 The findings from DTZ’s previous report ‘Growth Area Assessments – Northampton &
Corby/Kettering/Wellingborough’ produced in May 2003 has been used to assess the
utilities requirements for East Northamptonshire.

4.30 DTZ submitted an enquiry for information to Anglian Water in November 2003 based on
the proposed housing growth scenarios.  Despite persistent efforts to elicit a response, no
information was received.

Key Findings

4.31 DTZ’s previous report identified that in terms of electricity, East Midlands Electricity
indicates that there are no insurmountable difficulties in delivering the expected growth for
the Northampton and Corby/Kettering/Wellingborough areas.  Likewise with gas, Transco
anticipate no significant issues for the growth proposed in the Milton Keynes South
Midlands sub-area.

4.32 The report also presents some general indicators provided by Anglian Water, the water
authority for the Northamptonshire area, including the need for general upgrades of the
supply networks with significant off-site reinforcements and pump upgrades; significant
extensions to existing supply networks to serve the Weldon extension to the east of Corby;
diversion of a large diameter trunk mains to the north and south of Corby; as well as
additional sewerage and sewage treatment works to serve new developments.

Roads

4.33 The road infrastructure in the District has been assessed by considering the level of
vehicular usage of principal roads in close proximity to each settlement compared to the
benchmark levels of comfortable usage.  This is supplemented with discussions carried out
with the County Council highways and development team to establish pinch points in the
District and new developments planned.

4.34 The key quantitative sources for our assessment are the benchmark flow ranges for types of
standard carriageway taken from ‘The Design Manual for Roads and Bridges (DMRB)
Volume 5 published by the Highways Agency.  These benchmark flows were applied to
the ‘Northamptonshire Transport Statistics 2002’ published by Northamptonshire County
Council providing data on traffic flows at survey points along the principal roads in East
Northamptonshire District.

4.35 An average number of household car trips per day supplied by Faber Maunsell has been
applied to these capacity figures to calculate the number of households that can be
developed to meet the existing capacity of the roads in the District.

4.36 An upper limit of 21,000 annual average daily traffic (AADT) flow has been used for
single carriageways and 39,000 annual average daily traffic flow has been used for a dual
carriageway in East Northamptonshire.
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Key Findings:

4.37 The A605 at 17,410 AADT is well above the benchmark of 13,000 AADT for comfortable
driving, although a ceiling of around 21,000 AADT is achievable.  The A14 at 40,765
AADT also appears to be above its comfortable capacity of 39,000 AADT, indicating that
significant increases in traffic along this highway will create considerable congestion.

4.38 There are several significant road improvement schemes planned for the District to help
relieve the pressure.  All of these proposed road improvements are located in the south of
the District (south of Thrapston), which include the dualling of the A45 between Stanwick
and Thrapston, a key priority within the County; the upgrade of the A14, with plans to add
another lane; the Rushden Town Centre link road; and the junction improvements west of
Rushden to create a 4-way junction.

4.39 There are no plans to upgrade roads in the north of the District, although the County
Council is lobbying the Highways Agency to reclassify the A605 to a trunk road.  Through
discussions with the County Highways department, it is clear that the A605 is a congested
route with a high rate of vehicle accidents.  This route is used as a short-cut by HGVs
travelling between the A1 and A14.

4.40 Beyond the District, there are a number of key road improvements that will influence
vehicle flows through East Northamptonshire.  The key highways projects include the
Corby Southern Distributor Road, which is due for completion in 2006.  In addition, there
are plans for Northampton Wootton Fields Perimeter Road, Wellingborough Eastern Relief
Road, and Isham Bypass that will affect vehicle movements to the east of the District, as
well as the Oakham Bypass influencing the north of the District.

Threshold Triggers for New Development

4.41 Having assessed the baseline position in terms of number of households required to reach
the existing capacity of the prime social and physical infrastructure to support new
development, it is equally important to consider the thresholds for triggering new
infrastructure developments.

4.42 The threshold triggers are applied by the relevant public sector authorities in planning for
new services within Northamptonshire or in regards to the affordable housing by East
Northamptonshire District Council.

4.43 The threshold triggers are as follows:

•  Primary Schools @ 800 dwellings per new build school;
•  Secondary Schools @ 6,000 dwellings per new build school;
•  Doctors Surgeries @ 2,700 dwellings per new build GP Practice with a District

average of 3.6 Doctors per surgery;
•  30% affordable housing policy applied to housing needs;
•  Single carriageway road @ upper limit of 21,000 Annual average daily traffic and a

Dual carriageway @ 39,000 Annual average daily traffic.
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Scale of Infrastructure to Support Growth

4.44 The two housing growth levels that have been assessed in terms of infrastructure
requirements are:

Growth Level ‘A’ - MKSM Higher Growth Target = 6,653 dwellings between 2004-
2021, consisting of:

- Commitments and allocations
- Urban Capacity Sites
- Other Sites (non-allocated sites with housing potential)
- Allowance for windfalls in smaller rural villages
- The remaining 194 dwellings for allocation

Growth Level ‘B’ - Market Delivery Target = 9,054 dwellings between 2004-2021,
consisting of:

- Commitments and allocations
- Urban Capacity Sites
- Other Sites (non-allocated sites with housing potential)
- Allowance for windfalls in smaller rural villages
- The remaining 2,207 dwellings for allocation

4.45 The levels of growth under ‘A’ and ‘B’ has been spatially distributed according to the
preferred ‘balanced pattern’ of development as set out in Sections 2 and 3.

4.46 No account has been made of infrastructure that is under construction or has planning
permission.  The assessment therefore itemises all of the infrastructure requirements for the
period 2004-2021.  In reviewing the subsequent tables, this fact should be noted.  For
example, the new primary school under construction at Higham Ferrers has not been taken
into account in the assessment.

4.47 The housing figures as presented in the two scenarios have been aggregated per settlement
with the baseline capacity position and threshold triggers applied to each settlement,
although for the ease of interpretation, the analysis has been summarised in terms of the
principal catchment areas in the District as set out in the following tables.  A list of the
villages within each catchment area is presented in Appendix 2.

Implications for School Facilities

4.48 Tables 4.1 and 4.2 presents the results of the analysis in terms of the scale of school
facilities required to deliver the two housing Growth Levels ‘A’ and ‘B’, distributed
according to the preferred ‘balanced pattern’ of capacity.

4.49 In the majority of catchment areas there is a need to provide additional school facilities to
cater for the increases in the number of pupils for both housing scenarios.  The one
exception is the Raunds catchment area in relation to the MKSM Higher Growth Scenario
where there is a surplus of school places even with the additional growth planned.
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Table 4.1: Delivering Growth Level ‘A’: Schools

Catchment Area Primary Schools Secondary Schools
Oundle Extension to Oundle Extensions to the Upper and Middle

Schools
Thrapston New School Extension to the Middle School
Raunds Surplus of 185 units Absorbed within Raunds SS
Irthlingborough New School Extension to Irthlingborough SS
Higham Ferrers New School Extension to Higham Ferrers SS
Rushden 2 New Schools Extension to Rushden SS

Table 4.2: Delivering Growth Level ‘B’: Schools

Catchment Area Primary Schools Secondary Schools
Oundle 2 New Schools Extensions to the Upper and Middle

Schools
Thrapston 1 New School and

Extensions to PSs or 2
New Schools

Extension to the Middle School

Raunds New School Extension to Raunds SS
Irthlingborough New School Extension to Irthlingborough SS
Higham Ferrers New School Extension to Higham Ferrers SS
Rushden 2 New Schools Extension to Rushden SS

Implications for Health Care Provision

4.50 Tables 4.3 and 4.4 presents the results of the analysis in terms of the scale of General
Practitioners required to support existing surgeries or where extensions or new build
practices would be required to deliver the two housing growth scenarios.

4.51 The number of patients to GPs that is used as a benchmark for planning purposes is 1,800.
This large figure when equated into dwellings reflects the low level of new GPs required to
deliver the two housing targets.  Under Growth Level ‘A’, there may be justification for a
new surgery in the Rushden catchment area.  Under Growth Level ‘B’, there may be
justification for a new surgery in the Oundle catchment area, in addition to the Rushden
surgery.

Table 4.3: Delivering Growth Level ‘A’: GPs

Catchment Area GPs
Oundle 1.7 extra GPs to be absorbed within existing DSs
Thrapston 1.3 extra GPs to be absorbed within existing DSs
Raunds Surplus of 130 units
Irthlingborough 1 extra GP to be absorbed within

existing DSs
Higham Ferrers 1 extra GP to be absorbed within

existing DSs
Rushden 3 extra GPs requiring an Extension to existing DSs or a New

Surgery
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Table 4.4: Delivering Growth Level ‘B’: GPs

Catchment Area GPs
Oundle 2.9 extra GPs requiring which may be absorbed within existing DSs

or requiring a New Surgery or Extensions
Thrapston 2.2 extra GPs requiring an Extension to existing surgeries
Raunds 1 extra GP to be absorbed within the existing DSs
Irthlingborough 1 extra GP to be absorbed within

existing DSs
Higham Ferrers 1 extra GP to be absorbed within

existing DSs
Rushden 3 extra GPs requiring an Extension to existing DSs or a New

Surgery

Implications for Employment Land

4.52 With no correlation between housing numbers of the take-up of employment land, the
levels of growth anticipated in the two scenarios indicates a need to re-assess the existing
employment land allocations both in terms of quantity and quality to plan for future
economic growth.

4.53 With a balanced housing growth pattern proposed across the District in the two scenarios,
there is some justification for investigating a re-distribution of employment land to reflect
the level of growth in the north of the District, where there is a dearth of employment sites.

4.54 The existing travel-to-work patterns in the District are unlikely to fundamentally change in
medium to long term, although an attempt to provide more choice to the market in
locations with significant proposed residential growth would aid the Government’s
Sustainable Communities agenda.

Implications for Housing Needs

4.55 The MKSM study suggest that, across the sub-region, 35% of new housing should be
socially rented and a further 10% intermediate tenure.  The report ‘Towards a Sub-regional
Housing Strategy for the Southern Sub-region’ published in 2003 indicates that affordable
housing need is generally within the range of 30-50% of all new housing.  East
Northamptonshire District Council’s SPG policy on affordable housing is 30% at present.

4.56 The current total of 401 households with housing needs in the District is a conservative
estimated and is potentially far higher, set within the context of the current buoyant
housing market.  The level of growth to be delivered through both the scenarios would be
sufficient to address the 401 total.  However, the level of housing need is perpetual, and the
housing strategy for the sub-region indicates that the current 30% affordable housing
policy may be insufficient to tackle the issue.

4.57 Therefore, we would recommend that the level of affordable housing be closely monitored
to evaluate whether new developments are delivering affordable housing in the most needy
areas of the District.  The monitoring of the position should enable a detailed re-
examination of the current 30% affordable housing policy to be undertaken.

4.58 The reform of the planning system with the introduction of Local Development Framework
may provide a speedier mechanism to review and amend the District Council’s affordable
housing policy.
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Implications for Public Utilities

4.59 Evidence from the previous DTZ report ‘Growth Area Assessments for Northampton &
Corby/Kettering/Wellingborough’ confirms that the electricity and gas supply is unlikely to
lead to any insurmountable problems to deliver the two growth scenarios.

4.60 In terms of the water supply, there is likely to be a need for additional sewerage and
sewage treatment works to support the level of new development.  More detailed
consultations with Anglian Water on a site-by-site basis would be required to fully evaluate
the impact in terms of cost and time-scale for delivery.

Implications for Roads

4.61 Tables 4.5 and 4.6 presents the results of the analysis in terms of the improvements to
roads serving the District required to support the level of housing growth in the two
scenarios.

4.62 The two tables present an indicative list of improvements to the principal roads in the
District, although more detailed transport modelling would be required to provide a
comprehensive schedule of works and timetable for delivery.

Table 4.5: Delivering Growth Level ‘A’: Roads

Catchment Area Roads
Oundle Improvements to junctions on the A605, A47, A43 and A616,

especially at Oundle
Thrapston Improvements to junctions along A605 and interchange with A14

and A45
Raunds Some minor improvements to the link road with A45
Irthlingborough Improvements to the junctions along A6
Higham Ferrers Improvements to major junctions at A45/A6 interchange
Rushden Improvements to the link roads into Rushden and improvements to

the junction at Knuston

Table 4.6: Delivering Growth Level ‘B’: Roads

Catchment Area Roads
Oundle Improvements to junctions on the A605, A47, A43 and A616,

especially at Oundle
Thrapston Improvements to junctions along A605 and interchange with A14

and A45
Raunds Improvements to junctions along the A45 and possibly widening of

link roads to A45
Irthlingborough Improvements to the junctions along A6
Higham Ferrers Improvements to major junctions at A45/A6 interchange
Rushden Improvements to the link roads into Rushden and improvements to

the junction at Knuston

4.63 Outside the District, capacity improvements would also be needed to accommodate growth
in East Northants and the remainder of the MKSM growth area under the Growth Levels
‘A’ and ‘B’.  Of most relevance to East Northamptonshire are the following improvements
that would be needed – A14 improvement Rothwell-East of Kettering, A509 widening
Wellingborough-Kettering (A14) and A45 widening (Wellingborough-Billing).
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5 CONCLUSIONS AND RECOMMENDATIONS

5.01 This report has set out a specific assessment of East Northamptonshire’s capacity to
accommodate levels of growth identified in the MKSM report.  Different levels of growth
distributed on different spatial patterns have been examined.  The supporting infrastructure
needed to accompany the growth levels has also been assessed.

5.02 In terms of conclusions, the following key points arise in the report:

•  significant capacity for growth has already been identified in East Northants (for
example in terms of allocated sites and urban capacity sites).  Our critical analysis of
densities suggests that – when added to other potential housing sites (not yet
formally identified in the planning system for housing) – East Northants already has
sufficient capacity to exceed the ‘trend’ level of growth set out in the MKSM report
to 2021 and only has a requirement for 194 dwellings to meet the MKSM ‘higher’
level of growth;

•  discussions with Members have identified a balanced distribution of such growth
across the District as the preferred growth pattern.  The MKSM ‘higher’ level of
growth can be achieved within this balanced pattern without encroaching on growth
zones where development has been identified as having a ‘negative’ effect under the
criteria used as part of the assessment carried out for this report;

•  within this balanced pattern, growth can be accommodated to a level beyond the
MKSM ‘higher’ growth scenario that bases future delivery on annual completion
rates that have been achieved in the District between 1988-2003.  This would see
9,054 units growth between 2004-2021;

•  the supporting infrastructure required to accompany such growth is significant in
terms of education, health, affordable housing and transport. Section 4 of this report
sets out these requirements in detail.  Employment land provision also needs to be
re-examined in order to achieve a reasonable balance of homes and jobs in East
Northants; and

•  in terms of growth beyond 2021 to 2031, capacity options do exist in the South of
the District.  However, these would need to be brought forward at a sufficient scale
as viable and sustainable urban extensions in order to be successful.

5.03 Further work is recommended in order to take the findings of this report forward. This
comprises:

•  using the findings of this report to inform responses to emerging strategic planning
policy and to develop revised local planning policy, including public consultation;

•  engaging in detailed discussions with infrastructure providers to use the findings of
this report to inform the future planning of schools, health facilities and transport
infrastructure;

•  detailed assessments of site boundaries within preferred growth zones (including
analysis of land ownerships and assessment of land assembly issues);

•  prioritisation and phasing of developments; and
•  the development of area frameworks, development briefs and – at a more detailed

level – individual masterplans to guide development and the market to achieve the
pattern, type and quality of development that is sought.
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CATCHMENT AREAS

Catchment Area Villages
Oundle Apethorpe

Ashton
Barnwell
Benefield
Blatherwyke
Bulwick
Collyweston
Cotterstock
Deene
Deenethorpe
Easton-on-the-Hill
Fotheringhay
Glapthorn
Harringworth
Hemington
Kings Cliffe
Laxton
Lilford
Luddington
Nassington
Oundle
Pilton
Polebrook
Southwick
Stoke Doyle
Tansor
Thurning
Wadenhoe
Wakerley
Warmington
Woodnweton
Yarwell
Brigstock

Thrapston Thrapston
Aldwincle
Clopton
Denford
Islip
Lowick and Slipton
Thorpe Achurch
Titchmarsh
Woodford

Raunds Raunds
Stanwick
Ringstead
Hargrave

Irthlingborough Irthlingborough
Great Addington
Little Addington

Higham Ferrers Higham Ferrers
Chelveston

Rushden Rushden
Newton Bromswold

* Please note that for secondary schools the catchment areas of Oundle and Thrapton are
combined to reflect the Middle and Upper School secondary education system that operates in
this area




