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1. INTRODUCTION 

1.1.1. This Statement has been prepared on behalf of Bovis Homes Limited and the 
Stanton Cross Landowner’s Group.  In light of the questions posed in relation to 
Examination Matter 4, its purpose is to provide the Inspector with an update on the 
progress of Stanton Cross (formerly referred to as Wellingborough East) and 
illustrate that the scheme is deliverable within the Local Plan Part 2 plan period (as 
set out in the Plan’s housing trajectory). 

1.1.2. Stanton Cross enjoys the full support of the officers and members of the Borough 
Council and Northamptonshire County Council.  Bovis and their partners have made 
a considerable investment into the delivery of Stanton Cross, and they share a 
strong desire to deliver an exciting exemplar of a sustainable urban extension.   

1.1.3. A summary of the planning position in relation to Stanton Cross is set out at 
Appendix 1, and a summary of the approved development scheme is set out in 
Appendix 2, which also includes the 2015 Masterplan.  

2. SCHEME IMPLEMENTATION 

2.1. PROGRESS TO DATE 

2.1.1. Significant progress has been made in bringing the Stanton Cross scheme forward 
for development since the original outline planning permission was granted.  Notably:  

• The majority of the land required to deliver the scheme was acquired by 
negotiation.  However, the Stanton Cross Infrastructure Compulsory Purchase 
Order (CPO) was undertaken by BCW to ensure all of the land required to deliver 
the Midland Road Access (Route 4) was available.  The CPO was agreed and 
BCW now own the land. 

• The Station Island North Stanton Cross CPO was progressed in 2016 to secure 
the lease of a small parcel of land required to facilitate the delivery of the link 
road through Station Island North (Route 9) to connect Route 4 to Finedon Road. 
That was confirmed in July 2016, but formal agreement of the land sale was 
secured outside of the CPO process. 

• The outline planning permission has been revisited and significant progress has 
also been made to secure the detailed consents required to facilitate the 
scheme’s implementation (refer Appendix 1).  Notably that includes those related 
to Route 2 (the Southern Access from the A45), Route 4, Route 9 and the railway 
station improvements. 

• The “Reserved Matters" in relation to the first 3 phases of the residential 
development (Areas 14, 15 & 16) located close to the planned Neighbourhood 
Centre were approved towards the end of 2015.  These areas will deliver a total 
of 522 dwellings. 

• The pre-commencement conditions on the outline planning permissions have 
been discharged and work is on-going to discharge the remaining conditions. 
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• The Northamptonshire Enterprise Partnership secured a grant from the 
Government (Growth Deal Funding) of £9M to the delivery of the Route 4 bridge 
over the Midland Mainline into the centre of the development site.   

• A further loan of £35M from the Large Site Infrastructure Fund has been agreed 
through Homes England to pump prime the early delivery of the required 
infrastructure.  That has now been utilised in the delivery of the infrastructure 
works outlined below.  Further discussions are on going in respect of how Homes 
England’s involvement may further support delivery.    

• The contract for the construction of Routes 4 and 9 and the associated river and 
landscape works was awarded to Network Rail & Galliford Try. The works are 
now well progressed: 

o Route 4: Construction began in 2015 and includes the rail crossing 
(February 2017) and river crossing (October 2017). The construction of 
this key infrastructure is well progressed and is due for completion 
towards the end of 2018.  The Irthlingborough Road / Route 4 connection 
works are due for completion in March 2018. 

o Route 9: Initial works commenced during 2017 and are now well 
progressed.  Construction is programmed to be complete towards the end 
of 2018. 

o River Ise flood compensation works: An amended scheme was 
approved by the Environment Agency and the works are now nearing 
completion. 

o Station works (west side):  The new drop off area and required changes 
to Car Park 3 are complete and in use.  The new station plaza has been 
designed and the works are to be completed towards the end of 2018. 

o Station works (east side): The detailed design of the East Station 
development and car parking has been undertaken.  A contract is in place 
with Network Rail for the extension to the existing footbridge (a key link) 
by the end of 2018, and the provision of the new Platform 4 by the end of 
2019.  The rest of the East Station development will be delivered by the 
middle of 2021.   

2.1.2. The construction of the Route 4 Access into Stanton Cross is a significant step 
forward and will realise a great change in the area with tangible benefits for the town.  
It will provide the critical community link between Stanton Cross (and the 
Neighbourhood Centre at its heart) and Wellingborough’s town centre, via the greatly 
improved station with integrated bus services.  Its opening will also allow the 
development of Stanton Cross to continue beyond 300 dwellings.  The construction 
of Route 9 will also facilitate the early release of Station Island for commercial and 
residential development. 

2.2. REMAINING KEY INFRASTRUCTURE DELIVERY PROGRAMME 

Highways 

2.2.1. The provision of Route 2 from the A45 is required by the 724th dwelling.  The design 
was approved in the outline planning permission and a tender has now been issued 
for the detailed construction design.  Negotiations are progressing with Network Rail 
for the provision of the rail crossing and Stage 1 of the required alterations to 
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Irthlingborough Road are programmed for 2019.  The delivery programme expects 
that Route 2 will be complete by mid 2021.   

2.2.2. The construction of Route 2 requires the prior provision of flood and ecology 
compensation areas.  These are the subject of a separate planning permission 
(WP/2005/0720).  The conditions attached to that permission are being discharged 
and the initial works have started on Area 3.  These works will be completed 
alongside the construction of Route 2. 

2.2.3. Bus routing within the development has been planned and the initial services will use 
Irthlingborough Road and Route 4, and then extend to the internal Principal Avenues 
and Eastern Relief Road as the development progresses.   

Community Facilities 

2.2.4. A Design Code has been approved for the Neighbourhood Centre, and its detailed 
design is now being developed in consultation with the Borough Council to ensure 
the integration of the Primary School and other community facilities.   

2.2.5. The site for the Primary School has been identified and the funding for its design 
paid in accordance with the Section 106 Agreement.  The County Council are 
currently discussing the contract for its construction and the school should be open 
for use by September 2019.  The site for the Health Centre has also been identified 
and offered to the local Clinical Commissioning Group. 

Public Open Space 

2.2.6. The County and Town Parks in the Ise Valley are required by the 1450th occupation.  
Whilst their detailed design was approved, changes to the works to the River Ise 
means that the design needs to be revisited.  Define have been instructed to do that, 
and it is anticipated that a formal submission will be made in Summer 2018.  
Implementation will commence as soon as possible following approval. 

2.2.7. The other key areas of public open space will be brought forward as and when 
required by the Section 106 Agreement as the development proceeds.  

2.2.8. Negotiation with a Trust for the future management of all of the public open space is 
well progressed. 

Drainage 

2.2.9. The surface water drainage strategy as set out in the Flood Risk Assessment was 
approved in the outline planning permission.  Some elements of that are under 
review in certain areas to ensure the most sustainable approach is adopted. 

2.2.10. The foul water strategy was also approved as part of the initial Flood Risk 
Assessment and is now being developed further with Anglian Water. 

Utilities 

2.2.11. Utility services have already been provided to the early phases of the development.  
The wider site strategy has also been agreed with all of the service companies and 
the required offsite reinforcements programmed to ensure the continuity of the build 
programme. 
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3. DEVELOPMENT DELIVERY 

3.1. HOUSING PHASING 

3.1.1. Bovis Homes is one of the UK’s leading house builders and Stanton Cross is their 
flagship scheme that will represent a core part of their business in the Midlands for 
the foreseeable future.  It is, however, also important to appreciate that they are also 
a major landowner themselves (with over 50% of the required area) and an enabler 
in terms of providing serviced development areas to the market.  It is, therefore, in 
their best interest to ensure that there is a continuity of build and that the rate of 
delivery is maximised through the opening of multiple sales outlets; both their own 
and those of other developers through the sale of serviced development areas.   

3.1.2. Their phasing strategy for Stanton Cross reflects that and will also ensure that the 
development proceeds logically with the required supporting infrastructure and 
community facilities coming forward in a co-ordinated manner with the residential 
and employment development.   

The First Phases of Development 

3.1.3. The residential development will begin in the areas to the south and west of the 
Neighbourhood Centre (Areas 14, 15 and 16) to establish a focus for the 
development at its heart.  Reserved Matters approvals have already been secured 
for those areas to provide a total of 521 dwellings.    That means that multiple 
phases within the development can come forward at the same time, optimising the 
delivery rate from the outset in order to meet the market demand. 

3.1.4. Bovis Northern Home Counties Region is developing Area 15, which is the largest 
area and will deliver 230 dwellings.  The enabling works commenced at the end of 
2017, and the major cut and fill earthworks, Irthlingborough Road realignment, foul 
sewer outfall and surface water balancing ponds area are now complete and all of 
the site services are available.  The house build itself will start in early 2018.  The 
show homes will be completed around the middle of the year, with the first homes 
occupied by the end of the year.  From 2019, Bovis Homes intend to utilise the 
separate access points to Area 15 to have two sales outlets. 

3.1.5. The marketing of Areas 14 and 16 to the development industry was undertaken in 
2017, and negotiations with two preferred developers are now very well progressed.  
An announcement of the sale of those areas to the developers is expected 
imminently.   Both of those developers have committed to delivering the approved 
schemes for those areas using Bovis house types under licence.  There will, 
therefore, be no delay to those development areas being delivered once the area 
sales are complete.  Indeed, Bovis have undertaken significant enabling works to 
ensure that the developments come forward as soon as possible.  

3.1.6. Area 16 will be accessed via the improved and realigned Irthlingborough Road.  No 
major earthworks are required to deliver this area, and some internal roads are 
already being constructed to access the foul pumping station and the gas, electricity 
and fibre service installations.  All of the site services are available.  

3.1.7. Area 14 will be accessed from Route 4.  Whilst Route 4 will not be complete until the 
end of 2018, construction access to Area 14 will be provided prior to that.  The 
earthworks have been undertaken, the foul outfall has been consented and the order 
placed, and the surface water outfall swales are complete. 
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The Subsequent Phases of Development 

3.1.8. It is anticipated that the delivery of Areas 14, 15 and 16 will take circa 3-4 years.  
During this time the delivery of the subsequent phases of development will be 
progressed; facilitated by the provision of the infrastructure as detailed in the 
preceding section.   

3.1.9. Notably the opening Route 9 at the end of the year will allow the prompt delivery of 
Station Island, with separate outlets (2 or 3) to the north and south.   Bovis Homes 
have already began the detailed design of these development areas together with St 
Modwen, and Reserved Matters approval will be sought during 2019, with the first 
delivery of dwellings in 2020/21.  It is expected that Station Island will accommodate 
circa 400 dwellings, and as set out in the approved Masterplan document, it will 
provide a very different housing offer to that of Areas, 14, 15 and 16, with apartments 
and townhouses provided at a higher density to reflect the Borough Council’s 
aspirations for the area.    

3.1.10. The detailed design of the Neighbourhood Centre is also being progressed.  The first 
dwellings there, and in the development area to its east, will be delivered in 2021/22.  
That development will provide smaller terrace houses and apartments (often over 
commercial), which will again provide diversity in the available typologies within 
Stanton Cross. 

3.1.11. Thereafter, Bovis will continue to design, procure and deliver the scheme’s 
infrastructure and draw down land through the Landowners Agreement in order to 
both open and sell a succession of development areas.  That will provide multiple 
sales points and optimise the delivery rate through the lifetime of the development.   

3.1.12. Given the sheer size of the Stanton Cross development, the very distinct 
development areas within it, and the multiple access points (existing and proposed 
as set out above), Bovis expect 6 separate sales outlets to be maintained on the site 
at any one time (3 by Bovis & 3 by other developers).  That will ensure a diversity of 
product in different areas of the site from 4 different developers, who will also provide 
a diversity of offerings (spec etc) at different price points thereby broadening the 
appeal to the market.  

3.1.13. Bovis expect an average delivery of around 1 dwelling per week, i.e. 50 units per 
annum, from each outlet including the provision of the required affordable housing (a 
target of 20%).  Based on their experience across the business that is considered 
entirely achievable and there are no known limitations in terms of labour or materials 
availability.  

3.2. THE HOUSING MARKET 

3.2.1. Stanton Cross is located in a strong market area and the site has unique attributes in 
terms of its accessibility to Wellingborough town centre, employment opportunities in 
the town, the railway station and its links to London, the primary road network (A45, 
A6 and A14), its relationship with the attractive Ise and Nene valleys and the planned 
community and green infrastructure.  Those attributes mean that the market demand 
for the new dwellings on the site will be extremely high.   

3.2.2. There have been no other developments of this scale and nature in the town in 
recent history, and the imminent commencement of the house building will establish 
a market prior to other committed major developments in the area beginning.  The 
adopted Joint Core Strategy’s Viability Narrative Report “SUEs – Route to Delivery” 
(Jan 2015), highlighted this as an important factor in achieving the anticipated 
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delivery rates. It also highlighted that Stanton Cross, Wellingborough North and 
Rushden East will not in any case be directly competitive (paragraphs 5.4.11 & 
7.9.7).    

3.2.3. That evidence was accepted by the Inspector when he found the Joint Core Strategy 
to be “sound” in 2016, and whilst there has been a further delay to the actual start 
date for the delivery of new homes since then, there has been no change in 
circumstances in terms of the market, or indeed any other new evidence, to suggest 
that the anticipated rate of delivery set out in the Plan for the Borough of 
Wellingborough’s housing trajectory (that reflects that of the Joint Core Strategy) is 
not realistic.     

3.2.4. Bovis Homes are seeking to respond to the challenge set by the Government in 
relation to significantly increasing the rate of housing delivery, and the delivery of 
Stanton Cross is critical to that in the Borough.  Indeed, Bovis are of the view that a 
higher rate of delivery than that set out in the Plan is achievable given the nature of 
the site, its unique attributes and the market conditions.  They fully expect the 
demand for the new homes on the site to be extremely high, and anticipate that the 
development will deliver circa 3,650 dwellings close to the end of the plan period.  

3.2.5. That view is supported by a recent analysis of the market that has been undertaken 
by Developer Solutions on their behalf (summarised in Appendix 3).  Given current 
activity levels and the uplift expected from the extended market area into London 
and planned infrastructure delivery, they concluded that an absorption rate of 40-50 
dwellings per outlet and a total absorption rate of 250-300 dwellings per annum is 
achievable and sustainable at Stanton Cross.  

3.2.6. In light of that Bovis’ working completions projection is set out below:  

Year Completions Year Completions 
2018/19 29 2025/26 275 
2019/20 170 2026/27 310 
2020/21 227 2027/28 300 
2011/22 300 2028/29 295 
2022/23 300 2029/30 295 
2023/24 305 2030/31 305 
2024/25 300 2031/32 239 
  Total 3650 

 
3.3. EMPLOYMENT LAND & COMMERCIAL DELIVERY 

3.3.1. Bovis entered into a partnership with St Modwen in early 2017.  They are a specialist 
commercial developer who will deliver the Neighbourhood Centre (retail elements 
required the 700th and 1200th dwellings), the commercial areas within Station Island 
and the separate employment areas.  Area 3, to the north of Finedon Road, will be 
the first dedicated employment area (B8) to be delivered.  That is expected to come 
forward during 2019.  
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APPENDIX 1: STANTON CROSS PLANNING POSITION  
 

Stanton Cross received the benefit of an outline planning permission (WP/2004/0600/O) in 2008 
for the construction of 3,100 new homes, strategic B1, B2 and B8 employment areas and 
associated infrastructure provision in a comprehensive and integrated sustainable urban 
extension.  

In order to enhance the scheme’s viability, and facilitate the full development at Stanton Cross 
at the earliest opportunity, a number of changes were proposed to the permitted development 
scheme as set out in the approved 2008 Stanton Cross Masterplan.  Most notably, they 
included the development of an additional 550 dwellings and the deferment of the provision of 
the northern access road (Route 6) and eastern access road (Route 7).  The revised proposals 
are summarised in the 2015 Stanton Cross Masterplan (the “2015 Masterplan”), which is 
fundamentally a further evolution of the 2008 Masterplan and retains the same development 
concept and core principles.  

Formal approval of the “enhanced scheme” was secured through an outline planning permission 
for the additional residential development proposed (WP/15/00481/OUT), and a separate, but 
linked, Section 73 planning permission (WP/15/00605) that sought to amend some of the 
conditions attached to the existing outline planning permission.  BCW resolved to grant these 
permissions in December 2015, and the permissions were formally granted in February 2017 
following the signing of a new Section 106 Agreement.  
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Application Description Status 
WP/2004/0600 Mixed use development including 87ha of residential 

development; B1, B2 and B8 development, new public 
transport links (buses), new and enhanced walking and 
cycling routes and facilities, Country Park, Neighbourhood 
Centre, 2 Secondary local centres, construction of access 
roads, bridges and highway structures, footways, footpaths, 
bridleways; and associated works and facilities 
 

Approved 
28/01/08 
& 
Implemented 

WP/2005/0720 Creation of floodplain and ecological mitigation areas 
associated with the access Routes 2 & 7 
 

Approved 
20/2/08 
 

WP/2007/543 Provision of a floodplain compensation area related to the 
construction of Route 6 (part of the Stanton Cross proposal) and 
associated landscape works 
 

Approved 
03/02/10 

WP/2010/0347 Area 16- Application for approval of reserved matters 
pursuant to outline planning permission WP/2004/0600/O 
 

Approved 
07/10/15 

WP/2012/0116/RMM Reserved matters application pursuant to condition 2 of 
planning permission ref: WP/2004/0600/O for Wellingborough 
Station development -incorporating proposed modular 
station building, station platform extensions, new railway 
bridge extension, multi storey car parks 01 and 02 together 
with car park 3 and road layout 
 

Approved 
08/08/12 

WP/2012/0172/RMM Consent is sought for highway works only, extending the 
consented Route 4 to connect to the existing Irthlingborough 
Road. Reserved Matters to be determined are: access, 
appearance, landscaping, layout and scale.  This Reserved 
Matters application relates to Route 4 included in the Stanton 
Cross outline Planning Permission (ref. WP/2004/0600/O) 
 

Approved 
17/10/12 

WP/2012/0381/RMM Route 9 (Station Island North) on land south of Finedon Road, 
linking Finedon Road with Mill Road and the new Route 4 (part of 
the Stanton Cross consent) 
 

Approved 
21/2/13 

WP/2012/0536/CND Details submitted to discharge conditions 3  (detailed design for 
compensation areas), 4 (design of open water area 5), 5 
(landscape of SSSI/SPA), & 8 (comprehensive landscape plan) of 
planning permission ref:  WP/2005/0720/F - Creation of floodplain 
and ecological compensation areas 
 

Approved 
01/02/18 

WP/14/00475/REM Amendment of part of the approved route 2 for the scheme and 
landscaping to that part 
 

Approved 
17/09/14 

WP/15/00135/CND Details submitted pursuant to condition 23 (Environmental - land 
and soils (part)) of first sub-phase of development of planning 
permission ref:  WP/2004/0600/O 
 

Approved 
02/06/17 

WP/15/00133/CND WP/15/00133/CND Details submitted pursuant to condition 40 (archaeology) for the 
first sub-phase of planning permission ref:  WP/2004/0600/O 
 

Approved 
24/04/15 

WP/15/00190/CND Details submitted pursuant to condition 55 (utilities strategy) of 
planning permission ref: WP/2004/0600 
 

Approved 
06/02/17 

WP/15/00191/CND Details submitted pursuant to conditions 32 (mitigation scheme re 
badgers) and 34  (detailed method statement re trees/bat roosts) 
of planning permission ref:  WP/2004/0600 
 
 

Approved 
25/08/15 
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WP/15/00197/CND Details submitted pursuant to condition 42 (part) (noise mitigation 
proposals) and 45  (noise from kennels) of planning permission 
ref:  WP/2004/0600 
 

Approved 
02/07/15 

WP/15/00510/REM Area 15- Application for approval of reserved matters 
pursuant to outline planning permission WP/2004/0600/O 
 

Approved 
07/10/15 

WP/15/000823/CND Details submitted pursuant to conditions 1 (replacement drawing), 
5 (detailed design of surface water drainage scheme) and 6 
(detailed scheme for the maintenance of every element of the 
surface water drainage system) of planning permission ref: 
WP/15/00510/REM 
 

Approved 
15/07/16 

WP/15/00578/REM Area 14- Application for approval of reserved matters 
pursuant to outline planning permission WP/2004/0600/O 
 

Approved 
11/11/15 
 

WP/15/00481/OUT Outline application with all matters reserved for the 
development of 550 dwellings (Use Class C3) in addition to 
231 committed dwellings under planning permission ref: 
WP/2004/0600/O, extension of committed primary school to 3 
Form Entry, relocation of committed burial ground, plus 
formal and informal public open space including sports and 
children's play areas and associated infrastructure including 
highways, landscaping and sustainable urban drainage 
system 
 

Permitted 
06/02/17 

WP/15/00605/VAR Section 73 to vary & remove conditions attached to 
WP/2004/0600 
 

Permitted 
06/02/17 

WP/16/00329/FUL Amendment to design and appearance of the railway bridge along 
Route 4 approved under application ref: WP/2004/0600  

Permitted 
 13/07/16 
 

WP/16/00793/CND Details submitted pursuant to conditions 3 (proposed lighting) and 
4 (materials - external surfaces) of planning permission ref: 
WP/16/00329/FUL 
 

Approved 
24/04/17 

WP/17/00020/CND 
 

Details submitted pursuant to condition 5 (landscaping scheme) of 
planning permission ref: WP/16/00329/FUL 
 

Approved 
19/05/17 

WP/17/00034/CND 
 

Details submitted pursuant to condition 44 (noise barrier) of 
planning permission ref: WP/2004/0600 

Approved 
22/05/17 
 

WP/14/00801/TX 
 

Application for a new planning permission to replace an extant 
planning permission in order to extend the time limit for 
implementation for planning permission ref: WP/2005/0720 
 

Approved 
05/02/15 

WP/17/00799/CND 
 

Details submitted pursuant to conditions 14 (construction 
management plan), 22 (stockpile scheme) and 25 (works access) 
of planning permission ref: WP/14/00801/TX  
 

Pending 

WP/17/00792/CND Details submitted pursuant to conditions 6 (tree removal/bat 
roosts), 11 (ground water monitoring) , 12 (archaeology), 15 
(ground investigations), 16 (long term management), 18 (phasing 
plan - floodwater), 19 (contamination) , 21 (contamination), 24 
(importing fill materials) & 26 (additional flood information) of 
application reference WP/14/00801/TX in relation to Area 3 
 

Approved 
13/02/18 
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APPENDIX 2: THE DEVELOPMENT PROPOSALS 
 
The 2015 Masterplan sets out the committed development proposals and illustrates how the site 
will be developed.  It emphasises the existing radial structure of the town and proposes to utilise 
the existing and proposed transport routes, and enhance the existing landscape structure in 
such a manner that the development is a natural and fully integrated mixed-use extension to the 
town.    

A comprehensive and viable land use, transport and landscape framework is provided for the 
delivery of the following: 

• Approximately 102.5ha of residential development providing 3,750 dwellings, (the 
permitted scheme would total 3,650 excluding 100 dwellings on third party land).  

• 9ha of B8 development providing 40,500m2; 12.81ha of B1/B2 development 
providing 51,240m2; and 19.05ha of B1 development providing 90,432m2.  

• Neighbourhood Centre including a primary school and health centre. 

• Two secondary local centres (Ise and Nene) including a primary school. 

• Secondary school (not part of the committed development); 

• Public Open Space including: 

- approximately 24ha Town Park; 

- approximately 25ha Country Park; 

- 11.25ha of Youth & Adult Sport & Recreation Space; 

- 3.25ha Allotments; 

- 5.32ha Children’s Play; 

- plus Green Links and Nene Valley Green Infrastructure. 

• Multi-modal transport interchange and new bus facilities and links. 

• New and enhanced walking and cycling routes and facilities. 

• Construction of access roads, bridges and highway structures - Southern Access 
(Route 2), Midland Road Access (Route 4), Northern Access (Route 6) and 
Eastern Access (Route 7) and associated provision of floodplain and ecology 
compensation areas (subject to a separate planning permission in the Nene 
Valley). 

• Other associated infrastructure works including utilities, roads and landscaping. 
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APPENDIX 3:  HOUSING MARKET SUMMARY 
 



	

Registered	office:	No	10,	8	Limerick	Close,	London	SW12	0FF	
	

	
Developer	Solutions	is	a	trading	name	of	Developer	Solutions	Limited	

Registered	in	England.	Company	registration	no:	00821469	
	

Stanton	Cross,	Wellingborough		

Housing	Market	

Introduction	
Developer	Solutions	Limited	(DSL)	specialise	 in	providing	local	market	research	to	appraise	viability	
for	 housing	 schemes	 in	 England,	 Scotland	 &	 Wales.	 	 Our	 local	 researchers	 are	 RICS	 qualified	
chartered	surveyors	&	valuers.	Christopher	Hutchings	MRICS	of	Allied	Surveyors	&	Valuers	carried	a	
detailed	analysis	of	the	housing	market	in	September	2017.							
	
Reference	sources	used	in	this	market	summary		
DSL	completed	a	full	Price	Viability	Appraisal	&	Valuation	at	Stanton	Cross	in	September	2017.	
DSL	completed	an	updated	report	included	recent	comparable	evidence	13th	February	2018.	
Location	score	dated	9/2017				
Updated	location	score	2/2018	–	includes	market	liquidity	and	key	market	indicator	
Data	sets:	HMLR,	Rightmove/Zoopla/Quest,	Sonar,	Ofsted,	and	NHBC.	
	
Market	Activity	Summary				

Local	market	 activity	 (DSL	Price	Viability	Appraisal	 Report	 PVAR	–	 Section	2	page	7)	 in	 the	 last	 12	
months	 there	have	been	624	 sales	 –	158	detached,	207	 semi-detached,	217	 terraced	and	42	 flats	
sold.		We	would	anticipate	an	increase	in	sales	activity	as	Stanton	Cross	comes	forward	because	of	
the	associated	infrastructure	delivery,	and	the	extended	market	appeal	to	young	families	in	London	
taking	advantage	of	the	close	proximity	to	station	and	good	commuter	links	into	London.											

Past	 performance	 and	 future	 capacity	 indicators	 (see	 DSL	 PVAR	 section	 2	 and	 report	 dated	
September	 2017	 Key	 Market	 Indicators	 page	 5-	 market	 liquidity	 is	 7%	 (liquidity	 is	 percentage	
difference	 between	 number	 of	 houses	 purchased	 and	 number	 recorded	 for	 sale	 -	 i.e	 7%	 more	
houses	are	being	bought	than	are	coming	to	market	the	average	in	the	SE	is	3%)	would	suggest	that	
the	depth	of	market	would	support	an	absorption	rate	of	between	40	and	50	sales	per	annum	per	
outlet.			

Assessment	of	Stanton	Cross			

The	subject	site	at	Stanton	Cross	is	on	the	eastern	side	of	Wellingborough.				There	is	good	access	to	
the	 A45,	 A6	 and	 A14	major	 roads.		 The	 town	 has	 a	 railway	 station	with	 fast	 45-minute	 access	 to	
London.		The	town	is	also	with	reasonable	commuting	distance	of	Northampton	and,	further	afield,	
Cambridge.			

The	site	currently	occupies	open	 land	and	 is	bounded	by	major	and	minor	roads.		There	are	water	
courses	and	commercial	property	in	the	area.	Neither	of	these	are	likely	to	have	a	major	impact	on	
the	marketability	of	development	on	the	site.			

The	site	has	been	underused	for	many	years,	and	this	scheme	will	make	a	significant	difference	to	
the	 town.	 The	 proposed	 development	 will	 be	 wide	 ranging	 in	 terms	 of	 amenities,	 facilities,	 and	
employment	opportunities.			

There	is	 little	competition	at	present	within	5km	-	nearest	competitor	sites:	Barratt,	Ladywell	Park,	
Wellingborough	 NN8	 1PT,	 Taylor	 Wimpey,	 Darsdale	 Farm,	 Raunds	 NN9	 6DA,	 Bellway,	 Lamport	
Crescent,	Raunds,	NN9	6UX,	Lagan,	Wellspring	Road,	Finedon,	NN9	5ED.		However,	there	are	outline	
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plans	for	a	major	development	to	the	eastern	side	of	Rushden	and	Higham	Ferrers	which	will	include	
housing	employment,	schools,	and	other	facilities		

The	lead-in	time	will	largely	depend	on	what	infrastructure	is	in	place	when	the	properties	first	go	on	
sale	and	whether	prospective	purchasers	are	able	to	see	what	the	completed	scheme	will	be	like.			

Absorption	rate	

Analysing	comparable	schemes	including	Urban	&	Civic/Gallagher/BeLa	

Housing	scheme	 Outlets	 Launch	date	 No	of	
plots	

Sales	
rate/week	 Completions	 Scheme	

completion	
Planned	absorption	

rate/outlet	

Urban	&	Civic	
Alconbury	Weald	

5000	units	
	

(Proposed	8)	
Redrow	1	
Redrow	2	
Hopkins	
Morris	

	

First	phase	
August	2017	
Feb	2018	
November	

2017	
January	2018	

272	
377	
128	
54	
	

1	
n/a	
.5-1	
.5	
	

2035-2040	

	
Build	out	15-
20	years	

	

	
Yr	1	–	yr	15	40	units	

	

L&Q	
Gallagher	Estates	

Fairfields	
2200	units	

	

Barratt	
4	phases	
DWH	

2	phases	
	

Phases	1	&	2	
sold	
	

747	
	

1	
	

2020	
	

2025	
	

2017	–	37	2outlets	
2018	–	40	4	outlets	
2019/20	-	6	outlets	

	

BeLa	
Priors	Hall	Park	

Wheldon	
	

Outskirts	of	Corby	
	

1000acres	

Barratt	
Ceeken	
DWH	
EDG	

Francis	Jackson	
Jelson	
Kier	

Larkfleet	
Lodge	Park	

Taylor	Wimpey	

2011	 6000	

1+	
1	
.75	
.5	
.5	
.75	
.75	
.75	
1	
1+	

15	years	 2025	

10	outlets	
	

40	units/outlet	
	

400	per	annum	
	

50%	sold	to	date	

HRDC	
HRN	

Houghton	Regis	
5150	units	
630	acres	

Consortium	 	 5150	 	 2018/19	 2035	 8	outlets	
	

A2Dominion	
North	West	
Bicester	
5500	

Elmsbrook	 	
	

396	
	

	 	 	

Phased	approach	over	20	years.	
First	phase	launched	2015	

2017	56	homes	sold	single	outlet	
6	further	outlets	proposed	

To	2035	

	

Buyer	make-up	–	based	on	our	researcher	investigation	of	sales	at	BDW	Fairfields	16%	of	sales	are	to	
buyers	 living	 outside	Northampton	 catchment,	 22%	of	 sales	 are	 young	 couples/families	 relocating	
from	Greater	London	postcodes,	62%	of	sales	are	locally	based	residence	from	with	a	15	KM	radius.			

Based	 on	 current	 activity	 levels	 locally	 and	 the	 likely	 uplift	 from	extended	 areas	 in	 to	 London	we	
would	anticipate	the	absorption	rate	to	between	40	and	50	sales	per	annum	per	outlet	(PVAR	supply	
and	demand	indicators	-	Executive	Summary).		

• Local	Market	will	deliver	164	sales	per	annum:	

Of	all	sales	in	Northampton	(4050)	26%	of	sales	represented	new	build	of	which	65%	relied	on	Help	
to	Buy	
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In	 the	NN8	 postcode	 district	 there	were	 630	 homes	 sold	 31/1	 2017	–	 31/1/2018	 and	 586	 homes	
registered	for	sale	(7%	liquidity).		On	average	in	2017	there	were	250	homes	on	the	market	in	NN8	
and	buyer	registrations	exceed	375.	

As	no	new	homes	have	been	available	in	NN8	we	are	unable	to	determine	the	likely	percentage	of	
new	 homes	 sales	 in	 NN8.	 	 However,	 if	 we	 apply	 the	 same	 ratio	 (26%)	 of	 new	 build	 sales	 in	
Northampton	 new	 build	 sales	 in	 NN8	 in	 2017	would	 equate	 to	 164.	 	 This	 does	 not	 allow	 for	 any	
potential	rise	in	sales	driven	by	the	infrastructure	delivery.			

Based	on	current	local	market	(NN8)	activity	levels	we	would	anticipate	164	sales	per	annum		

• Wider	(non-London	buyers)	Market	will	deliver	a	further	18%	of	sales	30	sales	per	annum	
• Buyers	relocating	from	Greater	London	Postcodes	a	further	22%	of	sale	36	sales	per	annum	

Total	sales	rate	based	on	current	trends	 in	Northampton	and	NN8	 is	230	(we	would	expect	this	to	
increase	by	at	least	10%	based	on	infrastructure	improvements	i.e,	253	dwellings					

Based	on	our	research	on	comparable	style	housing	schemes	we	conclude	that	a	realistic	sales	rate	
of	40-50	homes	per	outlet	is	sustainable.	

We	 would	 anticipate	 a	 gradual	 lead	 in	 time	 of	 12	 to	 18	 months	 before	 achieving	 the	 optimum	
absorption	 levels	 of	 40-50	 dwellings	 per	 annum	 per	 outlet.		 However,	 we	 have	 assumed	 in	 the	
trajectory	below	that	it	is	unlikely	that	all	outlets	will	be	operating	at	full	capacity	at	the	same	time	
but	that	the	optimum	absorption	rate	at	full	capacity	will	be	300	dwellings	per	annum.		

Sales	 rates	 assumes	availability	of	 a	wide	housing	mix,	 specification,	 and	price	 ranges	 to	ensure	 a	
wide	market	appeal.	

Based	 on	 our	 research	 of	 competitor	 sites	 and	 current	market	 trends	 sales	 of	 250-300	 units	 per	
annum	is	sustainable												

Conclusion			

Based	 on	 the	 6	 outlets	 proposed	we	 conclude	market	 capacity	will	 sustain	 absorption	 of	 250-300	
dwellings	per	annum.	

Housing	Trajectory	
Year	 Dwellings	 Year	 Dwellings	
2018	 29	 2025	 275	
2019	 170	 2026	 310	
2020	 227	 2027	 300	
2021	 300	 2028	 295	
2022	 300	 2030	 295	
2023	 305	 2031	 305	
2024	 300	 2032	 239	

	 	 Total	 3650	
	


