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1.0  Introduction 
 
 Background 
 
1.1 In 2018 the Housing Delivery Test (HDT) was introduced into the planning system as part 

of the new National Planning Policy Framework (NPPF). It provides a new indicator for 
housing delivery and creates a series of consequences for ‘failing’ the test. 

 
1.2 The HDT applies to all local planning authorities in plan-making areas. The test is 

published in any given year and provides a measure based on the preceding three 
financial years. From the day following publication of the Housing Delivery Test 
measurement, where delivery of housing has fallen below the housing requirement, 
certain policies set out in the National Planning Policy Framework will apply. Depending 
on the level of under delivery recorded, these are: 
 the authority should publish an action plan if housing delivery falls below 95%; 
 a 20% buffer is applicable on the local planning authority’s 5 year land supply if 

housing delivery falls below 85%; and 
 application of the presumption in favour of sustainable development if housing 

delivery falls below 75%, subject to the transitional arrangements set out in 
paragraph 215 of the Framework. 

 
1.3 The HDT for 2019 was published on 13 February 2020. The methodology is set out in the 

Housing Delivery Rule Book. It is a percentage measurement of the net homes delivered 
against the number of homes required. The Borough Council of Wellingborough (BCW) 
showed a delivery rate of 94%, an action plan is therefore required.  However, it should 
be noted the delivery is increasing (as shown in Table 1 below) largely due to progress 
on the Strategic Urban Extension (SUEs) and the improvements that have been 
implemented over the past two years.  However, it is important to continue to move 
forward and address the further challenges in place. 

 
 Table 1: Housing Delivery Test 
 

Housing Delivery Test: 2019 Measurement 
 

 2016/17 2017/18 2018/19 Total 

Homes Required1 292 280 341 913 

Homes Delivered2 247 274 341 862 

Housing Delivery Test 2019 measurement 94% 

 
 
1.4 Action plans should identify the reasons for under-delivery, explore ways to reduce the 

risk of further under-delivery and set out measures the authority intends to take to 
improve levels of delivery. To ensure the document is as useful as possible, the national 
planning practice says that local planning authorities will need to publish an action plan 
within 6 months of publication of the Housing Delivery Test measurement. An action plan 
for the borough is therefore required by 13 August 2020. 

 

                                            
1
 This figure is calculated using a national standard methodology. It takes account of household projections with an 

adjustment for affordability based on the ratio of house prices to earnings. 
2
 This is the net additional dwellings national statistic plus an adjustment for communal accommodation. 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/housing-delivery-test-measurement-rule-book
https://www.gov.uk/guidance/housing-supply-and-delivery#housing-delivery-test
https://www.gov.uk/guidance/housing-supply-and-delivery#housing-delivery-test
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 Purpose and Scope of the Document 
 
1.5 This document represents the council’s action plan as required in paragraph 75 of the 

NPPF. The council’s ambition is reflective of the Government’s desire to boost housing 
supply and this report represents an opportunity to understand reasons for under delivery 
and ensures appropriate measures are put in place to improve future delivery. 

 
1.6 The action plan sits alongside the Housing Land Supply report which is published each 

year to meet the requirements of paragraph 73 of the NPPF in relation to identifying and 
updating annually a supply of specific deliverable sites to provide a minimum of five 
years’ worth of housing against their housing requirement3. The latest Housing Land 
Supply was published in August 2020 and this demonstrates that there is 6.76 years 
supply. 

  
 

Methodology 
 
1.7 There is no set methodology for producing an action plan, however the Planning Practice 

Guidance (Housing supply and delivery) sets out broadly what authorities could review 
and what actions they could consider as part of the action plan. The Planning Advisory 
Service (PAS) has also produced tools and guidance to assist authorities. The council 
has reviewed this guidance and taken a proportionate approach to focusing on 
understanding existing issues affecting delivery.  

 
 

2.0 Housing Delivery Analysis 
 
 Planning Context 
 
2.1 The North Northamptonshire Joint Core Strategy (JCS) was adopted in July 2016. It 

forms part 1 of the local plan, dealing with strategic issues, and sets out the housing 
requirements for the borough. Policy 28 of the JCS sets out the following housing 
requirements across North Northamptonshire: 

 
 Table 2: Housing Requirements 
 

Share Of Objectively Assessed 
Needs In The Housing Market Area 

Annual Average 
Dwellings 
2011-31 

Housing Requirement 
2011-31 

Corby 
Borough 

Requirement 460 9,200 

Strategic Opportunity (710) (14,200) 

East Northamptonshire District 420 8,400 

Kettering Borough 520 10,400 

Borough of Wellingborough 350 7,000 

North Northamptonshire 1,750 
(2,000) 

35,000 
(40,000) 

 

                                            
3
 The housing requirement set out in adopted strategic policies, or against their local housing need where the 

strategic policies are more than five years old. 
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2.2 The distribution of housing in the JCS is urban focused, with the four growth towns being 
defined as the most sustainable locations for development. The Sustainable Urban 
Extensions (SUEs) in the urban areas are the key building blocks for North 
Northamptonshire for the plan period and beyond 2031. The plan also supports 
development to meet local needs and aspirations in the rural area. Policy 29 of the JCS 
sets out the following distribution for housing provision within this borough: 

 
Table 3: Housing Requirement Distribution 
 

 Settlement Housing Requirement 
2011-31 

Growth Town Wellingborough 5,750 

Villages Earls Barton 250 

Finedon 150 

Irchester 150 

Wollaston 160 

Rural housing (outside the 
four named villages) 

540 

Wellingborough Total 7,000 

 
2.3 The Plan for the Borough of Wellingborough (PBW) was adopted in February 2019. It 

forms part 2 of the local plan and sets out more detail on how the housing requirements 
will be delivered. In particular it allocates a number of sites for housing as set out below: 

 
 Table 4: Sites Allocated in the Plan for the Borough of Wellingborough 
 

Plan for the Borough of Wellingborough Sites  Anticipated 
Dwelling 
Capacity 

George Cox Shoes, 46 Westfield Road, Wellingborough 25 

Windsor Road, Wellingborough (Policy Site 3) 60 

Hardwick Park, Wellingborough  45 

Land between Finedon Rd and Nest Lane, Wellingborough 
(Policy Site 4) 

100 

Park Farm Way/Shelley Road, Wellingborough (Policy Site 5) 600 

East of Eastfield Road, Wellingborough (Policy Site 6) 75 

Land at High Street, Wellingborough (Policy TC9) 113 

Alma Street/High Street (Policy TC10) 50 

Former Post Office Sorting Depot, Midland Road, 
Wellingborough (Policy TC8) 

23 

Leys Road/Highfield Road, Wellingborough (Policy Site 7) 40 

Land at Milner Rd and south of Kenmuir Rd, Finedon (Policy 
Site 8) 

90 

Total 1221 

 
2.4 Neighbourhood plans once made are also part of the development plan for the area. 

There are several within the borough which allocate sites for housing. The Earls Barton 
Neighbourhood Plan was made on 19 January 2016; the Wollaston Neighbourhood Plan 
was made on 20 December 2016 and the Irchester, Knuston and Little Irchester 



 

5 
 

Neighbourhood Plan was made on 16 October 2018. The sites allocated through the 
neighbourhood plans are listed below. 

 
 Table 5: Sites Allocated in Neighbourhood Plans 
 

Neighbourhood Plan Sites Anticipated 
Dwelling 
Capacity 

Allocation at the Grange, Earls Barton (Policy EB.G1) 280 

Land East of Hookhams Path, Wollaston (Policy HA1) 80 

196 Hinwick Road, Wollaston (Policy HA2) 2 

190 Hinwick Road Wollaston (Policy HA3) 2 

Land off Austin Close, Irchester (Policy 3) 75 

Land south of James Street, Irchester (Policy 4) 75 

Total 514 

 
 
 House Prices 
 
2.5 The table below shows the average house price by property type in the borough between 

January 2016 and January 2020. During this time average house prices rose from 
£175,176 to £207,836 (18.6% increase). The average house prices for England for the 
same period rose from £220,361 to £251,711 (14.2% increase). The borough therefore 
remains relatively affordable, but prices have increased more than the national average. 

  
 Figure 1: Average House Price by Type of Property in Wellingborough 
 

 
Source: UK House Price Index 

 
2.6 The table and graph below show the average house price sales by type between April 

2018 and March 2019 compared to other areas in North Northamptonshire. 
Wellingborough has the second highest average prices after East Northamptonshire. 
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  Figure 2: Average House Price Sales by Property Type in North Northamptonshire 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Land Registry – UK house Price Index 

 
 
Table 6: Average House Price Sales by Property Type in North Northamptonshire 
 

  Detached Semi-
Detached 

Terraced Flats Total 
Average 

Corby £294,506 £176,335 £144,477 £98,417 £178,434 

East 
Northamptonshire 

£351,658 £213,642 £177,460 £123,116 £216,469 

Kettering £318,778 £196,410 £159,982 £111,021 £196,548 

Wellingborough £338,969 £205,032 £168,981 £110,340 £205,830 

North 
Northamptonshire 

£325,978 £197,855 £162,725 £110,723 £199,320 

 
 
Household Income 
 

2.7 The following table summarises household income data provided by CACI, across both 
national and local settings. This data shows that Wellingborough as a whole has slightly 
lower household income than the national figures for both the UK and England across the 
different comparative measures. 

 
 Table 7: Household Income 
 

Location Mean 
income 

Median 
income 

Lower 
Quartile 

Upper 
Quartile 

UK £41,125 £33,124 £18,552 £55,437 

England £41,851 £33,820 £18,945 £56,487 

Wellingborough £38,611 £31,174 £17,743 £51,905 

Corby £36,808 £29,994 £17,394 £49,324 
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East 
Northamptonshire 

£43,936 £36,425 £20,849 £59,112 

Kettering £41,420 £33,984 £19,390 £55,736 

Wellingborough 
Urban 

£37,177 £30,515 £17,853 £49,747 

Wellingborough 
Rural 

£45,725 £38,536 £22,719 £61,115 

 
 
2.8 When compared to the other authorities in North Northamptonshire the borough has the 

lowest income other than Corby. This contrasts to the second highest house prices, 
which makes house prices relatively more unaffordable for local residents in the borough. 
It is not clear whether this could impact on housing delivery rates directly. Whilst sales 
might be less affordable to local residents they will still be being purchased by those from 
elsewhere. It does however impact on the ability to meet local needs. It will also have an 
impact on the affordability factor used to calculate housing requirements for the housing 
delivery test. 

 
2.9 There is also a disparity between the income of Wellingborough’s urban area, and its 

rural areas with the rural areas having significantly higher income rates than the town and 
above the national averages across the range of comparative measures. This is likely to 
make dwellings in the town more unaffordable to those currently living in the town. 

 
 

Housing Land Supply and Delivery 
 
Housing Completions  
 

2.10 The following table shows dwelling completions by settlement/area between 2011/12 and 
2019/20. These figures do not include the national adjustments for net student and net 
other communal accommodation, which are included in the net homes delivered for the 
calculation of the housing delivery test. 

 
Table 8: Net Dwelling Completions by Location 
 

Net Dwelling Completions by Location 
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Wellingborough 71 82 207 332 282 168 140 229 240 1751 

Earls Barton 2 9 4 38 54 26 90 87 63 373 

Finedon 3 5 13 5 15 39 12 6 15 113 

Irchester 0 4 0 1 1 3 10 2 5 26 

Wollaston 17 7 4 1 7 3 5 6 2 52 

Rural housing 
(outside the four 
named villages) 

29 9 27 7 21 8 17 9 29 156 

Total 122 116 255 384 380 247 274 339 354 2471 
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2.11 The past delivery data shows peak delivery rates for the borough were achieved in 
2014/15 and 2015/16, they fell significantly in 2016/17, but have been increasing again 
since that time, including in 2019/20. In accordance with the spatial strategy in the JCS 
most completions have taken place in the growth town of Wellingborough. The delivery in 
the town has been increasing year on year since 2017/18 and 2019/20 saw the most 
completions in the town since 2015/16. Earls Barton has already exceeded its housing 
requirement for the plan period. Delivery in Finedon has been in line with JCS targets, 
but delivery in other villages has been low, particularly in the smaller villages. The 
increase in delivery in the rural area in 2019/20 was as a result of an additional 19 
pitches for travellers. The rural area outside of the four named villages have so far only 
delivered 29% of the JCS target for the plan period or delivered 64% of the level they 
should have at this point in the plan period to meet the JCS target. 

 
2.12 Overall delivery against the JCS targets is set out below. This shows that the annual JCS 

target has only been met in three years of the plan period so far, including the most 
recent monitoring year.  

 
  Table 9: Net Completions Against JCS Requirements 
 

Performance against Objectively Assessed Housing Requirement 
as set out in the North Northamptonshire Joint Core Strategy 2011 
– 2031 

Year JCS Target Annual 
Delivery 

Annual Performance 

2011/12 350 122 34.9% 

2012/13 350 116 33.1% 

2013/14 350 255 72.9% 

2014/15 350 384 109.7% 

2015/16 350 380 108.6% 

2016/17 350 247 70.6% 

2017/18 350 274 78.3% 

2018/19 350 339 96.9% 

2019/20 350 354 101.1% 

Total 3150 2471 78.4% 

 
 
2.13 As referred to above the Sustainable Urban Extensions (SUEs) are key parts of the JCS 

spatial strategy. In recognition of this the JCS includes a monitoring trigger that in the 
event that the SUEs fail to deliver 75% of the projected housing completions in three 
consecutive years (based on the trajectories set out in Appendix 4 of the JCS) the Joint 
Planning Committee (JPC) will undertake a partial review of the JCS to ensure that 
the objectively assessed need for housing in the Housing Market Area is met. The table 
below sets out delivery on the two SUEs (Wellingborough East and Wellingborough 
North) in the borough to date. This shows that there has been significant under-delivery 
on the SUEs, which will be having an effect on delivery across the borough as a whole. 
Completions on Wellingborough East are however taking place and increasing. 
Wellingborough North has not had any completions yet but major infrastructure works are 
now underway, including the strategic drainage and highways for phase 1. Some 
completions are anticipated over the next monitoring year. 
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 Table 10: Net Completions on the Sustainable Urban Extensions 
 

JCS Monitoring Trigger for the Sustainable Urban Extensions 
 

Year WEAST 
JCS 

WEAST 
75% of 

JCS 

WEAST 
Delivery  

WNORTH 
JCS 

WNORTH 
75% of 

JCS 

WNORTH 
Delivery 

2016/17 125 94 0 25 19 0 

2017/18 175 131 0 200 150 0 

2018/19 250 188 57 250 188 0 

2019/20 250 188 158 250 188 0 

Total 800 601 215 725 545 0 

 
 
2.14 The JPC considered the implications of this monitoring trigger at its meeting on 25 July 

2019. In the report to the 26th April 2018 JPC, the Joint Planning and Delivery Unit 
(JPDU) set out legal advice that the SUE performance trigger alone should not 
necessitate an immediate review of the JCS. This is because, notwithstanding the 
slower-than-planned development of the SUEs, all the Councils can demonstrate a 5-
year supply of housing land and a realistic trajectory for delivering the JCS housing 
requirements over the plan period. An immediate update of the JCS is not therefore 
necessary. The JPDU is considering with the local planning authorities what additional 
work could be undertaken to address the implications of the SUE monitoring trigger. 

 
2.15 The following table shows overall completions by size of site between 2016 and 2019. It 

shows that most completions have taken place on sites of over 100 dwellings and the 
next largest number on small sites below 10 dwellings. 

 
 Figure 3: Net Completions by Size of Site 
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2.16 The following table details the level of windfall completions in the Borough since 2011. 
The NPPF defines windfall sites as those which have not specifically been identified in 
the development plan. They normally comprise previously developed sites that become 
unexpectedly available. The table shows that windfalls have made a significant 
contribution to the delivery of housing in the borough in recent years, but that this is 
generally declining. With the adoption of the PBW in February 2019, it is anticipated that 
allocated sites will make more of a contribution to supply in the coming years. The 
contribution of small sites on previously developed land (which excludes garden land and 
any other greenfield sites) is fairly consistent. It is therefore anticipated that this level of 
supply will continue. 

 
 Table 11: Net Completions on Windfall Sites 
 

Year Total 
Completions 

Windfall Completions Windfall completions on 
previously developed 

land on sites of less than 
10 dwellings 

2011/12 122 122 100% 44 36.1% 

2012/13 116 63 54.3% 36 31.0% 

2013/14 255 235 92.2% 54 21.2% 

2014/15 384 323 84.1% 52 13.5% 

2015/16 380 265 69.7% 54 14.2% 

2016/17 247 173 70.0% 54 21.9% 

2017/18 274 165 60.2% 67 24.5% 

2018/19 339 137 40.4% 45 13.3% 

2019/20 354 112 31.6% 54 15.3% 

Total 2471 1595  460  

Average 275 177  51  

 
2.17 The table below sets out completions on previously developed land and greenfield land. 

It shows that completions on previously developed land have been decreasing and those 
on greenfield land have been increasing. This is as a result of fewer windfall completions 
and more completions being delivered on the allocated sites which are predominantly 
greenfield, in particular the two SUEs. This trend is therefore expected to continue as 
delivery on allocated sites will increase in future years. 

 
 Table 12: Net Completions on Previously Developed Land 
 

Year Overall 
Completions 

Completions on 
Previously Developed 
Land 

Completions on 
Greenfield Sites 

2016/2017 247 220 89% 27 11% 

2017/2018 274 149 54% 125 45.7% 

2018/2019 339 142 42% 197 58% 

Totals over 
HDT period 

860 511 59% 349 41% 
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2.18 The table below breaks down the number of completions in the borough over the HDT 
period into those completed by private developers, those completed through housing 
associations, self-build developments and other forms of specialist housing. 

 
 Table 13: Net completions by Developer type 
 

 Overall 
Completions 

Completions 
by Private 
Developer 

Completions 
by Housing 
Association 

Completions 
as Self Build 

Completions 
by Other- 
Specialist 
Housing 

2016/2017 247 175 71% 58 23% 14 6% 0 0% 

2017/2018 274 185 67% 36 13% 13 5% 40 15% 

2018/2019 339 218 64% 66 20% 10 3% 45 13% 

Totals 
over HDT 
period 

860 578 67% 160 19% 37 4% 85 10% 

 
2.19 Private developments make up the significant majority of all completions (67%) whilst 

housing association units have made up 19%, specialist housing 10% and self-build just 
4%. For the purposes of this assessment, self-build has been classified as any single 
dwelling development to align with the methodology used in the Authorities Monitoring 
Report. There has been a growth in all types of housing development, since 2016/17 
other than self-build units which went down from 14 to 10 completions in 2018/19. The 
proportion of each developer type has remained relatively static other than the growth of 
specialist housing which has accounted for 13% in the final monitoring year as opposed 
to 0% in the first year. 

 
2.20 The table below seeks to show the length of time between determining an application 

and works starting on-site. This demonstrated that over the HDT period there is an 
average of 11.6 months between an application being approved and works commencing. 

 
 Table 14: Length of time taken between determination of applications and starting on-site 
 

Year No. of 
applications 
started 
during year 

Average 
length of time 
between 
determination 
of application 
and starting 
on site  

Average size 
of 
development 
started 

No. of major 
developments 
started 

2016/2017 40 9.1 months 11 dwellings 4 

2017/2018 49 14.8 months 6 dwellings 7 

2018/2019 33 9.9 months 7 dwellings 2 

Average over 
HDT period 

41 11.6 months 8 dwellings 4 

 
2.21 This data is broken down further to try and determine if factors such as size of 

development impact on this average. The longest average time between approval and 
start was in 2017/18 with an average of 14.8 months. This was also the year with the 
most commencements on major developments, although interestingly not the highest 
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average development size overall. It would suggest based on this data that increased 
numbers of major developments can impact on the length of time before a site is started. 

 
2.22 It should be noted that although 2016/17 has the highest average size of development 

being commenced, this is largely due to a development of 280 dwellings being started in 
Earls Barton which may explain the higher average size of development coupled with the 
lowest average time taken between determination and commencement. 

 
2.23 The following chart shows the amount of time taken between determining outstanding 

major applications4 and the first recorded residential completion on site. These 
applications vary widely in size and complexity, although it is clear that the majority of 
applications complete their first dwelling within 2.5 years of determination. It also 
however makes clear that very few applications record a completion within the first 12 
months after determination. 

 
2.24 There are three applications that have taken notably longer than the others. The longest 

amount of time recorded was 133 months (11.8 years) between outline consent on the 
Wellingborough East SUE and the first completion on the site. Given the size, complexity 
and infrastructure requirements on this site it is not surprising that it took a considerable 
amount of time to record a completion.  There were also a number of reserved matters 
applications required and pre-commencement conditions that needed to be met. The 
second longest time taken was 110 months (9.17 years)for a development of 12 units at 
Henshaw Road, Wellingborough and the third longest took 59 months (4.92 years)for a 
development of 14 dwellings at 32 Compton Road, Wellingborough. These two 
applications appear to have had site specific issues resulting in delays although both had 
unilateral undertakings. It is not clear whether viability may have been an issue. 

 
 Figure 4: Length of Time between Determination and First Completion 

           
                                            
4
 Where 10 or more homes will be provided or the site has an area of 0.5 hectares or more. 
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2.25 The chart shows the variations in the length of time taken between granting consent to a 

major application and the development providing a contribution towards the borough’s 
housing delivery. The time taken at this stage cannot always be affected or controlled by 
council activity other than through the mandatory three year time condition for 
implementing the planning permission. The length of time taken is dependent on a variety 
of factors including local and national economic trends and/or site specific factors/issues. 
It may also be as a result of the need to comply with pre-commencement conditions or 
S106 obligations. 

 
2.26 It is also useful to consider the above graph in the context of national trends and figures. 

Lichfield’s ‘Start to Finish’ report5, provides a national picture of housing delivery 
including the length of time between outline decision and the first completion on large 
sites. This document assessed a number of large development sites across the country 
and identifies an average lead in time from outline approval to first completion both on 
sites of over 500 dwellings and over 2000 dwellings. On average sites of 500-999 units 
take 3.1 years to deliver a completion from outline approval and those developments of 
over 2000 units take 2.9 years on average. 

 
2.27 Only one site of more than 2000 dwellings has recorded its first completion over the past 

3 years in Wellingborough, that of the Wellingborough East SUE (WEAST)6. From 
original outline permission to first recorded completions, it was over 12 years (133 
months). The complexity and level of infrastructure required on WEAST has been a 
major delaying factor in the delivery of the first completion on this site. Throughout this 
period various revised applications, and reserved matters applications have been 
received and approved. The impacts of the 2008 financial crash should also be taken into 
account in providing reasons for the substantial lead in time on this site. The viability of 
the site has had to be reassessed and the S106 contributions varied accordingly. 

 
  Housing Land Supply 
 
2.28  The following table shows net dwelling commitments through outstanding planning 

consents as at 31 March 2020. 
 
 Table 15: Net Dwelling Commitments as at 31 March 2020 by Parish 
 

Location Net Commitments 

Wellingborough 7348 

Earls Barton 119 

Finedon 51 

Irchester 18 

Wollaston 13 

Remaining rural area 57 

Total 7606 

 

                                            
5
 Start to Finish: What factors affect the build-out rates of large scale housing sites?, Second Edition, Lichfields, 

February 2020  
6
 Also known as Stanton Cross 
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2.29 The above table shows that in accordance with the spatial strategy of the JCS most of 
the existing commitments are within the growth town of Wellingborough. They also 
exceed the JCS requirements even without taking account of past completions. This 
indicates that the council has been planning positively for growth in terms of granting 
consent for new housing. Of the commitments 6433 (or 84.6%) are with the two SUEs. 
This shows the reliance on the SUEs for housing land supply. 

 
2.30 An assessment of outstanding commitments by size of site shows that most 

commitments are on sites above 350 dwellings. This is as a result of commitments on the 
two SUEs and Park Farm Way/Shelley Road which is a site for 600 dwellings. The next 
greatest amount of commitments is on small sites below 10 dwellings. There are no 
commitments on medium size sites between 60 to 150 dwellings. 

 
 Figure 5: Net Commitments by Size of Site 
 

 
 
 
2.31 The graph below shows the current outstanding commitments in the borough yet to 

record a completion, and the length of time since the application was determined. A 
proportion of these sites will be undertaking groundworks and infrastructure works but 
have not recorded any housing completions as of the release date of the Housing 
Delivery Test (February 2020). This table is intended to compliment the table above 
which records the length of time between determination and first completions. The table 
includes the Wellingborough North SUE7 which at present has not recorded any 
completions in the 84 months (7 years) since its outline approval. 

 
 
 
 
 
 
 

                                            
7
 Also known as Glenvale Park 
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Figure 6: Length of Time Since Determination of Outstanding Commitments 
 

 
 
 
2.32 The longest recorded outstanding commitment without a completion is the original 

application for the Wellingborough North SUE which has been committed for over 80 
months without a single completion. Similar to the Wellingborough East Sue the size and 
complexity of this development means a considerable lead in time is to be expected, it is 
anticipated that the first completions on this site will be within the next monitoring year 
(2020/2021).  The majority of applications yet to record a completion have been 
determined 2.5 years ago or less which would make it broadly in line with the evidence 
above that completions normally take place within 2.5 years of granting consent. This is 
also to be expected as most applications which have not been started within 3 years will 
lapse. 

 
2.33 The following table shows the current status of the allocated housing sites. It shows that 

a number of sites still do not have planning consent. A total of 580 dwellings or 33% of 
the allocated supply remains without planning consent. 
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 Table 16: Current Status of Allocated Sites 
 

Site 
Anticipated 

Dwelling 
Capacity8 

Status 

George Cox Shoes, 46 Westfield 
Road, Wellingborough 25 

Consent granted,  45 dws have 
been completed 31 dws 
remain as commitments 

Windsor Road, Wellingborough 
(Policy Site 3) 

60 No consent 

Hardwick Park, Wellingborough  45 Consent granted for 40 dws 

Land between Finedon Rd and 
Nest Lane, Wellingborough 
(Policy Site 4) 

100 No consent 

Park Farm Way/Shelley Road, 
Wellingborough (Policy Site 5) 

600 
Outline planning consent 

granted for 600 dws 

East of Eastfield Road, 
Wellingborough (Policy Site 6) 

75 No consent 

Land at High Street, 
Wellingborough (Policy TC9) 

113 Consent granted for 114 dws  

Alma Street/Cambridge Street 
(Policy TC10) 

50 No consent 

Former Post Office Sorting 
Depot, Midland Road, 
Wellingborough (Policy TC8) 

23 No consent 

Leys Road/Highfield Road, 
Wellingborough (Policy Site 7) 

40 No consent 

Land at Milner Rd and south of 
Kenmuir Rd, Finedon (Policy Site 
8) 

90 
Planning consent granted on 
part of the site for 50 dws and 

development commenced  

Allocation at the Grange, Earls 
Barton (Policy EB.G1) 

280 
Planning consent granted and 

development commenced 

Land East of Hookhams Path, 
Wollaston (Policy HA1) 

80 

No consent – pre-application 
discussions have taken place 

and  an application has 
recently been submitted 

196 Hinwick Road, Wollaston 
(Policy HA2) 

2 
Outline planning consent 

granted 

190 Hinwick Road Wollaston 
(Policy HA3) 

2 No consent 

Land off Austin Close, Irchester 
(Policy 3) 

75 No consent 

Land south of James Street, 
Irchester (Policy 4) 75 

No consent - outline planning 
application has been submitted 
and is awaiting determination 

  

                                            
8
 From the plan 
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  Projected Completions 
 
2.34 Anticipated housing supply for 2020 to 2031 is set out in the Housing Land Supply report. 

A summary is provided below. 
 
 Table 17: Housing Land Supply 
 

Housing Supply 2011-2031 
 

 JCS 
Requirement 

Completions 
2011-2020 

Anticipated 
Supply 2020 - 

2031 

Total 2011-
2031 

Wellingborough 5750 1751 6001 7752 

Earls Barton 250 373 119 492 

Finedon 150 113 111 224 

Irchester 150 26 158 184 

Wollaston 160 52 95 147 

Rural housing 
(outside the four 
named villages) 

540 156 68 224 

Windfall (whole 
borough) 

  408 408 

Lapse Rate 
(whole borough 

  -17 -17 

Total 7000 2471 6943 9414 

 
 
2.35 This table shows that, taking account of dwellings already built and those anticipated to 

be built throughout the remainder of the plan period, delivery is expected to significantly 
exceed JCS requirements. The borough therefore has sufficient housing land supply. 

 
 
 
 Determination of Planning Applications 
 
2.36 The following graph shows the percentage of planning applications processed within 

agreed timescales since 2013. Major developments include applications for 10 or more 
dwellings. The statutory targets are to determine minor applications within 8 weeks and 
major applications within 13 weeks, albeit extensions of time can be agreed with the 
applicant. There has been a significant improvement in the rate of processing 
applications, particularly since 2015/16. For 2018/19, 100% of major and minor 
applications were processed within 13 or 8 weeks or other agreed timescales. 
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 Figure 7: Applications Processed Within Agreed Timescales 

 
 
 
2.37 The above data includes agreed extensions of time with the applicant. These extensions 

can be for a number of reasons, but usually relate to insufficient information being 
available to determine the application. Delays can also be necessary for those 
applications which need to be determined by planning committee depending on the 
committee calendar. In addition delays can be as a result of needing to complete S106 
agreements. During 2018/19, 3 major applications were determined in 13 weeks and 4 
took longer, one application took 172 weeks.  

 
2.38 The table below shows the amount of applications for new dwellings which were 

determined within the statutory time limits. This, when compared with those agreed within 
target (which includes extensions of time), gives an indication of the amount of 
applications where extensions of time are agreed. 
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 Table 18: Time Taken to Determine Planning Applications 
 

 2016/17 2017/18 2018/19 2019/20 

Majors decided within statutory time 16.67% 13.33% 25.00% 18.18% 

Minors decided within statutory time 33.80% 44.29% 44.44% 41.38% 

     

Majors within target 83.33% 93.33% 100.00% 100.00% 

Minors within target 79.71% 97.14% 100.00% 100.00% 

 
 
2.39 S106 agreements are often required to accompany planning consents to ensure that the 

impacts of development are suitably mitigated. Between 2016/17 and 2019/20 seventeen 
S106 agreements were signed which related to housing applications. The time taken to 
finalise these agreements varied enormously. The quickest was 7 weeks from approving 
the principle; the longest took 191 weeks (3.66 years). Typically these S106 agreements 
took between 13 and 76 weeks to finalise. The complexity of S106 agreements is very 
varied, those agreements relating to larger sites will take longer to negotiate and often 
involve a number of bodies.  

 
2.40 Viability assessments are undertaken where delivery of all developer contributions 

identified is considered potentially problematic. Developers are expected to provide 
financial information and this is independently assessed. During the period between 
2016/17 and 2019/20 a total of 8 viability assessments were undertaken on applications 
involving new dwellings. This averages 2 assessments per year. This helps to ensure 
that applications granted consent are viable and deliverable. 

 
2.41  Between 2016/17 and 2019/20 pre-application advice was provided on 204 cases 

involving new dwellings, an average of 51 cases per year. The aim of this advice is to 
ensure any issues are identified and addressed early on and to increase the quality of 
planning applications which should result in quicker determinations. 

 
2.42 Over the housing delivery test period permission has been granted for 7443 dwellings as 

set out below. This exceeds the JCS requirement of 7000 dwellings, without even taking 
account of completions. 

 
 Table 19: Number of Net Dwellings Granted Permission per year (1 April – 31 March) 
 

Year Net Dwellings Granted 

2016/17 3775 

2017/18 3467 

2018/19 201 

Total 7443 

 
2.43 During the first two years of the period, consent was granted for the two SUEs 

(Wellingborough East in 2016/2017 and Wellingborough North in 2017/18). Both these 
SUEs account for over 3000 of the dwellings granted in those years, providing an 
explanation as to why the 2018/19 figure appears so different to the proceeding year’s 
figures. 
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 Summary of Root Cause Analysis 
 
2.44 The following section summarises what the data gathered is saying about local delivery. 
 

 House prices remain relatively affordable, but have increased more than the 
national average. 

 Household income is relatively low, which will have an impact on affordability. 

 The local plan is up-to-date and allocates sufficient sites to meet housing 
requirements. This is supported by a number of neighbourhood plans which also 
allocate housing sites. 

 Past completions have not met annual JCS requirements except in the period 
2014-2016. Overall there is a significant shortfall in delivery compared to JCS 
requirements. 

 Completions, in accordance with the JCS spatial strategy, have been 
predominantly in the town. With the exception of Earls Barton and Finedon, 
delivery in the rural area has been significantly below the level required by the 
JCS to date. 

 There has been significant under-delivery on the SUEs, although completions are 
now accelerating on Wellingborough East (Stanton Cross), there have been no 
completions on Wellingborough North (Glenvale Park) although development is 
underway. 

 Completions have taken place on a range of size of sites but mainly large sites 
over 100 dwellings and small sites under 10 dwellings. 

 A large proportion of completions have been on windfall sites, but this is declining. 
The amount of windfall completions on previously developed land on sites of less 
than 10 dwellings however remains consistent. 

 The level and proportion of completions on previously developed land has been 
falling whilst those on greenfield sites has been increasing. This is as a result of 
the larger allocated sites starting to deliver; this trend is therefore expected to 
continue.  

 Most completions are from private developers. Over the HDT period 67% of 
completions were by private developers, 19% by Housing Associations, 4% by self 
builders and 10% by others. 

 The length of time between determining applications and starting on site averages 
11.6 months, but there is a large variation. 

 It takes on average 2.5 years from determining a major application to gaining a 
completion on the site. 

 There are sufficient extant commitments to meet housing requirements. 

 Commitments are predominantly on sites over 350 dwellings. This is as a result of 
most commitments being on the two SUEs. 

 Current outstanding commitments without any starts are generally less than 2.5 
years old. 

 A number of allocated sites do not have current planning consents. 

 Anticipated delivery over the plan period taking account of past completions and 
projected completions is expected to significantly exceed housing requirements. 

 Planning applications are determined within agreed timescales, however 
extensions of time to statutory time limits are often agreed. 

 There is a large variation in the time taken to agree S106 agreements. 

 A significant number of dwellings have been granted consent during the 3 year 
HDT period, enough to exceed the JCS requirements. 
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3.0 Key Actions and Responses 
 
3.1 From the evidence gathered in the housing delivery analysis it is clear that issues with 

housing delivery in the borough are not related to a lack of housing land supply. There is 
therefore no need to consider a call for sites for the borough and no need to review the 
local plan at this stage. Delays in completions on the SUEs have however had a 
significant impact on delivery overall. The borough is also heavily reliant on delivery from 
private developers and very large or small sites. The issues that the borough council can 
look at to aid and accelerate delivery are listed below; these will be considered further in 
the following section. 

 

 Support delivery on the SUEs 

 Identify options for diversifying the housing market 

 Aim to increase delivery in the rural area 

 Work with land owners to achieve consents on allocated sites 

 Continue to ensure planning applications are determined within agreed timescales 

 Ensure S106 agreements are completed in a timely manner 

 Ensure applications can be commenced quickly following determination, by 
ensuring planning conditions are kept to a minimum and that viability issues have 
been appropriately addressed 

 
 
Sustainable Urban Extensions 

 
3.2 The SUEs are the key delivery sites for North Northamptonshire as a whole. As has 

been noted above there have been significant delays in housing delivery on both 
Wellingborough East and Wellingborough North, although both are now progressing.  
The borough council has made a significant effort to support delivery of both these sites 
over the years and has built up a good working relationship with both site promoters and 
delivery partners. 

 
3.3 Each SUE has a dedicated senior development management officer who leads on all 

applications relating to the site. This enables a single point of contact and ensures a 
continuity of decision making.  It is important to note however that these officers also 
have had other case work and manage and review other officers, so they are not 
dedicated full time to working on the SUEs. However, the other workload has reduced to 
provide greater focus on the SUEs. 

 
3.4 There is a Planning Performance Agreement (PPA) in place for Wellingborough East 

which started in February 2020 and covers 18 months from this period. This provides 
extra resources to support the senior development management officer and provides 
one day a month of advice and support from the Design Manager at the Joint Planning 
and Delivery Unit. A project plan is also prepared and worked through as part of this 
arrangement. 

 
3.5 Monthly planning meetings take place for each SUE with the case officer, the Principal 

Planning Manager, the site promoters and their consultants. This includes 
representatives from other organisations such as Northamptonshire Highways and 
Education where necessary. These meetings generally work well and ensure issues are 
addressed in a timely fashion. In the case of Wellingborough East wider project 
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meetings take place every three months to provide an update on progress. This includes 
SEMLEP, statutory consultees and landowner representatives. A strategic group is also 
being established with the Principal Planning Manager’s involvement to ensure the 
Isham to Wellingborough Improvement (IWIMP), a key piece of highway infrastructure, is 
taken forward. In terms of the current consent delivery on Phases 2 and 3 are dependent 
on new infrastructure delivery. 

 
3.6 Due to the small size of the establishment of the Borough Council of Wellingborough it is 

not possible to provide in house expertise on a number of issues. This includes urban 
design, landscaping and viability. These are therefore generally outsourced. This can 
sometimes lead to a delay in obtaining advice. In addition to this there is a network of 
advice and best practice available through a sustainable communities network. Design 
surgeries take place, but consideration should be given to having bespoke project teams 
so that different disciplines come to agreement on solutions for the strategic sites.  

 
Actions 

 Monitor the staff resources available dedicated to the SUEs to ensure applications 
are dealt with expediently 

 Monitor the success of the PPA for Wellingborough East and consider whether it 
is appropriate to extend the approach for future years and on other sites 

 Continue to undertake regular meeting with the site promoters and stakeholders to 
address issues arising 

 Consider whether multi-disciplinary project teams can be established to support 
delivery of the SUEs 

 
 
Diversify the Housing Market 

 
3.7 The root cause analysis established that housing delivery is reliant on private house 

builders, with only 19% delivered by Registered Providers. This is in part as a result of 
the council not currently holding any of its own housing stock and not making any direct 
provision. In order to diversify the market it would help to work closely with Registered 
Providers and Homes England to see if they can assist in delivering more stock in the 
borough. This could include market products as well as affordable housing tenures. 
There is a need to engage regularly with our delivery partners to obtain up-to-date 
information on build-out on current sites, identify barriers and discuss how these can be 
addressed. The potential of Homes England grant funding for schemes also needs to be 
better understood. 

 
3.8 The evidence also showed a limited contribution by self builders. The recently adopted 

Plan for the Borough of Wellingborough (PBW) includes two new policies to encourage 
self and custom build housing (Policies H5 and H6). Policy H5 seeks to deliver 5% of the 
plots to be self-build or custom build on sites over 50 dwellings or 1.4 ha. Policy H6 
seeks to support single plot affordable exception sites in the rural area. A Supplementary 
Planning Document is currently in preparation to provide more guidance on this policy. It 
is hoped that these policies will increase the delivery of self build dwellings and also help 
small and medium sized (SME) builders9 who tend to prefer smaller sites.  

                                            
9
 Small and medium-sized enterprises (SMEs) are defined by defined by the European Union as enterprises which 

employ fewer than 250 persons and which have an annual turnover not exceeding EUR 50 million, and/or an 
annual balance sheet total not exceeding EUR 43 million 
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3.9 Like all local authorities the council has a self build register of those interested in 

acquiring a plot to build their own home. The register currently contains information on 61 
individuals10. The vast majority of these people are looking for individual serviced plots 
for full ownership, although there are a few individuals interested in shared ownership, 
group self-build or developer led schemes. A recent study undertaken by The Three 
Dragons11 estimated that potential demand could be for 43 plots per year. Opportunities 
to facilitate self-build properties should therefore be encouraged. 

 
3.10 The evidence gathered also identified that there were not many medium sized sites 

delivering housing in the borough. Sites tend to be either small or very large. 
Encouraging this medium size site is important. Many of the sites allocated within the 
PBW or the neighbourhood plans fall within this category, these sites are considered 
further below. Medium sized site are likely to be more accessible  to SME homebuilders 
and are less likely to have significant infrastructure requirements meaning delivery is 
likely to be quicker. 

 
3.11 In 2017 the Government published its Housing White Paper entitled ‘Fixing our broken 

housing market’ which described the problems in the homebuilding industry. In order to 
overcome the challenges identified the Government included priorities to build homes 
faster and diversify the market. Its proposals for how to achieve these priorities included 
taking steps to address the skills shortage by growing the construction workforce, 
backing small and medium sized (SME) homebuilders, bringing in new contractors 
through the Accelerated Construction Programme and boosting productivity and 
innovation by encouraging Modern Methods of Construction (MMC). 

 
3.12 One of the potential benefits to using more MMC is the reduction in time it takes to build 

homes. The report by the National Audit Office entitled ‘Using modern methods of 
construction to build homes more quickly and efficiently’ found using new methods of 
construction could reduce construction time by more than half and enable up to four 
times as many homes to be built with the same on-site labour. Other benefits identified 
include: improved quality; improved safety for workers; local employment; efficient use of 
materials and reduction in energy consumption. A Housing, Communities and Local 
Government Select Committee identified a number of barriers to using MMC12, many of 
which are beyond the remit of the borough council however lack of access to land was 
one of the issues identified. It is hoped that by identifying medium sized sites access to 
land suitable for MMC can be improved. The council can also seek to work with other 
partners including SEMLEP13 and the JPDU to encourage the use of MMC.  

 
 
 Actions 

 Continue to work with Registered Providers and Homes England to increase 
housing delivery in the borough. 

 Encourage and support self build and custom build housing 

 Work with partners to encourage Modern Methods of Construction 

                                            
10

 Interested parties are currently able to register on any local authority register, so there may be some duplication 
of demand. 
11

 Wellingborough Custom and Self Build Demand Assessment Framework, December 2018, Three Dragons 
12

 https://publications.parliament.uk/pa/cm201719/cmselect/cmcomloc/1831/183105.htm 
13

 The South East Midlands Local Industrial Strategy includes an ambition to work with local authorities to piolot 
‘Settlements of the Future’ concepts which includes MMC 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
https://www.nao.org.uk/wp-content/uploads/2005/11/mmc.pdf
https://www.nao.org.uk/wp-content/uploads/2005/11/mmc.pdf
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Rural Area 
 

3.13 The root cause analysis showed significant under delivery of dwellings in the rural area to 
date when compared to the anticipated rates in the JCS, with the exception of Earls 
Barton and Finedon. This is therefore an area where additional effort can be focused. 
The council currently has a rolling programme of Housing Need Surveys for the villages. 
In the past these had been undertaken in house, but the last few have been out sourced. 
The surveys have identified an unmet housing need in a number of villages. The council 
therefore should take a more proactive role in ensuring delivery of rural housing need. 
These generally take place on sites adjoining villages known as rural exception sites14. A  
Supplementary Planning Document is currently in preparation to support and encourage 
this. This will involve working with parish councils and registered providers. 

 
3.14 The borough council has already worked with a number of parishes to deliver 

neighbourhood plans. These are an important mechanism for delivering housing sites in 
the rural area. Neighbourhood plans can test for higher levels of growth than identified in 
the JCS, as demonstrated by the Earls Barton Neighbourhood Plan. The council will 
therefore continue to support neighbourhood planning. 

 
3.15 The policies in the JCS and PBW for the rural area are focused on limiting development 

to that which is required to meet a locally identified need. This approach is aimed at 
protecting the character and environment of the rural area and focusing development in 
the areas where this can be sustainably served by infrastructure, services and facilities. 
As part of the update of the JCS15 it may be appropriate to test options to consider 
whether the policy approach in the rural area should be amended to enable more rural 
development to take place. This would reduce the reliance on a small number of large 
sites in the towns. 

 
 Actions 
 

 Develop an enhanced proactive approach to facilitating rural exception sites to 
meet identified housing need 

 Continue to support neighbourhood plans in allocating sites for housing 

 Consider, as part of the update of the JCS, whether the policy approach to 
delivering dwellings in the rural area should be amended 

 
 

Allocated Sites 
 

3.16 As identified in Table 16, there are a number of sites which are allocated for housing in 
the local plan and the neighbourhood plans which do not currently have planning 
permission. These are generally medium sizes sites and delivery of these would 
therefore provide a good opportunity to diversify the type of sites available.  The 
evidence identified a gap of sites within the 50 to 100 dwelling range. These sites are 
also likely to have less infrastructure requirements and should therefore be able to be 

                                            
14

 Policy 13 of the JCS 
15

 At its meeting on 25 July 2019 the JPC agreed that when an update of the JCS commences it should be referred 
to as the North Northamptonshire Strategic Plan and agreed a provisional timetable to guide future work, 
recognising that this may need revising should there be a change in circumstances. The North Northamptonshire 
Unitary Council will need to agree this as part of the Local Development Scheme for North Northamptonshire. 
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delivered relatively quickly. It is important therefore to try and seek appropriate consents 
on these sites. 

 
3.17 The North Northamptonshire Joint Planning and Delivery Unit with support from the 

borough council recently commissioned Local Partnerships to undertake an analysis of 
stalled housing sites to understand the reasons why they are stalled, and the range of 
interventions needed in order to unlock them. The aim is to identify the typical range of 
impediments to site development and provide the possible ‘tools’ and delivery 
mechanisms that could be applicable to similar stalled sites, in order to enable the 
upscaling of housing delivery across the sub-region. Three of the sites considered as 
part of the study were allocated sites in Wellingborough: 

 Leys Road/Highfield Road, (Policy Site 7) 

 Former Post Office Sorting Depot, Midland Road (Policy TC8) 

 East of Eastfield Road (Policy Site 6) 
 
3.18 The study highlighted a range of common issues and challenges to delivery which are 

typical of many stalled sites in different regions. It should be noted that all the sites 
assessed were within private ownership and, with the exception of the use of planning 
powers, are outside each council’s ownership and control. Landownership can prove an 
impediment to delivery if the landowner is unwilling to bring a scheme forward or dispose 
of their landholding to a housebuilder. The study concluded that the sites are varied and 
will require different approaches to bringing them forward, whether that be the use of 
planning and development briefs or more direct intervention including the use of 
Compulsory Purchase Orders (CPO) with the council leading or assisting the private 
sector or an registered provider in site assembly. The financial appraisals highlight that 
financial viability is challenging and when combined with landowner aspirations, housing 
delivery at these sites remains at risk. Should the market improve over time, this may 
have a positive impact on viability and enable sites to come forward. The report sets out 
a range of housing supply delivery interventions which may be applicable on stalled sites 
across North Northamptonshire and which the new unitary council could consider further 
in order to scale up housing delivery on similar infill sites elsewhere. 

 
3.19 On the specific sites assessed in Wellingborough, the study concluded that the Leys 

Road site was a good residential site that should attract interest and is likely to come 
forward in the short to medium term depending on when the owners choose to release 
the site. In the case of the Post Office site viability is challenging and the owner appears 
to have unrealistically high expectations of land value. Consequently no scheme is 
expected to come forward in the absence of some form of public sector intervention, as a 
last resort (e.g. the use and/or threat of compulsory purchase),and possible joint venture 
working with partners and Homes England. For the East of Eastfield Road site there are 
a number of units on the site with a 10 year leasehold interest. The physical constraints 
to the site are changes in site levels and contamination from previous employment uses 
and a key impediment facing residential development is the need and likely costs 
associated with site assembly. Notwithstanding this, based on cost and sales values 
applied development is likely to be viable. Overall therefore the council (or its successor) 
will need to consider whether delivery intervention is needed on the latter two sites to 
bring forward delivery. 

 
3.20 Several of the other allocated sites which do not currently have planning permission are 

currently owned by the borough council. The council has agreed in principle to transfer 
Windsor Road and Land between Finedon Road and Nest Lane to Greatwell Homes (a 
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local Registered Provider) for housing delivery. The transfer is expected to be completed 
in the short term thereby aiding delivery of these sites. These sites should deliver a total 
of 160 dwellings. Another allocated site (Land at High Street) owned by the borough 
council has planning permission but has not yet been sold. The council used CPO to 
acquire this site and enable its development. It is important that terms for the sale are 
agreed expeditiously to help secure delivery of another 114 dwellings on this site. The 
council also owns a significant part of the site at Alma Street/Cambridge Street, which is 
expected to deliver in the latter part of the plan period. The council therefore has an 
important role to play in delivery on the allocated sites. 

 
3.21 There are three medium sized neighbourhood plan allocated sites that currently do not 

have planning permission. There is however an undetermined application for Land  south 
of James Street Irchester, which is awaiting further information. Delays have largely 
resulted from the need to undertake a viability assessment particularly in respect of the 
level of affordable housing that can be delivered on the site. Detailed pre-application 
discussions have been ongoing with regard to Hookhams Path, Wollaston and an 
application has just been submitted for the site. It is therefore anticipated that both these 
sizes should start to deliver housing in the short to medium term. The third site at Austin 
Close Irchester is in the partial ownership of the parish council and it is understood that 
negotiations with other landowners regarding delivery has taken place. Delivery in the 
medium term is therefore also anticipated here. 

 
3.22 One of the large allocated sites which has not yet delivered any completions is Park 

Farm Way/Shelley Road which is expected to provide up to 600 new dwellings. This site 
was granted outline consent in August 2019 with a S106 agreement. Since that time a 
number of conditions have been discharged and the first reserved matters application 
has been approved. Other discharge of condition applications have been received and 
detailed pre-application advice has been granted on the reserved matters for both 
phases of the housing. With this good progress it is anticipated that delivery will start 
soon.  

 
 Actions 

 Consider whether delivery intervention is needed on the Post Office Site and Land 
East of Eastfield Road to bring forward delivery 

 Complete the land transfer for Windsor Road and Land between Finedon Road 
and Nest Lane 

 Agree the sale for land at High Street to secure housing delivery 

 Ensure appropriate plans are put in place to deliver development on the site at 
Alma Street/Cambridge Street 

 Continue to support delivery of the neighbourhood plan sites 
 
 

Planning Applications 
 
3.23 The root cause analysis shows that the council granted consent for 7443 dwellings during 

the HDT period. The determination of planning applications is not therefore an 
impediment to securing housing land supply. The evidence also shows that the council 
has an excellent record of determining applications within agreed times (100%), however 
a slightly higher number than the national average are as a result of agreed extensions of 
time. Taking account of extensions of time some applications take longer to determine. 
The reasons for this are not always within the council’s control, there are however some 
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measures that can be taken to try to ensure more applications get determined within the 
statutory 8 or 13 weeks. Notwithstanding this, a quality service is as important as a 
speedy one. The council takes a proactive approach to seeking improvements to 
applications to find solutions which mean proposals can be approved wherever possible. 
This can add to the time taken to determine the application, but results in an improved 
outcome. 

 
3.24 It is important to ensure that the development management team is appropriately 

resourced. The amount and complexity of applications per case officer will therefore be 
monitored to ensure appropriate levels of staffing are maintained. The authority already 
supports the staff on the establishment with hiring additional agency workers – this 
enables the council to respond to peaks in service requirements. As major applications 
have markedly increased, the authority has also agreed to extra resources to project 
manage them. The council aims to promote the planning team as ‘ambassadors for high 
quality growth’ and understands the need to ensure staff are managed, supported and 
developed so planning secures the right momentum on growth, and promotes confidence 
in the council. The council has recently been shortlisted for the national Planning Awards 
2020 in the category of local authority planning team of the year.   

 
3.25 Extensions of time may be as a result of insufficient information being available to 

determine the application. To ensure applicants are aware of potential issues early on 
and to ensure that the level and quality of information necessary is provided, pre-
application advice is encouraged. The council offers a high quality paid for pre-
application service and it is hoped that this will result in applications that contain the 
correct information and appropriate schemes, which can then result in quicker 
determinations. Feedback from the private sector on this service has been good. 

 
3.26 Planning Committees are generally held monthly. In some cases it is necessary to extend 

the length of time for determination until the next committee date. These extensions of 
time should therefore normally be relatively short. The council’s scheme of delegation 
sets out which applications need to be determined by committee and which can be 
delegated and determined by officers. It may be possible to revisit the scheme of 
delegation to ensure fewer applications need to be taken to committee; this may help 
speed up determination times. 

 
3.27 The preparation of Section 106 Agreements can slow down the determination period as a 

decision can not be issued until the agreement is signed. The council does not always 
have control over the length of this process, other parties may be involved in negotiations 
including the highways authority and education authority, and the documents need to be 
agreed by both the council’s and the applicant’s legal teams. In order to speed up the 
process the council has used external legal advice rather than the in-house team on 
occasions and unilateral undertakings by the applicants have also taken place.  

 
3.28 As part of the Rural Exceptions Sites SPD an example S106 is included so that 

applicants have an upfront understanding of the council’s position before negotiations 
commence. It is hoped that this will speed up the process for these sites. The open 
space and sports provision developer contributions SPDs also set out in detail how the 
council will calculate contributions. Again this should ensure that S106 negotiations can 
be concluded more swiftly. It should be considered whether other topics typically included 
within S106s could also be included within an SPD. It is possible that the new unitary 
authority for North Northamptonshire may seek to set out its approach to planning 
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obligations across the whole range of services, some of which are currently covered by 
the County Council in a new SPD. It is unlikely that the borough council will commence 
any new SPDs before the new unitary authority is in place.  

 
3.29 Once applications are approved it is important that they can be delivered. A key part of 

the council’s service in recent years has therefore been to ensure any viability issues are 
appropriately taken into account. The planning team has worked with financial viability 
assessors, enhanced its understanding of viability, and developed its partnerships to 
understand what can be achieved. This not only ensures that policy requirements, such 
as affordable housing, are secured wherever possible but that schemes are genuinely 
deliverable. This can however add to the length of time taken to determine applications. 

 
3.30 The evidence shows that there is a variation in the amount of time taken between 

determining an application and work starting on sites and housing completions being 
delivered. Many of the reasons for this will be outside of the council’s control, however 
the council can, in accordance with national guidance in the NPPF, keep planning 
conditions to a minimum and only impose them where they are necessary, relevant to 
planning and to the development permitted, enforceable, precise and reasonable in all 
other respects. Agreeing conditions early is beneficial to all parties involved in the 
process and can speed up decision making. Conditions that are required to be 
discharged before development commences should be avoided unless there is a clear 
justification and will be agreed with the applicant. Discharge of condition applications 
should be determined quickly.  

 
 Actions 

 Keep staff resources under review to ensure that the development management 
team is appropriately resourced 

 Continue to encourage use of the council’s paid for pre-application service which 
has grown considerably over the past two years resulting in better quality 
applications being submitted 

 As part of the plans in working towards the North Northamptonshire Unitary 
Authority  consider whether the scheme of delegation can be revised to ensure the 
appropriate applications need to be determined by committee 

 Continue to use external legal advice to deliver S106 agreements where 
appropriate 

 Continue to use external viability assessors to ensure schemes are deliverable 

 Keep planning conditions to a minimum and avoid pre-commencement conditions 
unless there is a clear justification 

 Ensure conditions are discharged in a timely manner 
 

 

4.0 Project Management and Monitoring Arrangements 
 
4.1 The council already carries out extensive monitoring arrangements for the part 1 and part 

2 local plans, and these are generally reported annually as part of the North 
Northamptonshire Authorities Monitoring Report (AMR). This is supplemented by an 
annual Housing Land Supply Report for the borough. The current intention is that the root 
cause analysis data and the actions set out in this report will be monitored annually and 
reported as necessary when the annual Housing Delivery Test results are published by 
government.  
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4.2 It is however important to recognise that North Northamptonshire is about to undergo 
huge structural changes as the borough council and all other authorities  in this part of 
the county are due to be replaced by a North Northamptonshire Unitary Authority in April 
2021. The responsibility for taking forward monitoring this report after this date will 
therefore rest with that new authority. At this stage it is not yet clear what monitoring and 
reporting arrangements will be in place in the new authority. The borough council will 
however endeavour to progress as many of the actions as possible in its remaining 
months and will continue to gather the necessary data for monitoring and analysis going 
forward. It is however important to recognise that longer term actions, such as potential 
intervention on private sites, will likely require approval of the new authority and the 
priorities for that organisation have not yet been set. Notwithstanding this, it is anticipated 
that the delivery of high quality growth is likely to remain a significant priority. It may be 
however that the new authority may choose to report housing delivery data across the 
whole of the North Northamptonshire area rather than based on the old district 
boundaries. To date only the Borough Council of Wellingborough within North 
Northamptonshire has failed to meet the 95% HDT trigger requiring production of an 
Action Plan 

 
4.3 The world is currently experiencing an unprecedented coronavirus pandemic. The effect 

this is likely to have on housing delivery over the next year, and potentially beyond, is 
unknown. Many building sites have been closed for several weeks and the rate at which 
they will recover construction is unknown. Whilst housebuilders are starting to return to 
sites, practising social distancing may impact on productivity. The effects on people’s 
ability to buy new homes are also unknown.  Purchasers may be nervous in the current 
financial climate about undertaking large financial commitments and may have reduced 
salaries. Planning applications are however still being received and determined, whilst 
staff are predominantly working from home to deliver the service as close to ‘business as 
usual’ as possible. It is therefore anticipated that the implications of the virus will need to 
be addressed in any follow up report. The effects will not of course be unique to 
Wellingborough. 

 


