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1.  Introduction 
 

1.1 About this survey 

 
The parish of Northill is preparing a Neighbourhood Plan laying out its own local 

planning policies, which will come into force provided that the Plan passes an 
independent examination and is approved at a local referendum.  
 

Northill Parish Council requested for a Housing Needs Survey (HNS) to be carried out 
by BRCC to identify the housing needs of local people over the next 20 years, as part 

of the preparation of the Neighbourhood Plan. The survey aimed to assess the need of 
local people for either affordable housing or market housing in Northill. 
 

1.2 Affordable housing  
 

Affordable housing can be affordable rented property (where rent is charged at up to 
80% of market value), or it can be shared ownership in which people can own a share 
in the property and pay rent on the remainder.  It is usually provided by Registered 

Providers such as housing associations.   
 

Affordable housing in rural areas is often progressed through Rural Exception Site 
developments – this is where the planning authority accepts that there is a need for 
affordable housing in the parish, and is prepared to grant an “exception” to planning 

policy, providing that the development is for affordable housing that will be available 
to local people in perpetuity.  A Neighbourhood Plan can contain a Rural Exception 

Site policy. 
 
Households seeking affordable rented accommodation through any new exception site 

development would have to apply through the Bedfordshire Choice Based Lettings 
scheme, through which they would have to demonstrate both a housing need and a 

local connection to Northill.  
 
1.3 Market housing  

 
The market housing policies for the Neighbourhood Plan (e.g. proposed numbers, size 

and type) would need to be based on a broad evidence base. This would include local 
housing need identified through this survey, although the wider housing market would 

also need to be taken into consideration, as there would be no restrictions placed on 
the sale of this housing.  
 

 
 

6



 

 

 

 

 

2. About Northill 
 

2.1 Population and demographics 

 
In 2011 in the parish of Northill there were 923 households containing 2,270 

residents
1
. Compared to 2001, this represents an increase of around 4% in terms of 

households (from 887) but a slight decrease of 1% in terms of residents (from 2,289). 
 

The age profile in 2011 (compared to 2001, and then to Central Bedfordshire as a 
whole in 2011) is shown below.   

 

Age % Northill 2011 % Northill 

2001 
% C Beds 2011 

0 – 15  18.0 21.5 19.6 

16 – 24 8.1 8.2 10.0 

25 – 44  20.4 26.3 26.8 

45 – 64  32.8 29.8 27.9 

65 – 74 12.4 8.5 8.6 

75 – 84  6.3 4.1 5.2 

85+ 2.1 1.7 1.8 

  
There has been a clear ageing on average of the Northill population over 10 years 

between 2001 and 2011 (the proportion of those aged 45+ has risen from just under 
45% to nearly 55%). The age profile is now significantly older than that of Central 
Bedfordshire as a whole. 

 
2.2 Household Composition 

 

 % Northill % Central Beds 

1 person - pensioner 13.0 11.2 

1 person - other 8.0 14.7 

Couple – no children 23.7 20.5 

Couple + dependent children 22.0 23.1 

Couple + non-dependent children 7.2 7.3 

Lone parent + dependent children 4.6 6.5 

Lone parent + non-dependent children 3.1 3.1 

All aged 65 and over 13.7 8.7 

Other 4.8 4.9 

 
There are higher levels of pensioner households than Central Bedfordshire as a whole, 

reflecting the figures in 2.1.  

                                                 
1   2011 census data – other data also from this source unless otherwise specified 

7



 

 

 

 

 

2.3 Housing Tenure  

 

 % Northill % Central Beds 

Owned outright 43.8 31.6 

Owned with mortgage/loan 36.7 40.9 

Shared ownership 0.0 0.8 

Social rented 11.7 13.4 

Private rented  6.5 12.1 

Living rent free 1.3 1.1 

 
The majority of households are owner occupiers in Northill, with higher levels of 

properties owned outright, and lower levels of social and private renting, than the 
Central Bedfordshire averages. 
 

2.4 Dwelling Types 
 

 % Northill % Central Beds 

Detached house 50.8 28.2 

Semi-detached house 35.5 33.8 

Terraced house 11.3 25.3 

Flat 2.0 11.7 

Caravan/other temp. accommodation 0.3 1.0 

 
There are considerably more detached houses, with correspondingly fewer terraced 
houses and flats, in Northill compared to Central Bedfordshire averages. This is likely 

to indicate a relative lack of affordable properties. 
 

2.5 Housing in poor condition 
 

 % Northill % Central Beds 

Households in overcrowded conditions  1.5 4.6 

Households without central heating 2.1 1.7 

Households in fuel poverty (2011) 10.3 9.2 

 
The highest levels of non-decent homes (that do not pass the Housing Health & Safety 

rating system) are found in smaller rural communities, particularly those more 
isolated areas. This is often due to the age of properties, with older housing (more 
common in rural areas) most likely to be in this condition.  

  
Overcrowded housing can highlight areas with pressing needs for more affordable 

housing, and overcrowding counts as a housing need for households applying to join 
the Housing Register.  In 2011 there were 15 households in Northill classified as being 
overcrowded (figures are rounded), which works out as lower than the Central 

Bedfordshire average.  
 

Where central heating is not present, fuel poverty is significantly more likely. 20 
households had no central heating, working out at above the average. Fuel poverty 

levels are also just over the Central Bedfordshire average. 
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2.6 People on low incomes  

 
3.3% of all people in Northill were classified as “experiencing income deprivation” in 

2009, under the Central Bedfordshire average of 8.0%. In 2007/08, 12.2% of 
households were calculated as receiving below 60% of the median income, below the 
Central Bedfordshire average of 15.7%. 

 
7.0% of working age people were claiming DWP benefits in August 2012, under the 

Central Bedfordshire average of 9.5%; and 11.9% of people over 65 were claiming 
pension credit, below the Central Bedfordshire average of 17.7%. 

 
2.7 Households on Central Bedfordshire Council Housing Register 
 

There is currently 1 Northill household on the Central Bedfordshire Council Housing 
Register. This household was assessed as being in Band 2 (lower priority) and needing 

3 bedrooms. 
 
It should be noted that the difficulty of securing affordable housing, particularly in 

villages, can act as a significant deterrent to people in housing need from placing 
themselves on the register; so this figure does not therefore necessarily represent the 

true number of residents in housing need.  
 
Applicants to the register are no longer asked where they would prefer to live, so it is 

not possible to know whether the above household would wish to remain in Northill. 
 

2.8 Health and disability 
 
Limiting illnesses and disabilities can affect the type of housing that people need in 

order to remain independent.  
 

10.0% of those aged 65 and over in Northill (around 45 people) were claiming 
Attendance Allowance (a non-means-tested benefit for severely disabled people aged 
65 or over who need help with personal care) in August 2012, under the Central 

Bedfordshire average of 13.9%. 2.4% of the population were claiming Disability Living 
Allowance, under the Central Bedfordshire average of 3.4%. 

 
14.4% have a limiting long-term illness, equal to the Central Bedfordshire average. 
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3. Housing Availability and Affordability in Northill 

 
3.1 Housing affordability ratio 

 
The ‘affordability ratio’ (median house prices as a ratio of median household earnings) 

for Northill in 2008/09 (latest data available) was 14.2. In other words, houses on the 
market cost on average 14.2 times annual incomes2. 
 

3.2 Dwellings in lower Council Tax Bands 
 

2.9% of dwellings in Northill are in Council Tax Band A, and 9.3% in Band B, 
compared to 8.6% and 20.4% for Central Bedfordshire as a whole. This indicates a 

relative shortage of affordable housing for purchase in Northill. 
 
3.3 Current property availability for sale in Northill 

 
In May 2015, we found 11 residential properties for sale in Northill parish: 

 

No. of bedrooms Number Asking price (range) 

2 bedrooms  2 £250,000 - £300,000 

3 bedrooms  5 £190,000 - £425,000 

4 bedrooms  3 £285,000 - £750,000 

5 bedrooms  1 £770,000 

 
This represents just over 1% of total private housing stock in the parish. None were 

being marketed as shared ownership or retirement properties. 
 

3.4 Property sales over last 3 years 
 
Property sales over the last 3 years in Northill parish can be broken down as follows3: 

 

 2012 2013 2014 

£100,000 and under 0 0 0 

£100,001 – 150,000 2 1 1 

£150,001 – 200,000 7 4 3 

£200,001 – 300,000 10 12 14 

£300,001+ 6 3 14 

Total 25 20 32 

 

Only 4 properties sold for under £150,000 in the last 3 years. The cheapest of these 
(a 2 bedroom cottage) went for £125,000 in 2013.  

 
  

                                                 
2 Data from community profile for Northill (Parish), © ACRE, RCAN, OCSI 2013 
3
  Data sourced from www.rightmove.co.uk 
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3.5 Current property availability for rent in Northill 

 
In May 2015, we found 2 residential properties currently or recently available for rent 

in the parish of Northill: both 3 bedroom houses for £850 and £1,100 per month 
respectively. 
 

3.6  Household income required by first time buyers or renters in Northill 
 

The Department of Communities and Local Government (DCLG) provides a guideline 
that “A household can be considered able to afford to buy a home if it costs 3.5 times 
the gross household income for a single earner household or 2.9 times the gross 
household income for dual-income households.”4  This is reflected in the fact that the 

‘average income multiple’ in lending to first-time buyers in March 2015 was 3.36.5  
 

According to the DCLG guidance, in order to purchase the cheapest property currently 
available in Northill (a 3 bedroom house at £190,000) as a first time buyer, a single 
earner household would need an annual gross income of over £54,000, and a dual-

income household would need over £65,000. For the cheapest property available over 
the last 3 years (the 2 bedroom cottage at £125,000), these figures would fall to 

nearly £36,000 and over £43,000 respectively. It should be noted that the median 
annual full-time wage in the UK stood at £26,884 in April 20136.   
 

According to the same guidance, “A household can be considered able to afford 
market house renting in cases where the rent payable was up to 25% of their gross 

household income.”  (The ‘Rent Payable’ figure is defined as the entire rent due, even 
if it is partially or entirely met by housing benefit.)  To rent the cheapest property 

currently or recently available in Northill, a household’s gross income would therefore 
need to be over £40,000. 
 

3.7 Minimum deposit required by first time buyers in Northill 
 

Another major barrier to entry to the property market for first-time buyers is the high 
deposit needed for a competitive mortgage rate. The average loan to value for first 
time buyers nationally in March 2015 was 81%7, meaning that the average deposit is 

19%.  

 
Smaller deposit mortgages all but disappeared following the onset of the financial 

crisis.  However, Phase 2 of the government’s Help to Buy scheme has more recently 
facilitated a market in mortgages for first-time buyers at up to 95% loan to value. 
These mortgages are generally offered at higher rates of interest than for buyers with 

larger deposits. 
 

At 95% loan to value, a first-time buyer household might be able to purchase the 2 
bedroom bungalow highlighted above with a deposit of around £13,500. At the current 
average of 81% loan to value, a deposit of over £50,000 would be required. 

  

                                                 
4 Strategic Housing Market Assessments: Practice Guidance Version 2 (DCLG 2007) 
5 Council of Mortgage Lenders 
6 HMRC, December 2013 
7
  Council of Mortgage Lenders 
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4. Survey process and response 
 

To study the need for affordable housing in Northill, a survey form (Appendix A) was 

mailed to all households on the Council Tax register, together with a FREEPOST 
envelope to enable residents to return their completed survey to BRCC. The survey 

form also gave contact details to request additional forms in the event of there being 
more than one case of housing need in the household.   
 

The survey form was in two parts.  Section 1 was for completion by all respondents 
and aimed to gain their views on overall housing needs in Northill (see chapter 5).  

Section 2 was for completion by or on behalf of any household member currently 
looking for different accommodation, or who would be looking within the next 3 years. 
The findings from this section are analysed in chapters 6 and 7. 

 
We received 331 responses from around 975 distributed, a return rate of around 34%.  

This is a very good response rate for a housing needs survey (typical return rate is 
20-25%), particularly for a larger parish (where lower response rates are common). 
 

 

5. Views on housing needs in Northill 
 

79% of respondents thought that there was a need for one or more types of new 

affordable housing in the parish (Q1). The % of respondents in favour of each specific 
type of housing was as follows: 
 

Housing type % of respondents 

Flats 7 

Smaller houses (1-2 bedrooms) 58 

Larger houses (3+ bedrooms) 26 

Bungalows 53 

 
There was a clear preference for smaller houses and bungalows. 

 
The % of respondents in favour of each type of tenure (Q2) was as follows: 
 

Housing type % of respondents 

Purchase on the open market 54 

Shared ownership (part owned, part rent) 53 

Private rent / buy to let 11 

Affordable rent, with local people given priority 61 

 
There was an unusually high proportion of people in favour of affordable rent, with 

local people given priority. There was little support for more private renting. 
 
The provision of a small development of affordable housing (up to 10 units) based on 

identified local need (Q3) was supported by 78% of respondents, with only 22% not 
supporting the idea.   
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6. Analysis of housing needs – affordable rent and shared ownership 
 
83 respondents indicated that they would be looking for new housing in the parish of 

Northill over the next 20 years.  These respondents are therefore regarded in principle 
as being in some form of housing need.  

 
Out of these, 48 respondents were existing owner occupiers who were only looking to 
buy on the open market. These respondents will be considered in Chapter 7. 

 
The other 35 respondents were either considering rent or shared ownership or were 

not currently owner occupiers; they will be considered in this chapter. 
 
6.1 Timescale of housing need 

 
The timescale in which these 35 respondents would be looking for different 

accommodation (Q5) was as follows: 
 

Timescale No. of households 

Within 0-3 years 19 

Within 3-5 years 8 

Within 5-10 years 3 

Within 10-20 years 5 

 

6.2 Household composition  
 

Respondents were asked (Q6) which of a number of basic situations best described 
them: 
 

Situation No. of households 

A young single adult/couple without dependent children 9 

A young single adult/couple planning to start a family 5 

An older single adult/couple without dependent children 14 

A family with dependent child(ren) or other dependent(s) 7 

Other  0 

 
6.3 Nature of local connection 
 

Local needs affordable housing would usually be made available in the first instance to 
people with a strong local connection.  All 35 respondents identified a strong local 

connection (Q7) as follows (respondents could tick more than one): 
 

Nature of local connection No. of households 
Currently living in Northill 32 

Previously lived in Northill and wish to return 1 

An immediate family member (parent, child, or sibling) 
lives in Northill 

7 

Permanently employed in the parish 4 

Other  0 
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6.4 Current housing circumstances of households in need 

 
The current housing circumstances of the 35 respondents (Q8) broke down as follows: 

 

Housing tenure No. of households 

Living with parent(s) in their home 14 

Renting from a Housing Association 5 

Renting privately 9 

Owner occupier  7 

Housing provided with job 0 

Other  0 

 
Owner occupiers would not normally be eligible for affordable rented or shared 
ownership housing through a rural exception site, however they have been included 

as they were seeking retirement properties and might have medical or disability 
grounds. 

 
6.5 Size, type and tenure of housing sought 
 

The housing type, size and tenure sought by the households in need (Q9) broke down 
as follows (respondents could tick more than one): 

 

Housing tenure No. of households 

Rent  23 

Buy on the open market 15 

Buy on a shared ownership basis 17 

Type of property  

Flat 7 

House 22 

Bungalow / retirement property 14 

Size of property  

One bedroom 7 

Two bedrooms 27 

Three bedrooms 10 

More than three bedrooms 3 

 
15 respondents wanted to buy on the open market, although 10 of these were also 

interested in rent and shared ownership, and the other 5 would not currently be able 
to afford to buy in Northill based on the financial data provided. Most of the demand 

was for 2 bedroom houses or retirement properties. 
 
6.6 Location(s) sought 

 
The location(s) sought by the 35 respondents broke down as follows: 

 

Northill 26 Ickwell 18 

Upper Caldecote 19 Lower Caldecote 1 

Budna 4 Hatch 7 

Thorncote Green 6   
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6.7 Reason for housing need 

 
The reasons for housing need identified by the 35 respondents (Q11) can be 

summarised as follows (respondents were able to identify more than one): 
 

Need No. of households 

Present home too small  5 

Present home too large 6 

Want to move out of the family home 15 

Want to get on housing ladder 11 

Medical reasons / disability 7 

At risk of losing current home 2 

Need to be closer to family or carer support 4 

Financial reasons  6 

 

The need was mainly divided between younger households wanting to move out of the 
family home and/or get on the housing ladder; existing or prospective families 

seeking more living space; and older owner occupiers wanting to downsize, and/or 
having financial reasons for moving.  
 

6.8 Gross income of households in need 
  

We saw in Chapter 3 that, in order to purchase the cheapest property available in 
Northill (a 3 bedroom house at £190,000) as a first time buyer, a single earner 
household would need an annual gross income of over £54,000, and a dual-income 

household would need over £65,000. To rent the only property currently available (3 
bedroom house) would require an annual gross income of over £40,000.  

 
The current gross annual income of anyone responsible for paying the rent/mortgage 
for the 35 households under analysis breaks down as follows: 

 

Current gross income  No. of households 
Less than £30,000 / yr 24 

£30,000 to £40,000 / yr 5 

£40,000 to £50,000 / yr 1 

More than £50,000 / yr 2 

No response 3 

 
Based on the data provided, at least 30 households could not currently afford to 

purchase on the open market in Northill.  
 

6.9 Savings or equity of households in need 
 
As we saw in Chapter 3, the average deposit required for a first-time buyer to 

purchase the cheapest property currently available in Northill is over £50,000. The 
minimum (under a 95% Loan to Value deal) would be around £13,500.   

 
The savings or other equity that these 35 households could use to contribute towards 

a mortgage breaks down as follows: 
 

Savings/equity No. of households 

15



 

 

 

 

 

Below £20,000 26 

£20,000 - £50,000 1 

Above £50,000 2 

No response 6 

 
At least 26 respondents would not have enough savings or equity currently to buy a 
property on the open market as a first time buyer, except at high Loan to Value. 5 of 

the other households did not currently have high enough income. 
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7.  Analysis of need – market housing 

 
7.1 Timescale of housing need  

 
Chapter 7 will consider the 48 owner occupier households (mentioned in chapter 6) 

looking to purchase housing on the open market in Northill over the next 20 years. 
 
The timescale in which these 48 respondents indicated that they would be looking for 

different accommodation (Q6) was as follows: 
 

Timescale Number 
Within 0-3 years 14 

Within 3-5 years 12 

Within 5-10 years 15 

Within 10-20 years 7 

 
7.2 Household composition  

 
Respondents were asked (Q6) which of a number of situations best described them: 
 

Situation No. of households 

A young single adult/couple without dependent children 1 

A young single adult/couple planning to start a family 3 

An older single adult/couple without dependent children 22 

A family with dependent child(ren) or other dependent(s) 11 

Other  0 

Not specified 1 

 

7.3 Sizes and types of house required 
 

The preferred future housing type of the 48 respondents (Q10) breaks down as 

follows (respondents could tick more than one): 
 

Housing type  Number 

Flat  1 

House  24 

Bungalow / retirement housing 29 

Not specified 2 

 
Based on these figures, there appears to be a significant demand for bungalows / 

retirement housing. 
 
The preferred future house size of the 48 respondents in terms of number of 

bedrooms (Q11) breaks down as follows (respondents could tick more than one): 
 

Number of bedrooms  Number 

1 bedroom 2 

2 bedrooms 25 

3 bedrooms 12 

More than 3 bedrooms 18 
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7.4 Location(s) sought 
 

The location(s) sought by the 48 respondents broke down as follows: 
 

Northill 29 Ickwell 29 

Upper Caldecote 28 Lower Caldecote 2 

Budna 3 Hatch 9 

Thorncote Green 9    

 
7.5 Reason for housing need 

 
The needs identified by the 48 respondents (Q13) can be summarised as follows 

(respondents were able to identify more than one need): 
 

Need Number  
Present home too small  11 

Present home too large  23 

Want to move out of the family home 2 

Medical reasons / disability 7 

At risk of losing current home 0 

Be closer to family or carer support 0 

Financial reasons 3 

Other (retirement) 3 

 

There is a particular demand for smaller homes, more suited to older people. 
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8.  Conclusions and recommendations  
 

8.1 Affordable housing 

 
Analysis of the data considered in Chapter 6 has identified a need for affordable 

housing within Northill from households resident in (or with strong links to) the parish, 
that is unlikely to be met by normal market provision. This need generally comes from 
young adults/couples who want to move out of the family home and/or get on the 

housing ladder; older people wanting housing more suitable for their changing needs; 
and families.  

 
Affordable rented and shared ownership housing for local people in Northill could be 
provided by including a rural exception site policy within the Neighbourhood Plan, 

which would provide affordable housing for which households with a local connection 
would take priority.  

 
Based on data supplied by respondents, up to 35 households with a local connection 
would be suitable for housing within a rural exception site development, whether for 

rent or shared ownership.  However, it must be recognised that this is a snapshot of 
current, self-assessed need: some respondents may withdraw, move, or be housed by 

other means during the planning and development of any future scheme. 8 
respondents were not planning to look for new housing for over 5 years, by which 
time new housing would probably be allocated.  

 
In order to have reasonable confidence that any new housing provided through a rural 

exception site will be taken up by people with a local connection to Northill, our 
recommendation is to meet just over 50% of the need identified over the next 5 
years, which would be 14 units.  

 
Our assessment from the data is that the 14 units could be broken down as follows: 

 
2 x 1-2 bed bungalow (rent) 
2 x 2 bed bungalow (shared ownership) 

4 x 1-2 bed house (2 rent, 2 shared ownership) 
4 x 2 bed house (3 rent, 1 shared ownership) 

2 x 3 bed house (1 rent, 1 shared ownership) 
 

In making this assessment we consider a number of factors including household size 
and circumstances; the type and tenure being sought by respondents; and their 
financial means. This breakdown is explained further below: 

 
2 x 1-2 bed bungalow (rent) 

6 respondents were older adults/couples wanting properties more suitable for their 
advancing age and seeking to rent. 3 of these would not be in need for over 5 years. 
An alternative to bungalows (which are expensive to build) would be houses built to 

Lifetime Homes criteria. 
 

2 x 2 bed bungalow (shared ownership) 
5 respondents were older adults/couples interested in 2 bed bungalows for shared 
ownership. 2 of these would not be in need for over 5 years. 
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4 x 1-2 bed house (2 rent, 2 shared ownership) 

9 respondents were single adults/couples without dependent children, 7 living with 
parents and 2 renting privately. 5 wanted to rent, the others to buy only but without 

the financial means to buy on the open market. (These households would normally be 
allocated a 1 bedroom property based on need; however, it should be noted that, in 
order to help to ensure sustainability in rural areas, it is generally accepted that young 

people/couples should be allowed to under-occupy 2-bed properties in the first 
instance, as this enables them to remain in the parish if and when they decide to start 

a family. On the other hand, government welfare reforms may make it unaffordable 
for some people to under-occupy properties.) 
 

4 x 2 bed house (3 rent, 1 shared ownership) 
5 respondents were young single adults/couples planning to start a family, and a 

further 3 were single parents with a dependent child. 6 were living with parents and 2 
renting privately. Most were looking for either rent or shared ownership. 
 

2 x 3 bed house (1 rent, 1 shared ownership) 
4 respondents were families with dependent children needing three or more 

bedrooms, 2 looking to rent and 2 to buy. 
 

The most popular settlement in the parish was Northill, although many respondents 
were also interested in Ickwell and Upper Caldecote. 
 

8.2 Market housing  
 

Analysis of the responses considered in Chapter 7, and other evidence considered in 
chapters 2 and 3, suggests that there is a need for 2 and 3 bed bungalows or 
retirement properties (e.g. houses built to Lifetime Homes criteria) if Northill is to 

meet the identified current and future needs of existing owner occupier residents 
wishing to stay in the parish.   

 
The evidence for this is as follows: 
 

 The significant increase in the 65+ age group between 2001 and 2011 (chapter 2) 
 The relative shortage of cheaper properties in Northill, as well as an apparent 

shortage of properties targeted at older people (chapter 3) 
 The 23 older owner occupier respondents who would be looking for smaller 

properties at some point over the next 20 years 

 The 29 owner occupier respondents who would be looking for bungalows or 
retirement properties over the same period 

 
If suitable smaller properties were more widely available, this would be likely to 
address under-occupation and free up larger houses for growing families to purchase 

as they work their way up the housing ladder. 
 

It should be noted that there is no guarantee that housing sold on the open market 
will be bought by people with a local connection to Northill. It is therefore not possible 
to stipulate how much new housing would meet the needs of the owner occupier 

respondents identified above. However, it is reasonable to suggest that the provision 
of up to 10 units would meet a reasonable proportion of the need while being in 

keeping with the size of the parish. These could be delivered alongside or as part of a 
rural exception site, with the market housing cross-subsidising the affordable housing. 
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1. Executive Summary 

Introduction 

1. The 2011 Localism Act introduced neighbourhood planning, allowing parishes, town councils or neighbourhood 

forums across England to develop and adopt legally binding development plans for their neighbourhood area. 

2. As more and more parishes, towns and forums seek to address housing growth, including tenure and type of new 

housing, it has become evident that developing policies need to be underpinned by robust, objectively assessed 

housing data. 

3. In the words of the national Planning Practice Guidance (PPG), establishing future need for housing is not an exact 

science, and no single approach will provide a definitive answer. The process involves making balanced judgments, 

as well as gathering numbers and facts. At a neighbourhood planning level, one important consideration is 

determining the extent to which the neighbourhood diverges from the local authority average, reflecting the fact that a 

single town or neighbourhood almost never constitutes a housing market on its own and must therefore be assessed 

in its wider context. 

4. The guidance quoted above on housing needs assessment is primarily aimed at local planning authorities preparing 

Strategic Housing Market Assessments (SHMAs), which are used to determine housing need at a local authority 

level. However, it helpfully states that those preparing neighbourhood plans can use the guidance to identify specific 

local needs that may be relevant to a neighbourhood, but that any assessment at such a local level should be 

proportionate. 

5. Our brief was to advise on data at this more local level to help Northill Parish Council (NPC) understand, among 

other matters, the type, tenure and quantity of housing needed to inform neighbourhood plan policies. 

 

PPG-Based Assessment 

6. This objective and independent housing needs advice note follows the PPG approach where relevant. This ensures 

our findings are appropriately evidenced. The PPG advises that assessment of development needs should be 

thorough but proportionate and does not require planners to consider purely hypothetical future scenarios, only future 

scenarios that could be reasonably expected to occur. 

 

Summary of Methodology 

7. Housing Needs Assessment at neighbourhood plan level can be focused either on quantity of housing needed, type 

of housing need, or both. In most cases, there is a need to focus on quantity where the housing target for the 

settlement being assessed is unclear, for example where the local authority has not set a specific target for the 

settlement, or where there is no local plan in place. 

8. The planning context in which the Northill Parish Neighbourhood Plan is coming forward is unreliable in regard toa 

housing target for the district. Central Bedfordshire Council (CBC)’s the Core Strategy (adopted November 2009) 

puts forward a figure of 17,950 to be delivered to the period between 2001 and 2026
1
. Given this pre-dates the 

National Planning Policy Framework (NPPF) this cannot however be treated as providing a reliable starting point 

from which to derive a housing needs figure for the Neighbourhood Plan Area. 

9. The Core Strategy will soon however be replaced by a new Local Plan. The current draft of this document does not 

specify a housing target for Northill Parish beyond identifying its three key settlements: Upper Caldecote, as a large 

village, Ickwell and Northill, as smaller villages, which between them may be required to accommodate a share of 

2000 dwellings within Central Bedfordshire’s rural areas.  

10. The rationale for this recommended approach is that neighbourhood plans need to meet a number of Basic 

Conditions to be ‘made’ by the LPA, and these are tested through the independent examination. One of these, Basic 

Condition E, requires the Neighbourhood Plan to be in ‘general conformity with the strategic policies’ of the Local 

Plan, in this case the old District Core Strategy. The Government’s Planning Practice Guidance indicates that the 

level of housing development is likely to count as a strategic policy.
2
 A Neighbourhood Plan Examiner, however will 

expect NPC to have regard to an emerging Local Plan. 

                                                                                                                     
1
 Core Strategy and Development Management Policies, November 2009, page 93 

2
 See Planning Practice Guidance Paragraph: 006 Reference ID: 2a-006-20140306 
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11. In terms of the types of housing needed, there is generally more flexibility on what neighbourhood plans can cover. In 

order to understand the types of housing needed in Northill Parish, we have gathered a wide range of local evidence 

and summarised it into policy recommendations designed to inform decisions on housing quantity and 

characteristics. 

12. The planning period of neighbourhood plans, where possible, should always be aligned with the relevant local plan.  

 

Gathering and Using a Range of Data 

13. The PPG states that: 

‘no single source of information on needs will be comprehensive in identifying the appropriate 

assessment area; careful consideration should be given to the appropriateness of each source of 

information and how they relate to one another. For example, for housing, where there are issues of 

affordability or low demand, house price or rental level analyses will be particularly important in 

identifying the assessment area. Where there are relatively high or volatile rates of household 

movement, migration data will be particularly important. Plan makers will need to consider the 

usefulness of each source of information and approach for their purposes’. 

14. It continues: 

‘Plan makers should avoid expending significant resources on primary research (information that is 

collected through surveys, focus groups or interviews etc. and analysed to produce a new set of 

findings) as this will in many cases be a disproportionate way of establishing an evidence base. They 

should instead look to rely predominantly on secondary data (e.g. Census, national surveys) to inform 

their assessment which are identified within the guidance’. 

15. Compared with the 2001 Census, the 2011 Census gathered data in a number of new categories and across a range 

of geographies that are highly relevant to planning at the neighbourhood level and helpful if a PPG-based approach 

is being used. 

16. Like much of the data forming the housing policy evidence base, the Census information is quantitative. However, at 

a local level, qualitative and anecdotal data, if used judiciously, also has an important role to play, to a perhaps 

greater extent than at local authority level. We have gathered data from as wide a range of sources as practicable in 

order to ensure robustness of conclusions and recommendations arising from the analysis of that data.  

 

Focus On Demand Rather Than Supply  

17. Our approach is to provide advice on the housing required based on need and/or demand rather than supply. This is 

in line with the PPG, which states that ‘the assessment of development needs should be an objective assessment of 

need based on facts and unbiased evidence. Plan makers should not apply constraints to the overall assessment of 

need, such as limitations imposed by the supply of land for new development, historic under performance, viability, 

infrastructure or environmental constraints.’ 

18. For this reason, we advise that the conclusions of this report should be assessed against supply-side considerations 

(including, for example, factors such as transport infrastructure, landscape constraints, flood risk and so on) as a 

separate and follow-on study
3
. 

 

Quantity of Housing Needed 

19. Our assessment of a wide range of data sources identified four separate projections of dwelling numbers for NPC 

between 2017 and 2035 based on: 

 The emerging Local Plan for Central Bedfordshire of 216 or 12 homes per year (rounded); 

 A ‘proportionate share’ derived from the SHMA, Objectively Assessed Need
4
 (OAN) of 241 dwellings over 

the plan period, or 13 per year (rounded); 

                                                                                                                     
3
 Such an approach, clearly separating housing need assessment from dwelling capacity assessment, was endorsed by 

the Government for calculating housing need at local authority level in the ministerial statement and press release 
‘Councils must protect our precious green belt land’ (DCLG, 4 October 2014, available at 
https://www.gov.uk/government/news/councils-must-protect-our-precious-green-belt-land) 
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 DCLG Household Projections produces a projection of 357, or 20 dwellings per annum (rounded) over 

the plan period;  

 A projection forward of net dwelling completion rates 2001-2016 produces a projection of 56 homes over 

the plan period.  

20. These dwelling number projections are illustrated in Figure 1 below.  

Figure 1: Dwelling projections for the Client NP Area, 2001-2035 

Source: AECOM Calculations 

21. The graph above sets out the total number of homes factoring in each of the projections we have identified in Northill 

Parish.  So, for example, factoring in DCLG derived data (orange line) to the number of dwellings that have already 

been built in the NPA between 2011 and 1st January 2016 (37) indicates that 1342 homes should exist in the NPA by 

the end of the Plan Period in 2035 if unconstrained demand is to be satisfied.   

22. The starting point to arrive at an overall projection for housing numbers to be delivered in the NPA over the Plan 

Period is the average of the four projections set out above; we depart from this approach if we have reason to 

believe a given projection should be awarded more weight than others, or should be excluded. For example, if the 

Local Plan was out of date in planning terms, or another was a clear outlier.   

23. In the case of Northill Parish, we do not see any justification for awarding any one projection greater weight, 

therefore the initial housing projection for rural parish is appropriate at 218 dwellings (rounded), or 12 dwellings 

per annum over the plan period.  

24. Moreover, a further assessment applied to this initial projection indicates that market signals (for example the 

economic context in which the NPA sits, together with the performance of the housing market) are likely to impact on 

it. We have applied our professional judgment on the scales of increase and decrease associated with each factor on 

a scale from one to three, where one arrow indicates ‘some impact’, two arrows ‘stronger impact’ and three arrows 

indicates an even stronger impact. Factors are set out in the table below in alphabetical but no other order. 

                                                                                                                     
4
 The OAN includes the baseline demographic need, plus any adjustments made to official forecasts to account for 

projected rates of household formation post 2021, past suppression of the formation of new households, the effect of past 

under-supply, employment forecasts, market signals and affordable housing need (as set out in paragraph ID2a-004 of the 

NPPG).   
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Table 1: Summary of factors specific to Client NP with a potential impact on neighbourhood plan 

housing quantity 

Factor 

Source(s) 

(detailed in 

Chapter 5) 

Possible impact on 

future housing need 
Rationale for judgement 

Employment 

trends 

Census 2001/11, 

Neighbourhood 

Statistics/National 

Archives, SHMA14, 

SEP15, SHMA15  

 

Northill Parish has been shown to have high rates of 

commuting to the wider South East Midlands Economic 

Area as well as to London, and will likely experience 

economic growth in relation to the future rail link from 

Oxford to Cambridge. This is likely to create increased 

demand for housing; however we note the absence of a 

railway station, casting doubt on the ability of the resident 

population to easily and sustainably access this jobs 

growth. This will temper the overall impact of economic 

growth in the wider region on the NPA, therefore only 1 ‘up’ 

arrow has been deemed appropriate. 

Housing 

transactions 

(Prices) 

PPG,  Land 

Registry Price Paid 

Data for  2007-

2016, UKHPI 
 

Northill Parish has been shown to have experienced 

significant price rises in the past 10 years, although these 

have been relatively small compared to price growth in the 

district as a whole. As such, one up arrow is considered 

appropriate, as prices have continued to grow in spite of 

relatively lower demand. 

Housing 

Transactions 

(Volume) 

Land Registry Price 

Paid Data for  2007-

2016, Census 

2001/2011 data,  
 

1. The levels of housing typologies sold in the Northill Parish 

generally matches the level in the existing stock, except for 

flats and terraces. It is suggested that the total lack of 

sales of these dwellings types in the last 10 years may be 

symptomatic of dwellings owners being ‘locked in’ rather 

than a lack of demand, and thus that two up arrows is 

appropriate.  

Migration  
Census data 2001, 

2011  
Migration is not seen as a significant factor in determining 

housing need given that census data suggests that 

migration has been balanced out by natural drops in the 

population, and furthermore, that nearly 4/5ths of Northill 

Parish residents born outside of the UK have been in the 

country for 10 years or more.   

Concealment 
Census Data 2001, 

2011  
The rate of concealed families in Northill Parish is twice 

that of Central Bedfordshire, and higher than that of 

England as a whole, with 16 families with latent demand 

for their own dwellings indicating increased local need for 

housing. For this reason one up arrow is deemed 

appropriate.  

Overcrowding 
Census Data 2001, 

2011  
Although there is some evidence of overcrowding and 

concealed families in Northill Parish, the overall level of 

overcrowding dropped over the period between the 

census, and therefore this is not seen as a significant 

indicator of housing need.  

Rate of 

development 

SHMA15, Census 

2001/2011  
Over the period of the two last censuses, there was 

significant under-delivery of housing in Northill Parish, just 

1% increase in the total stock of dwellings, in comparison 

with the entire district of Central Bedfordshire, which saw a 

12% increase in total stock. Due to this historic lack of 

delivery, two up arrows are deemed appropriate to take 

into account the potential for under-delivery in future in 

Northill Parish.  
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25. In assessing the impact of market signals it is important to bear in mind the SHMA has already made allowance for 

employment growth and house price trends, among other indicators, and these are reflected in the initial housing 

projection set out in paragraph 23.  

26. The evidence compiled needs to show specific contrasts with the district and wider HMA to justify any uplift to the 

initial housing projection, and these contrasts need to be particularly striking; the rationale being that assessing 

impact is not scientific, but a matter of judgement based on incomplete information.  

27. Given that no one indicator above provides evidence that is sufficiently compelling in this respect, we do not 

therefore propose to make any adjustments to the initial housing needs figure for Northill Parish as a result of the 

market signals analysis.  

28. Finally, we also note that, using the government’s standard methodology
5
 for assessing housing need, we arrive at a 

figure of 431 dwellings to be delivered by the end of the plan period to 2035, or 22 dpa. This approach is not 

however effective at the time of writing and has therefore been provided in this report for information only.    

 

Table 2: Summary of local factors specific to Northill Parish with a potential impact on neighbourhood 

plan housing characteristics (type) 

Factor Source(s) (see 

Chapter 4) 

Possible impact on 

housing needed 

Conclusion 

 

Affordable 

Housing (AH) 

Census, SHMA 

(2017) 

Market dwellings in Central 

Bedfordshire are unaffordable to 

those on modest incomes, given 

the Lower Quartile Affordability 

Ratio of 9.8.  

Given the higher property values 

in Northill Parish, the evidence 

suggests entry level market 

housing in the NPA is not 

affordable to households with 

incomes around the median.  

Data presented in the SHMA 

suggests families with one or 

more dependent children aged 

under 34 find accessing suitable 

housing particularly difficult in 

Central Bedfordshire. 

Concealed households data 

suggests newly forming 

households face comparatively 

more difficulty accessing suitable 

accommodation than is the case 

for the district as a whole. 

Given the crisis of affordability in the NPA, 

the parish is justified in pressing for a robust 

application of the Local Plan’s affordable 

housing quotas.  

Discounted Market Sale Housing (DMSH) 

does not offer a realistic means of those on 

incomes below the mean to access the 

property market; ‘starter homes’ should 

therefore not be included among AH 

tenures.   

For Affordable Rented Dwellings to expand 

the choice of housing available to residents 

in the NPA, rent levels should be set 

substantially below the maximum of 80% so 

as to avoid competition with intermediate 

products and to provide a route to housing 

for households on lower quartile incomes. 

Demand/ need for 

smaller dwellings 

Census Bringing together the findings on 

type of dwellings in the current 

stock, the preponderance of 

larger, detached homes is clear. 

Detached dwellings account for 

some 51% (rounded) of all 

dwellings. There are also very 

The evidence suggests a clear requirement 

for smaller dwellings so as to address an 

imbalance of larger homes in the area.  

 

While demographic shifts do not inevitably 

point to smaller homes, a provision of 

homes of 3-4 habitable rooms (for distinction 

                                                                                                                     
5
 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/652888/Planning_for_Homes_Consultation_Document.pdf 
(visited 08/11/17) 

33

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/652888/Planning_for_Homes_Consultation_Document.pdf


AECOM   12 

 

 
      
 

AECOM 
 

 

few flats within the NPA. with size measured in bedrooms see page 

33) in the NPA would be appropriate in new 

development to bring housing stock into 

greater alignment with market segments and 

promote affordability.  

Demographic 

Change 

Census, SHMA 

(2017), Housing 

LIN 

The population in the NPA is 

ageing rapidly; Census data 

suggests this process may be 

more advanced (and may 

progress more rapidly) within the 

NPA than for the district as a 

whole.  

 

While the NPA records a net loss 

of younger people, the numbers 

for the district level show an 

increase (albeit at a slower rate 

than for older groups). 

 

The evidence points to both a 

loss of family households with 

children over time and an 

increase in households of older 

people. 

The decline in family households threatens 

the vitality and viability of the settlement, 

and is a legitimate issue for planning policy 

to address. 

 

The loss of younger people from the 

neighbourhood is unsustainable; this 

justifies the delivery of additional dwellings 

across tenures that are both suitable (3 

habitable rooms or larger) and accessible to 

newly formed households, particularly those 

with, or seeking to have, children. It is 

important that the neighbourhood retains its 

demographic balance in future years. 

 

The rapidly ageing population requires that 

additional dwellings are delivered suited to 

those aged 65 and above. This should bear 

in mind the need for ‘right-sizing’ as well as 

specialists dwellings (this is considered in 

more detail later in this study).  

Working from the Housing Learning and 

Improvement Network's (Housing LIN) 

recommendation there should exist in the 

area a certain number of specialist dwellings 

per 1000 head of population of those aged 

75+, this will result, over the plan period, in 

a need for 42 dwellings; this may be broken 

down to:  

10 additional conventional sheltered 

housing units; 20 additional leasehold 

sheltered housing units; 3 additional 

‘enhanced’ sheltered units, split 50:50 

between those for rent and those for sale; 3 

additional extra care housing units for rent; 

5 additional extra care housing units for 

sale; 1 additional specialist dementia care 

unit. 

Family-sized 

housing 

Census, SHMA 

(2017) 

At the current time, the NPA is a 

community in which adults of 

parental age represent the 

dominant grouping, at 53% of 

the population. 

Given the forecast loss of young families 

from the area, the delivery of dwellings of 3-

5 habitable rooms is appropriate across 

tenures.   

Tenure of 

housing 

Census, SHMA The current housing stock 

exhibits the dominance of owner-

occupation and the growth of 

Private Rented Sector (PRS). A 

portion of this PRS stock is likely 

to act as a substitute for AH.  

 

As noted in ‘affordable housing’ there is 

evidence of need for affordable housing, 

which suggests the current tenure profile 

leaves some market segments (i.e., types of 

occupier) under-supplied.  
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Recommendations for next steps 

29. This neighbourhood plan housing needs advice has aimed to provide Northill Parish with evidence on housing trends 

from a range of sources. We recommend that the parish should, as a next step, discuss the contents and 

conclusions with Central Bedfordshire District Council with a view to agreeing and formulating draft housing policies, 

in particular an agreed level of need for new housing in the NP area, bearing the following in mind: 

 Neighbourhood Planning Basic Condition A, that it has regard to national policies and advice contained in 

guidance issued by the Secretary of State; Condition D, that the making of the neighbourhood plan 

contributes to the achievement of sustainable development; and Condition E, which is the need for the 

neighbourhood plan to be in general conformity with the adopted strategic development plan; 

 the views of Central Bedfordshire Council – in particular in relation to the housing need figure that should be 

adopted; 

 the views of local residents; 

 the views of other relevant local stakeholders, including housing developers;  

 the numerous supply-side considerations, including local environmental constraints, the location and 

characteristics of suitable land, and any capacity work carried out by the Central Bedfordshire District 

Council, including but not limited to the SHLAA: 

 the recommendations and findings of this study: and, 

 The impact of the new Government proposed standard methodology on calculating housing need on the 

district and its neighbourhoods. 

30. Recent changes to the planning system, forthcoming changes to the NPPF, as well as the implementation of the 

Housing and Planning Act, will continue to affect housing policies at a local authority and, by extension, a 

neighbourhood level. 

31. This advice note has been provided in good faith by AECOM consultants on the basis of housing data and national 

guidance current at the time of writing (alongside other relevant and available information). 

32. Bearing this in mind, we recommend that the steering group should monitor carefully strategies and documents with 

an impact on housing policy produced by CBC or any other relevant body and review the neighbourhood plan 

accordingly to ensure that general conformity is maintained.  

33. At the same time, monitoring ongoing demographic or other trends in the factors summarised in Tables 1 and 2 

would be particularly valuable.
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2. Context 

2.1 Local context 

34. Northill Parish is a civil parish which sits within Central Bedfordshire, approximately 8 miles from the town of 

Bedford, comprising a series of hamlets and settlements. The parish had a population of 2,270 at the 2011 

census. 

35. The A1 splits the parish on its eastern edge; with the nearest railway stations at Sandy and Biggleswade, 

outside the Parish boundary.  

36. In addition to the River Ivel, which flows along the Eastern border of the Parish, the area also contains the 

former Warren Villas Nature Reserve, consisting of a significant area of wetlands; as well as the Home 

Wood and College Wood, two areas of mature forest directly to the West of Northill.  

37. For the purposes of this study, census data was downloaded from both the 2001 and 2011 Censuses to 

contribute to an assessment of the housing needs in the area. Whilst the 2011 Census data can be filtered 

down to the Parish level, thereby ensuring exact accuracy, 2001 Census data is grouped according to a 

series of other geographical areas or units rather than parishes, which are known as Output Areas (OAs), 

Lower Layer Super Output Areas (LSOAs), and Medium Layer Super Output Areas (MSOAs). As such, to 

find the appropriate 2001 Census data for the entire parish, a combination of these needs to be used.  

38. In the case of Northill Parish, this consists of one LSOA , E01017422 shown in figure 1 below, and two OAs, 

E0087987 and E0087990, shown in Figure 1below. By combining the census data from these three 

geographies, full coverage of Northill Parish, and thus the NPA can be achieved. 

Figure 1: LSOA (red boundary) making up part of Northill Parish

 

Source: http://www.nomisweb.co.uk/ 

 

N 
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Figure 2: OAs (shaded pink) making up part of Northill Parish 

Source: http://www.nomisweb.co.uk/ 

2.2 Planning policy context 

39. Central Bedfordshire is a unitary authority created in 2009 by merging the Mid and South Bedfordshire 

District Councils. Prior to this change, Northill Parish fell under Mid Bedfordshire. Whilst a draft local plan for 

this new authority was put out for public consultation in July 2017, and thus must be taken into regard, the 

adopted Local Plan for the area is still the Mid-Bedfordshire Core Strategy and Development Management 

Policies, adopted in November 2009.  

2.2.1 Adopted Core Strategy (Mid Bedfordshire District Council) 

40. Policy CS5: Providing Homes, which states that the council intends to deliver 17,950 homes between 2001-

2026, although these are allocated within a settlement hierarchy which does not include Northill Parish, nor 

any specific number of homes for Neighbourhood Plans to allocate. It also states that provision will be made 

for Gypsies and Travellers, according to the East of England Plan and relevant Development Plan 

Documents.  

41. Policy CS6: Delivery and Timing of housing Provision, which states that the Annual Monitoring Report will 

be used to ensure the Council maintains a 5-year housing land supply.  

42. Policy CS7: Affordable Housing, which states that housing developments over four dwellings should provide 

35% affordable housing, or for developments of four dwellings, one unit. This should be constructed to the 

same standard as market housing, and commuted sums may be considered where viability evidence is 

produced. 

43. Policy CS8: Exceptions Schemes, which sets out policy for 100% affordable housing defined to meet local 

needs as being acceptable on rural exceptions sites adjacent to defined Settlement Envelopes.  

2.2.2 Emerging Local Plan (Central Bedfordshire Unitary Authority) 

44. The emerging local plan sets out that Northill Parish consists of one large village (Upper Caldecote) and two 

small villages (Northill and Ickwell) within the settlement hierarchy, and a series of small hamlets 

(Thorncote, Hatch, Budna, etc.). It further sets out the following policies relevant to housing: 

 

N 
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45. Policy H1: Housing Mix, which states that new housing should meet the needs of the community, particularly 

where this has been demonstrated clearly through needs and market analysis.  

46. Policy H2: Housing Standards, which states that space standards will be applied using a targeted, evidence 

based approach for adaptable homes, and that this will be delivered through planning conditions and 

negotiations.  

47. Policy H3: Supporting Older People, which states that new housing should respond to the challenges of 

older people, particularly with regards to mobility, tenure types, standards, care and support, coverage, as 

well as outlining requirements for elderly appropriate housing on larger sites, specifically requiring some 

accommodation for older people on sites of 100 dwellings or more, and extra care facilities on sites of 200 

dwellings or more. It also removes permitted development rights from new build bungalows.  

48. Policy H4: Affordable Housing, which states specific requirements for affordable housing, namely 30% on 

sites of 11 or more units or over 1,000 square metres, subject to SHMA evidence, and that such provision 

should meet various requirements including tenure mix, site integration and dispersion, space standards, 

and equivalent quality.  

49. Policy H5: Rural Exceptions Sites, which states that sites will be acceptable where local needs have been 

identified, legal agreements and appropriate letting policies are in place, usually includes less than 10 units, 

affordability in perpetuity, less than 20% of dwellings are for market; a mix of tenures is included; restrictions 

on shared ownership properties, and infill sites outside settlement boundaries but relating well and in 

keeping with local character.  

50. Policy H6: Starter Homes, which states that starter homes should form part of all relevant applications, and 

that requirements will be met with local discretion, consideration for local variation and commuted sum 

payments. 

51. Policy H7: Self and Custom Build Homes, which states that the council will support the servicing of plots to 

supply the self-build register, and that this will be requirement on sites of 10 or more dwellings, excluding 

buildings of flats or building conversions, and excluding rural exceptions sites unless this enables affordable 

housing.  
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3. Approach 

3.1 Research Questions 

52. The relevant research questions, abbreviated to ‘RQ;’ are arrived at the start of the project following 

discussion with the client. They serve to direct the research AECOM undertakes and provide the structure 

for the HNA.  The following RQs have been agreed with Northill Parish Council.  

3.1.1 Quantity 

53. The Central Bedfordshire Council (CBC) is in the process of producing a new Local Plan; following public 

consultation earlier this year, the 'pre-submission' version of this plan should be put to a further round of 

consultation in early 2018. This does not specify a housing target for Northill Parish beyond identifying its 

three key settlements: Upper Caldecote, as a large village, Ickwell and Northill, as small villages, may be 

required to accommodate a share of 2000 dwellings within Central Bedfordshire’s rural areas. NPC 

therefore wish the HNA to provide a number indicating the quantity of dwellings that should be delivered in 

the Neighbourhood Plan Area (NPA) if demand for housing is to be satisfied.   

54. RQ1: What quantity housing is appropriate for the parish, and how should this be apportioned to the 

different settlements of Upper Caldecote, Ickwell and Northill in accordance with emerging Local 

Plan policy? 

3.1.2 Tenure 

55. NPC wishes to see more affordable housing in the NPA delivered over the Plan Period. However, they 

provide the following qualification: while affordable rented properties are a favoured form of affordable 

housing, shared ownership dwellings have not been successful as are not affordable for many young 

families and newly forming households. The HNA should therefore provide guidance as to suitable 

affordable housing tenures based on the evidence gathered.  

56. RQ2. What affordable housing tenures (social housing, affordable rented, shared ownership, 

intermediate rented) and market housing tenures should be included in the mix of new residential 

development? 

57. In addition, the community is interested in how to achieve “truly affordable housing” (a phrase coined during 

consultations) which may include community-led housing.   

58. RQ3. What models are available for bringing forward community-led housing projects, given Northill 

Parish’s rural context and appetite for affordable housing?  

3.1.3 Type and size 

59. NPC wishes to understand what type and size of dwellings are suitable to address need in future years 

taking into account changes in age structure, household composition and affordability.  

60. RQ4. What type (terrace, semi, bungalows, flats and detached) and size (number of habitable rooms) 

of housing is appropriate? 

3.1.4 Housing for specialist groups 

61. There is demand among older residents for dwellings of 2-3 bedrooms in which to downsize and there are 

two legal gypsy and traveller sites. NPC is therefore interested in how to accommodate the needs of older 

people, and take account of the needs of the gypsy and traveller community.  

62. RQ5. What provision should be made for specialist housing within the NPA in respect of residents 

aged 75 years +? 
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3.2 Study Objectives 

63. The objectives of this report can be summarised as: 

 Collation of a range of data with relevance to housing need in Northill Parish relative to Central 

Bedfordshire; 

 Analysis of that data to determine patterns of housing need and demand; and 

 Setting out recommendations based on our data analysis that can be used to inform the 

Neighbourhood Plan’s housing policies. 

64. The remainder of this report is structured around the objectives set out above: 

 Chapter 10 sets out our conclusions and recommendations based on our data analysis that can be 

used to inform the Neighbourhood Plan’s housing policies.  

3.3 Relevant Data 

65. The PPG states that neighbourhood planners can refer to existing needs assessment prepared by the local 

planning authority as a starting point. As Northill Parish is located within the Bedford functional Housing 

Market Area, we therefore turned to the most up-to-date Strategic Housing Market Assessment (SHMA), the 

initial SHMA, dated July 2017 to access relevant data at the district and HMA level. This document covers 

the housing market area and informs emerging housing policies at a local authority level, including 

affordable housing policy.  

66. The SHMA draws upon a range of data including population projections, housing market transactions and 

employment scenarios to derive the objectively-assessed housing need. As such, it contains a number of 

points of relevance when determining the degree to which the housing needs context of Client itself differs 

from the authority-wide picture. 
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4. RQ1: What quantity housing is appropriate for the 

parish, and how should this be apportioned to the 

different settlements of Upper Caldecote, Ickwell and 

Northill Parish in accordance with emerging Local Plan 

policy? 

67. We have estimated the quantity of housing needed in NPA according to the following different sources:  

1. Local Plan (LP)  

2. SHMA - proportional share drawn from OAN 

3. DCLG Household projections 

4. Net home completion rates 2001-2011 

5. Net home completion rates 2011-2016 

6. The standard methodology (proposed by DCLG in September, 2017) 

7. The division of smaller settlements within Northill Parish 

68. These calculations assume a Plan Period of 2015 to 2035, to be aligned with the emerging Local Plan. The 

calculations are set out below.  

4.1 Local Plan 

69. As we have seen, the planning context in which the Northill Parish Neighbourhood Plan is coming forward is 

unreliable  as regards a housing target for the district. The old, but existing Core Strategy puts forward a 

figure of 17,950 to be delivered to the period between 2001 and 2026
6
; within the near future however this 

document will however be replaced by a new Local Plan.  

70. The emerging Local Plan estimates that the housing target in the final adopted version of the Local Plan will 

be between 20,000 – 30,000 dwellings
7
 over the Plan Period of 2015-35. The proposed current text of the 

relevant policy describes a minimum of 20,000 to be delivered over the Plan Period.  

71. In these circumstances it is important a neighbourhood plan adopts a pragmatic stance on the basis that it 

should avoid being rendered out of date with the adoption of the new Local Plan; for this reason, we 

propose a starting point of the calculation of the ‘fair share’ of the district number for the NPA uses a midway 

point of 25,000 dwellings.   

72. The proportional share may be calculated for the NPC based on the proportion of homes in the NPA. At the 

time of the last Census there were 948 dwellings in the NPA, or 0.87% of all homes in the district. Therefore, 

218 homes (.87% of 25,000) homes (rounded) should be allocated as the ‘fair share’ of the district target.  

73. In arriving at a final total for Northhill, it is important to take into consideration that only 2 dwellings were built 

between 2015 and 2016 in the NPA
8
. Allowing for these completed dwellings, a housing target for NPC that 

is in conformity with emerging district policy is 216 dwellings (218 - 2) between 2017 and 2035 or 12 

homes per year (rounded). 

4.2 SHMA 

74. It is important to remember that the SHMA presents a demand-side only, or ‘unconstrained’ assessment of 

need (often identified as Objectively Assessed Need, or OAN
9
), as opposed to a final housing target. The 

                                                                                                                     
6
 Core Strategy and Development Management Policies, November 2009, page 93 

7
 http://www.centralbedfordshire.gov.uk/planning/policy/local-plan/local-plan.aspx (visited 11/09/17) 

8
 Authority Monitoring Report 2015/16, page 90 

9
 The OAN includes the baseline demographic need, plus any adjustments made to official forecasts to account 

for projected rates of household formation post 2021, past suppression of the formation of new households, the 
effect of past under-supply, employment forecasts, market signals and affordable housing need (as set out in 
paragraph ID2a-004 of the NPPG).  This is sometimes described as ‘policy off’ because it does not take account 
of final policy responses as a result of taking into account capacity, environmental and infrastructure constraints. 
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final housing target will take into account a number of other factors, including for example the availability of 

land, viability, infrastructure and environmental constraints and the results of consultation.   

75. The SHMA presents an appropriate starting point for deriving need at the NP level, because it is the most 

up-to-date evidence available, and importantly, because it takes into account the latest population and 

household projections, as set out in the 2014 Sub-National Population Projections on which the Household 

Projections are based, which the PPG guidance suggests should be taken as a ‘starting point’ in 

determining need at the local authority level. 

76. The 2017 version of the SHMA identifies an OAN for Central Bedfordshire over the period 2015 - 35 of 

32,000 homes.
10

 This was based on the preferred methodology which adopts long-term 10-year migration 

trends provides the most robust and reliable basis for projecting the future population.  

77. To calculate the NPA’s ‘fair share’ of this target, it is again possible to use NPC’s proportion of all housing in 

the district (0.87%). This produces a figure of 278 dwellings (rounded).  Furthermore, it is necessary to take 

into consideration homes built in the NPA in recent years; since 2011, 37 dwellings have been built
11

; 

producing a final target of 241 dwellings over the plan period, or 13 per year (rounded).  

4.3 DCLG Household Projections 

78. The Department for Communities and Local Government (DCLG) periodically publishes household 

projections. The NPPG recommends that these household projections should form the starting point for the 

assessment of housing need.  

79. The most recent (2014-based) household projections were published in July 2016
12

, and extend to 2039. 

Although population projections are only available at a local authority level, a calculation of the share for the 

NPA is nevertheless possible for the household projections based on the NPA’s household numbers in the 

2011 Census.  

80. At the 2011 Census, Central Bedfordshire had 104,399 households and the NPA 923 households, or 0.88% 

of the total (rounded). 

81. In the 2014-based household projections, the projection for 2035 is for 147,599 households in Central 

Bedfordshire. Assuming it continues to form.88% of the district total, the NPA’s new total number of 

households would be 1299 (rounded); therefore 376 new households form in the NPA between 2011 and 

2035 (or a rate of growth of 15.66 households per year).  

82. Number of households does not, however, equate precisely to number of homes, with the latter slightly 

higher in most places. The NPA is no exception; in the 2011 Census, there were 923 households but 948 

homes. This gives a ratio of 0.97 households per home. In the case of NPA, then, a projection of (376/0.97) 

new households translates into a need for 388 homes (rounded to the nearest whole number). 

83. These figures are based on the assumption that 2014-based government projections as to household 

growth at the Local Authority level are accurate. As the annual mid-year population estimates have now 

been released for 2016, the 2015-based household projections may need to be ‘rebased’ for accuracy. The 

mid-2016 population estimates give the actual number of people in the NPA at that point, meaning the 

difference between the estimated and the previously projected number of households can to be taken into 

account in future projections.  

 

84. The 2014-based household projections were based on the 2014-based Sub-National Population 

Projections, which estimated that by 2016 there would be 277,271 people in Central Bedfordshire. The mid-

2016 Estimates show that based on the latest information there were estimated to be 278,937 people, 

which is greater than the projections by 1,666 people. Assuming average household sizes remain constant 

(in 2011 there were an average of 2.44 people per household, obtained by dividing population by number of 

households) this equates to 683 more households across Central Bedfordshire.   

 

85. Taking 148,282 (147,599 + 683) as our revised household number at 2035, this equates to 1305 

households in the NPA (rounded), producing a revised growth in the number of households between 2011 

and 2035 of 382. Taking into account the disparity between household numbers and dwelling numbers 

                                                                                                                     
10

 SHMA, 2013, page 259 
11

 Authority Monitoring Report 2015/16, page 90 
12

 See 2014-based DCLG Household Projections live tables at https://www.gov.uk/government/statistical-data-sets/live-tables-
on-household-projections 
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(382/0.97), this produces figure of 394 homes. Netting off the 37 dwellings completed since 2011, we arrive 

at a re-based household projections-derived dwellings of 357, or 20 dwellings (rounded) over the 

plan period.  

 

86. This projection is an entirely unconstrained, theoretical figure comprising a relative proportion of the overall 

projected increase, and thus does not take into account political, economic, demographic or any other 

drivers that might have influenced, or may in future influence, the Local Plan distribution across the District 

and hence any difference between this figure and a future Local Plan-derived figure. 

4.4 Home growth 2001 – 2011 

87. Consideration of home growth 2001-2011 provides a projection based on the rate of delivery of net new 

homes between the two censuses.  As we have seen, there was an increase of 10 homes in the NPA 

between these two dates, or an average annual rate of increase of 1 home (rounded).  Multiplying this 

annual figure by the number of years remaining of the plan period from 2016 produces a gross need for 

18 homes.  

4.5 Home growth since 2011 

88. It is also helpful to consider a comparative projection based on the rate of delivery of net new homes since 

the last census (2011), using data gathered and monitored by the LPA.  As we have seen, between 1st April 

2011 and the 31
st
 March 2016, 37 new dwellings were completed

13
. This equates to an annual rate of 

delivery of 7.4 homes (37 divided by 5, the number of years elapsed).  If this rate of delivery was continued 

to 2035, this would equate to a projection of 133 homes over the plan period of 2017-2035 (7.4 x 18, 

rounded to the nearest whole number).  

 

89. It is important to note the disparity between the two ‘home growth’ figures; this reflects the susceptibility of 

the development industry to fluctuations in demand and costs of development, among other factors. To 

allow for these peaks and troughs, and provide a more realistic picture of the quantum of development that 

could be delivered over the plan period, we have taken the aggregate of the homes growth between 2001 

and 2016; this comes to 47 (10+ 37) dwellings. Expressed as an annual average rate, this is 3.13 dwellings 

/year. This produces projection derived from homes growth between 2001 and 2016 of 56 homes over 

the plan period of 2017-2035 (3.13x18) 

4.6 A new ‘standard methodology’ 

90. On September 14
th

, 2017, the Department for Communities and Local Government (DCLG) published 

“Planning for the right homes in the right places: consultation proposals” (the consultation proposals), a 

consultation on a new proposed Standard Methodology for Assessing Housing Need (SMAHN) for arriving 

at an OAN for housing for individual local authorities, thus avoiding both the expense of producing complex 

SHMAs and the disagreements surrounding their methodologies. DCLG has stated that, “this consultation 

sets out a number of proposals to reform the planning system" including "how neighbourhood planning 

groups can have greater certainty on the level of housing need to plan for”.
[1]

 

91. Whilst the document is currently being consulted on at the time of this HNA report, it is important to consider 

the implications of this emerging policy guidance for potential housing need calculations in the Northill 

Parish. Therefore, what follows is an assessment of the NPA’s housing need based on the new proposed 

methodology, which, should the policy be put in place in its current form, will be the preferred figures for 

housing need in the area. This projection is included for information only, bearing in mind that the 

consultation makes clear that LPAs will have the option of using alternative methods of calculating their 

OAN, so long as the number they arrive at exceeds that produced by the new standard methodology. 

92. Proposed updates to the PPG include a requirement that LPAs provide a housing need figure to 

neighbourhood planning groups, and that they may do this by making a reasoned judgement based on the 

settlement strategy and housing allocations in their plan, so long as the local plan provides a sufficiently up-

                                                                                                                     
 
[1]

 https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals 
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to-date basis to do so.
14

 The starting point for using the SMAHN for the neighbourhood level is therefore 

whether the current Local Plan was adopted before or after the introduction of the NPPF.  

93. In the case of CBC as we have seen, the Core Strategy and Development Management Policies, which 

form part of the Local Development Framework, was adopted in November 2009, and is therefore out-of-

date, and does not provide a reliable basis for arriving at a housing needs figure for the NPA.  

94. The indicative assessment using the SMAHN formula for CBC is 2,553 dwellings per annum (dpa). This is a 

very substantial uplift on the current figure of 718 dpa set out in the currently adopted Local Plan, and 

suggests a new target of 51,060 dwellings should be delivered over the Plan Period from 2015 to 2035 

(2,553 x 20).  

95. The SMAHN however puts in place a cap on the uplift in the total number of dwellings. Where the Local 

Plan is not up-to-date, the uplift is ‘capped at 40 per cent above whichever is higher of the projected 

household growth for their area over the plan period using Office for National Statistics’ (DCLG) household 

projections (the same used in section 4.3 above), or the annual housing requirement figure currently set out 

in their local plan
15

’.  

96. The two alternative bases for the cap can be understood as follows, on the one hand, the DCLG household 

projections estimate an increase in the number of households in the district over the Plan Period from 

113,012 in 2015 to 147,599 in 2035, and increase of 34,587. On the other hand, using the annual housing 

requirement figure in the current local plan of 718 dwellings, we arrive at a figure of 14,360. For the 

purposes of calculating the capped housing needs figure, it is therefore appropriate to use the DCLC 

household projections number.  

97. The housing needs number for CBC taking into consideration the cap, is therefore 48,421 (34,587+(34,587 

x 40%) or 2,421 dpa (rounded).  

98. To arrive at the housing needs figure for Northill Parish, we employ the formula set out in the consultation 

document, to ‘simply to take the population of the neighbourhood planning area and calculate what 

percentage it is of the overall population in the local planning authority area. The housing need figure in the 

neighbourhood planning area would then be that percentage of the local planning authority’s housing 

need.”
[2]

 

99. At the time of the last Census, the population of Northill Parish was 2,270, and that of Central Bedfordshire 

254,381; expressed as a percentage, the parish has 0.89% of the population of the district. We can 

therefore estimate that the annual requirement for NPA, based on the proportion of the population of Central 

Bedfordshire falling into the NPA, would be 431 dwellings to be delivered by the end of the plan period 

to 2035, or 22 dpa. As the current Authority Monitoring reports produced by CBC do not extend beyond 

2014/15, dwellings completed since 2015 cannot be taken into account arriving at a final figure.  

4.7 The division of smaller settlements within Northill Parish 

100. The Local Authority is in the process of producing a new Local Plan; however this does not specify a 

housing target for Northill Parish beyond identifying its three key settlements: Upper Caldecote, as a large 

village, Ickwell and Northill, which together may be required to accommodate a share of 2000 dwellings 

within Central Bedfordshire’s rural areas.  

101. NPC therefore wish this HNA to provide a number indicating the quantity of dwellings that should be 

delivered in the different parts of the Neighbourhood Plan Area (NPA) if demand for housing is to be 

satisfied.   

102. However, the settlement hierarchy described above ignores the even smaller settlements of Thorncote 

Green, Lower Caldecote, Hatch, Brook End and Bells Brook as shown in the figure below. As such, an 

alternative approach must be taken, which considers the relevant proportion of the population falling into 

each settlement, including those not accounted for in the settlement hierarchy. As all of the population in the 

NPA must be accounted for, the total sum of all of these settlements and their surrounding area must be 

accounted for in the fair share calculations. 

                                                                                                                     
14

 DCLG, planning for the right homes in the right places: consultation proposals, page 31 
15

 DCLG, planning for the right homes in the right places: consultation proposals, page 12 
[2]

 Planning for the Right Homes in the Right Places, pp. 32 
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Figure 3: Settlements contained within the Northill Parish NPA 

 

Source: http://www.nomisweb.co.uk/, AECOM annotations 

103. The approach taken to dividing the NPA into settlements is described below. By using appropriate Census 

geographies, Thorncote Green and Lower Caldecote form their own separate area from the three main 

settlements, as shown in Figure 4 below. 

Figure 4: Census Geography E0008798 (shaded pink), representing other settlements  
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104. The three figures below describe the census geographies used to calculate the fair share of housing to be 

allocated for each of the settlements that are considered by the settlement hierarchy. 

Figure 5: Census Geographies representing Northill Parish 

 

Source: http://www.nomisweb.co.uk/ 

 

Figure 6: Census Geographies representing Upper Caldecote 

 
Source: http://www.nomisweb.co.uk/ 

 

Figure 7: Census Geographies representing Ickwell 

 
Source: http://www.nomisweb.co.uk/  
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The results of this exercise produce the follow table, which allows us to apportion to each settlement its fair share 

of the appropriate number of dwellings to be built in the parish over the plan period, which comes to 218 as 

described above.  

 

Table 3: Settlement Division for Northill Parish 

Settlement Upper Caldecote Ickwell Northill Other Settlements 

2011 Population 1,218 298 338 416 

Percentage of 

Parish Total 

54% (rounded) 13% (rounded) 15% (rounded) 18% (rounded) 

Fair Share of 

Housing Target to 

2035 

118 28 33 39 

Dwellings per 

annum 2015-35 

6 1 2 2 

Source: Census 2011, AECOM Calculations  
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5. RQ2. What affordable housing tenures (social housing, 

affordable rented, shared ownership, intermediate 

rented) and market housing tenures should be included 

in the mix of new residential development? 

105. The provision of affordable housing is critical to the continuation of most communities as viable settlements; 

it needs however to be understood in relation to other tenures, in particular market housing. PPG states that 

HNAs should investigate household tenure in the current stock and recent supply, and make an 

assessment, based on a reasonable interpretation of the evidence gathered, whether continuation of these 

trends would meet future needs or whether, on account of significant misalignments between supply of 

housing falling into different tenure types and local need/demand, policies should support a change to the 

profile of tenure within the NPA’s housing stock.
16

 

5.1 Definitional issues 

106. Before we investigate this question, it is necessary to make clear the distinction between affordable homes 

as a piece of planning terminology and the colloquial meaning of the phrase. In the course of this study, we 

refer to Affordable Housing, abbreviated to ‘AH’. We mean by this those forms of housing tenure that fall 

within the definition of Affordable Housing set out in the National Planning Policy Framework (NPPF): social, 

affordable rented and various forms of intermediate housing. To distinguish this from the colloquial 

definition, we refer to the latter as Affordable Market Housing (AMH).  

107. In this paragraph we briefly review the proposed reforms to the definition of AH set out in the Government’s 

Housing White Paper published in February 2017. These reforms make clear its commitment to home 

ownership but recognised the important role of affordable rent for those not currently seeking home 

ownership. The changes proposed would broaden the definition of affordable housing, supporting ‘present 

and future innovation by housing providers in meeting the needs of a wide range of households who are 

unable to access market housing’. This would include ‘products that are analogous to low cost market 

housing or intermediate rent, such as discount market sales or innovative rent to buy housing. Some of 

these products may not be subject to ‘in perpetuity’ restrictions or have recycled subsidy’.  

108. The Housing and Planning Act 2016 made provision for a new simplified definition of affordable housing as 

‘new dwellings…to be made available for people whose needs are not adequately served by the 

commercial housing market’
17

. Secondary legislation is required to implement this definition, necessitating 

further parliamentary debate
18

.  

109. The Housing White Paper
19

 confirms that a revised definition of AH will be brought forward through changes 

to the NPPF later this year, proposing a definition as ‘housing that is provided for sale or rent to those 

whose needs are not met by the market (this can include housing that provides a subsidised route to home 

ownership’ and which ‘meets the criteria’ for one of the following models
20

: 

• Social rented housing, defined as currently and owned by local authorities and private 

registered providers with guideline target rents determined through the national rent regime. It 

may be owned by other persons and provided under equivalent rental arrangements, as 

agreed with the local authority or Homes and Communities Agency; 

• Affordable rented housing, defined as currently and let by local authorities or private 

registered providers of social housing to households eligible for social rented housing. 

Affordable rent is controlled at no more than 80% of the local market rent including service 

charges where applicable; 

• Starter Homes, as defined in the Housing and Planning Act 2016 and subsequent secondary 

legislation with an income restriction of £80,000 outside London. These homes are expected to 

provide a new low cost market housing product for first time buyers between the ages of 23 

                                                                                                                     
16

 PPG Paragraph: 021 Reference ID: 2a-021-20160401 
17

 Housing and Planning Act 2016, part 6, section 159 (4) 
18

 Section 159(2) of the Act inserts ‘(3ZB) No regulations may be made under section 106ZB [which contains the updated 
definition of affordable housing] unless a draft of the instrument containing the regulations has been laid before, and approved 
by a resolution of, each House of Parliament’ 
19

 DCLG (2017) Fixing our Broken Housing Market (para A.120) 
20

 Ibid (p100) 
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and 40 with a mortgage, sold for no more than 80% of open market value and capped at 

£250,000 outside London; 

• Discounted market sales housing, sold at a discount of at least 20% below market value with 

provision to remain at a discount for future eligible households. Eligibility is to be determined 

with regard to local incomes and house prices; 

• Affordable private rent housing, made available for rent at a level, which is at least 20% 

below local market rent with provision to ensure that rent remains at a discounted level or 

alternative affordable housing provision is made if the discount is withdrawn. This is viewed as 

particularly suited to the provision of affordable housing in Build to Rent schemes; and, 

•  Intermediate housing, defined to include discounted market sales and affordable private rent 

housing – as outlined above – and other housing that is ‘provided for sale and rent at a cost 

above social rent, but below market levels’. 

110. A transition period is proposed to enable a review of local policies, with the revised definitions intended 

to apply from April 2018. The Government also intends to introduce a requirement for sites of 10 units or 

more to ensure that at least 10% of all homes are affordable home ownership products, including Starter 

Homes, shared ownership homes and homes available for discount market sale. 

5.2 Current tenure profile 

111. In Table 4 below we present a picture of tenure in the NPA at the moment. The table below presents 

Census data from 2011 that shows the dominance of owner occupation within the parish; this exceeds 

the proportion of dwellings within this tenure in Central Bedfordshire by 7.9%. In contrast, the proportion 

of social housing is less than that for the district at 11.7%, but by a smaller margin. The bulk of the 

difference between the district and neighbourhood geographies can be accounted for in the smaller 

proportion of private rented dwellings at 6.5%, compared with the district number of 12.1%.  

Table 4: Tenure (households) in Northill Parish, 2011 

Tenure Northill Parish  Central Bedfordshire England 

Owned; total 80.5% 72.6% 63.3% 

Shared ownership  0.0% 0.8% 0.8% 

Social rented; total 11.7% 13.4% 17.7% 

Private rented; total 6.5% 12.1% 16.8% 

Source: AECOM Calculations, Census 2011 

112. In Table 5: Rates of tenure change in Northill Parish, 2001-2011Table 5 below we consider how tenure has 

changed between the last two censuses in 2001 and 2011. This table presents some striking findings; firstly, 

the loss of shared ownership dwellings and the rapid increase in the number of privately rented dwellings.   

Table 5: Rates of tenure change in Northill Parish, 2001-2011 

Tenure 
Northill 
Parish  

Central 
Bedfordshire England 

Owned; total 0.7% 4.8% -0.6% 

Shared ownership  -100.0% 59.2% 30.0% 

Social rented; total 21.3% 5.3% -0.9% 

Private rented; total 106.9% 139.3% 82.4% 

Source: AECOM Calculations, Census 2001 and 2011 

113. Given the dramatic fluctuations these number suggest, it is worth looking at the numbers underlying this 

data; this is presented in Table 6 on the following page. The decade saw the loss of three shared ownership 

dwellings, eradicating this tenure from the NPA. The number of social dwellings increased by 19 homes and 

the increase in PRS resulted in 31 additional dwellings coming into existence within this tenure.   

Table 6: Tenure change in Northill Parish, 2001-11 

  2001 2001 2011 2011 
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  Northill Parish  
Central 

Bedfordshire 
Northill 
Parish  

Central 
Bedfordshire 

All categories: Tenure 886 94265 923 104399 

Owned: Total 738 72246 743 75743 

Shared ownership (part owned 
and part rented) 3 549 0 874 

Social rented: Total 89 13283 108 13981 

Private rented: Total 29 5271 60 12612 

Source: AECOM Calculations, Census 2001 and 2011 

114. In order to assess whether this proportional mix of tenures is suited to the current and future needs of the 

community, we consider a series of ‘key indicators.’ These are the age structure of the population, 

household composition and income both now and how they are forecast to change in future years. Through 

a consideration of these trends and how they interrelate to each other, it is possible to arrive at 

recommendations as to how not only the tenure of housing in the plan area, but also type and size should 

be modified through planning policy.  

5.3 Age Structure  

115. Turning again to Census data, we present in Figure 8 below the age structure of the population at the time 

of the last Census. This shows the striking contrast with both district and national geographies as regards 

the proportion of the population that falls into the older age categories, 45-64 and 65-84. This reflects the 

dominance of owner occupation we have seen in the current tenure profile, given that older age groups are 

more likely to have bought their home than younger ones. Nevertheless, those aged below 44 account for 

roughly 46% of the population, and those of parental age account for around 53% of the population. This 

suggests the dominant household group are families with teenage or older children.   

Figure 8: Age Structure of Northill Parish Population 

 

Source: Census 2011, AECOM Calculations 

116. In Table 7 on the following page, we put forward data showing the degree of change within the population in 

terms of age between the 2001 and 2011 Censuses. This data is revealing; it shows a decline the younger 

age groups in favour of the older, with the most dramatic proportional change recorded among the oldest 

groups. Those aged 65 -84 increased by 48.1% and those in the oldest age category, 85 and over, by 

23.7%. In terms of actual numbers this is 147 individuals. However, in numerical terms, the change to the 

younger population is more substantial, will a reduction of 228 people, suggesting younger families are 

moving out and/or not moving in.   
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Table 7: Rate of change in the age structure of the population of Northill Parish, 2001-2011: 

Age group Northill Parish  
Central 
Bedfordshire England 

0-15 -17.3% -0.8% 1.2% 

16-24 -2.1% 17.5% 17.2% 

25-44 -23.1% -5.5% 1.4% 

45-64 9.1% 22.4% 15.2% 

65-84 48.1% 25.0% 9.1% 

85 and over 23.7% 35.3% 23.7% 

Source: Census 2001 and 2011, AECOM Calculations 

117. Data from the SHMA provides a forecast of likely demographic shifts moving forward. Table 8 below, which 

reproduces Figure 18 from the SHMAU 2015, presents the shifts in the age structure of the population at 

the district level. Taking the 10-year migration trend as the ‘preferred’ forecast method, the population of 

Central Bedfordshire will increase by 51,292 people between 2011 and 2031. Of this total expected 

increase, those aged 44 and younger will account for 13,835, or 27%; those aged between 44 and 64 are 

6,130 of the total, or 12%; and those aged 65 and above account for 31,327, or 61%. This reinforces 

Census data presented in the tables above of the rapidly aging population that needs to be planned for.  

Table 8: Shifts in the Age Structure of the Population to 2031 

 

Source: SHMAU2015 

118. Bringing the evidence together relating to age structure, the rapidly aging population comes across strongly. 

Census data suggests this process may be more advanced (and may progress more rapidly) within the NPA 

than for the district as a whole given that, while the NPA is recording a net loss of younger people, the 

numbers for the district level show an increase, albeit at a slower rate than for older groups. Nevertheless, 

the NPA is still a community in which adults of parental age represent the dominant grouping, at 53% of the 

population. 

119. Linking this with data on tenure, it is likely; given the scarcity of affordable housing in these areas that 

access to suitable housing for newly formed households may be a factor in this scenario.  

5.4 Household composition 

120. In Table 9 below, household composition at the time of the last Census is recorded. This shows the strong 

presence of family households in the area, constituting 73.9% of all households. It is worth noting however, 

that within this group, 23.7% are without children; these will be households where children have ‘flown the 
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nest’ or couples without children. 36.8% of households have children still living in the parental home. This 

contrasts with the district as a whole in which 20.5% fall into the former category, and 40% into the latter. 

This reinforces the sense that, comparatively speaking, it is more difficult for families to access housing in 

Northill Parish than elsewhere in the district.  

121. A further point of difference with the district data is the greater number of households aged over 65; while 

the proportions for the NPA are greater for both one person households and family households, the latter is 

particularly striking, where the difference is nearly 5% (4.8%). Overall, however, there is a smaller proportion 

of one person households in Northill Parish than for Central Bedfordshire, providing further evidence that 

the dominant household type is that of the family.  

Table 9:  Household composition (by household) in Northill Parish, 2011 

    Northill Parish  Central Bedfordshire England 

One person 
household Total 21.0% 25.9% 30.2% 

  Aged 65 and over 13.0% 11.2% 12.4% 

  Other 8.0% 14.7% 17.9% 

One family only[1] Total 73.9% 69.0% 61.8% 

  
All aged 65 and 
over 13.3% 8.5% 8.1% 

  With no children 23.7% 20.5% 17.6% 

  
With dependent 
children 26.5% 29.6% 26.5% 

  
All children Non-
Dependent 10.3% 10.4% 9.6% 

Other household 
types Total 5.1% 5.1% 8.0% 

Source: Census 2011, AECOM Calculations 

122. In Table 10 below, we record the way household composition has changed between the 2001 and 2011 

Censuses. Again this data presents evidence of the ageing population, with single and couple households 

increasing in number by a comparable amount (31.9% and 35.2% respectively). Both data exceed the 

district number by a substantial margin. A further contrast with Central Bedfordshire is the shift in the profile 

of families. In particular, the proportion of those with children has declined in the NPA by 10.3%, while at the 

district level it has increased by 6.6%. Indeed, where it not for the increase in couples age 65+, the number 

of family households would have fallen in the NPA.  

Table 10: Rates of change in household composition in Northill Parish, 2001-2011 

Household type   
Percentage change, 
2001-2011     

    Northill Parish  
Central 
Bedfordshire England 

One person household Total 16.2% 12.6% 8.4% 

  Aged 65 and over 31.9% 6.0% -7.3% 

  Other -2.6% 18.2% 22.7% 

One family only Total 0.7% 8.5% 5.4% 

  All aged 65 and over 35.2% 7.0% -2.0% 

  With no children -4.4% 5.5% 7.1% 

  
With dependent 
children -10.3% 6.6% 5.0% 

  
All children non-
dependent 13.1% 23.1% 10.6% 

Other household types Total 6.8% 38.4% 28.9% 

Source: Census 2001 and 2011, AECOM Calculations 

123. Bringing the evidence together as regards household composition, the evidence points to both a loss of 

family households with children over time and an increased in households of older people. Bearing in mind 

the district level data drawn from the SHMAU in Table 10 above, the decline in families will not be shared by 

the wider district. The decline in family households threatens the vitality and viability of the settlement, and 

is a legitimate issue for planning policy to address.  
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5.5 Affordability 

124. To understand affordability in the NPA, we draw on data from the SHMA; below we reproduce SHMA figure 

60 which presents the lower quartile affordability ratio (LQAR) for Central Bedfordshire together with other 

local authority areas that fall into the same Housing Market Area. The LQAR is the multiple of lower level 

property values of lower quartile household income. It therefore provides an indication of the ease with 

which those on modest incomes can access affordable market housing (AMH). From the graph below (Table 

11)  we can see that the LQAR for Central Bedfordshire is in the region of 9.8; this suggests AMH is well 

beyond the reach of those on modest incomes given that a maximum income multiple of 3.5 is common 

among many lenders. Property in the area is also significantly more expensive than for the wider HMA area.  

Figure 9: Ratio of Lower Quartile House Price to Lower Quartile Earnings 

 

Source: DCLG.  

Note: Ratios prior to 2013 are calculated using a different source of house price data. Note: HMA figure derived 

using population weighted average of Local Authority data 

125. The SHMA provides specific data on the proportion of the population who are unable to access market 

housing (both for sale and rent) without subsidy divided into different age groups. This indicates that families 

with one or more dependent children aged under 34 find accessing suitable housing particularly difficult in 

Central Bedfordshire.  

126. In Tables 22 and 23 in Chapter 9: Market Signals, we set out house prices drawn from Land Registry data 

price paid data for both Central Bedfordshire and Northill Parish. This suggests the average price paid for a 

detached and semi-detached dwellings in 2016 within the NPA was £608,000 and £397,000 respectively. 

This contrasts with the average value for dwellings of the same type in the local authority area as a whole of 

£473,869 and £292,804. In percentage terms, the difference in value between the LPA area and the NPA is 

roughly 23% for detached dwellings and 25% for semi-detached dwellings.   

127. From this it is reasonable to conclude that a higher proportion of family households are unable to afford 

homes of a suitable size in Northill Parish than elsewhere in the district. We will return to this theme later in 

this HMA in our examination of type and size.  
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Table 11: Assessing affordability by household type and age 

Source: ORS Housing Model based on Census 2011 and DWP 

128. Table 12 below shows the number of concealed families in the NPA. A concealed family is one living in a 

multi-family household in addition to the primary family, such as a young couple living with parents. 

‘Households’ refers to a larger constituency including single people. While the 16 households concealed 

represent only 2.2% of all households, it is important to note that each year Northill Parish will produce a 

number of ‘new’ households. If they are ‘concealed’ for more than one year it is likely they will move to 

another part of the country, so-called ‘displacement.’  

129. The 16 concealed households revealed in Census data therefore represent those new households coming 

into existence in the settlement who are unable to access suitable housing and, so far, have decided not to 

accept displacement. Unless steps are taken to enable these households to remain, the cumulative effect 

will amount to tens if not hundreds of households over the years.  

130. The difference in the proportion of those concealed to Central Bedfordshire is also instructive, and provides 

further evidence of young households finding accessing housing in the NPA comparatively difficult.  

131. Moreover, as we have seen, 10.3% of family households have non-dependent children; these could be 

construed as potentially concealed households, who have simply not yet self-reported as such.  

Table 12: Concealed Households 

Concealed families Northill Parish  Central Bedfordshire England 

All families: total 733 76,508 14885145 

Concealed families: total 16 879 275954 

Concealed families as % of total 2.2% 1.1% 1.9% 

Source: Census 2011, AECOM Calculations 

132. The SHMA reports that, in 2015, there were 2,958 people on the Housing Waiting List21; in the absence of 

data that is specific to the NPA, it is reasonable to use the dwellings in the NPA as a proportion of all the 

dwellings in the district as a starting point for calculating an allocation of affordable dwellings to the NPA. As 

we have seen, the dwellings in the NPA represent 0.87% of the total; from this it is possible to put forward a 

requirement that the NPA should provide 26 affordable homes
22

.   

133. Bringing together our findings relating to affordability, dwellings across Central Bedfordshire are 

unaffordable to those on modest incomes, given the Lower Quartile Affordability Ratio of 9.8. Given the 

difference in house prices, it is likely dwellings will be more inaccessible. Affordability issues affect families 

with dependent children more acutely than any other group resulting in this group occupying a home smaller 

than is needed or opting for a cheaper area even though this isn’t preferred.  Finally, concealed households 

                                                                                                                     
21

 SHMA, page 49 
22

 We note that, at the time of writing Northill Parish’s draft Neighbourhood Plan supports 4 Rural Exception sites, ‘which would 
equate to 32 affordable homes’ 
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data suggests newly formed households face comparatively more difficulty accessing suitable 

accommodation than is the case for the district as a whole.  

5.6 Market Segmentation 

134. Bringing together the evidence from our consideration of affordability, age structure and household 

composition, in line with PPG, we have sought to identify the different market segments in the population 

Northill Parish. We then use this understanding to put forward recommendations for policy relating to 

Affordable Housing as well as and size and tenure of dwelling.  

135. In order to understand the terminology surrounding size of dwellings, it is important to note the number 

of rooms recorded in Census excludes kitchen, bathrooms and toilets. In the market segments table that 

follows, ‘dwelling size’ should be translated as follows: 

 1 room = Bedsit 

 2 rooms = flat/house with one bedroom 

 3 rooms = flat/house 2 bedrooms 

 4 rooms = flat/house with 2 bedroom and 2 reception rooms, or 3 bedrooms and 1 

 reception room 

 5 rooms = flat/house with 3 bedrooms and 2 reception rooms 

 6 rooms = house with 3 bedrooms and 3 reception rooms or 4 bedrooms and 2 

 reception rooms 

 7+ rooms = house with 4, 5 or more bedrooms house 

136. Table 13 on the following page indicates the different market segments, and the degree to which they are a 

growing, stable or declining group within the local population. One ‘up’ arrow indicates this grouping is 

growing modestly in the NPA; two ‘up’ arrows indicates strong growth, three ‘up’ arrows suggests very rapid 

growth in years to come. Where segments are falling in numbers, or not growing, neutral or down arrows 

are shown.  

137. It is important to note that, as we have seen, the market is good at picking up growth trends in the market. 

For this reason, policy intervention is only justified in the case of market failure (where the market is unable, 

for reasons of viability, or there are incentives, deliberate or otherwise, that drive the market not to respond 

to trends). Examples include the failure of the market to provide homes to those on low incomes and the 

under-supply of dwellings for the elderly.  

138. Similarly, because we believe in the capacity of the market to deliver the homes required for the majority of 

residents (either through for-sale dwellings or for-rent), policy intervention is only required where the 

evidence is both compelling and the circumstances it describes serious. This is because policies carry both 

costs and risks; this can distort the market, preventing it from providing homes (and encouraging a position 

of market equilibrium in which homes are accessible to target markets).  

5.7 Arrows analysis 

139. Bearing in mind the analysis conducted, two key themes emerge that justify a policy response.  

140. Firstly, the loss of younger people from the neighbourhood is unsustainable; this alone justifies the delivery 

of additional dwellings across tenures that are accessible to newly formed households, particularly those 

with, or seeking to have, children. It is important that the neighbourhood retains its balance in future years. 

This suggests dwellings of three – five rooms will be appropriate across tenures.   

141. Secondly, the rapidly ageing population requires that additional dwellings are delivered suited to those aged 

65 and above. This should bear in mind the need for ‘right-sizing’ as well as specialists dwellings (this is 

considered in more detail later in this study)  
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Table 13: Market Segments 

Market segments  Income range Tenure 
Presence in Plan 

Area 
Size of 
home 

Young family where parents 
are aged 24-44 with 1+ 
children aged 0-15 

Median 
PRS, Social 
housing, shared 
equity, AMH  

5 rooms 

Professional Head of 
Household Young family 
where parents are aged 24-
44 with 1+ children aged 0-15 

Mean 
AMH, Market 
Housing (MH)  5 rooms 

Professional Head of 
Household family where 
parent are aged 44-64 with 
non-dependent children living 
at home 

>Mean (equity 
rich) 

Market Housing   6+ rooms 

Lone parent (with 1+ 
children) 

Lower Quartile 
(equity poor) 

Social Housing  3 rooms 

One person household aged 
under 65 

Median 
(equity poor) 

PRS, shared equity, 
DMH  2 rooms 

One person household aged 
65+ with wealth 

Median 
(equity rich) 

Market Housing   2-3 rooms 

One person household aged 
65+ without wealth 

Lower Quartile 
(equity poor) 

Social Housing  2 rooms 

Young couple no children  
>Mean (equity 
poor) 

Market Housing, 
Shared Equity, 
DMH  4+ rooms 

Concealed households 
Lower Quartile 
(equity poor) 

Social Housing  1-3 rooms 

Source: AECOM 

 

142. In Table 14 below we provide estimates, devised by Nathaniel Litchfield and Partners, setting out 

recommended dwelling sizes for different household types. This table has been defined on the basis of the 

following assumptions, 
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 Smaller apartments/flats or houses will be more suitable for meeting the initial requirements of 

married couples until the age they have a family. Those households without children could occupy 

either houses or flats of the appropriate size;  

 Cohabiting couples and lone parents will want and require similar sizes of housing to married 

couples. Those households without children could occupy either houses or flats of the appropriate 

size;  

 Smaller apartments/flats or houses will be more suitable to meeting the requirements of single 

person households;  

 According to their composition, institutional accommodation such as a residential care home, 

hostel or purpose-built student accommodation will be more suitable for multi-person households;  

 Further qualitative allowances will need to be made of households at retirement age who are likely 

to continue living in their previous home unless more manageable two bed flats, houses and 

bungalows are available; and,  

 The requirement for housing with care, including supported housing and extra care provision, is 

likely to increase at 85 and above. 

Table 14: Estimated Housing Size required by Household Type, by Age of Head of Household 

 
Source: Lichfields 

5.8 Starter Homes and discounted market housing 

143. As we have seen, the Housing and Planning Act 2016 (HPA) includes provisions to introduce a general duty 

on planning authorities in England to promote the supply of ‘starter homes,’ and a specific duty to require a 

minimum number or proportion of ‘starter homes’ on certain residential development sites. At the time of 

writing, however, the relevant legislative provisions are not yet in force and no specific proportion or 

minimum has been put forward.   

144. The Housing White Paper sheds further light on the government’s intentions in this area.  It states that, “in 

keeping with our approach to deliver a range of affordable homes to buy, rather than a mandatory 

requirement for ‘starter homes,’ we intend to amend the NPPF to introduce a clear policy expectation that 

housing sites deliver a minimum of 10% affordable home ownership units. It will be for local areas to work 

with developers to agree an appropriate level of delivery of ‘starter homes’, alongside other affordable home 

ownership and rented tenures”. 

145. This is a substantial watering-down of the ‘starter home’ requirement as originally envisaged when policy 

contained in the Housing and Planning Act was first conceived. In effect, it leaves it to local groups, 

including neighbourhood plans, to decide an appropriate level of affordable home ownership products, while 

taking note of the 10% policy expectation. 

146. The decision whether to treat Discounted Market Sale Homes (DMSH), of which ‘starter homes’ are an 

example’ as affordable housing should be determined by whether lowering the asking price of new build 

57



Northil Neighbourhood Plan Housing Needs Assessment  
 

  
  

 

 
      
 

AECOM 
36 

 

homes of a size and type suitable to first time buyers by 20% would bring them within reach of people 

currently unable to access AMH for sale.  

147. As we have seen, an entry-level home for a household comprising two - three individuals is a 2 bed house; 

given the typology of dwellings in Northill Parish, which is almost exclusively houses, this translates into a 

small terraced house. On account of a paucity of sales, reliable house price data is unavailable for the NPA 

for this type of dwelling; however, data from the UK house price index set out in Table 23 below suggests 

that the price for a terraced house in Central Bedfordshire is in the region of £245,000. In order to arrive at 

an approximate value of a dwelling of this type in Northill Parish, it is possible to use the difference in house 

prices (25%) identified between semi-detached dwellings in the NPA and for the wider district set out in 

paragraph 106 above. From this we are able to derive a working value for an entry-level property of roughly 

£310,000. 

148. To establish the affordability of a dwelling of this type as a DMSH, the concept of the ‘purchase threshold’ 

may be employed. Having discounted the sale price by 20%, the purchase threshold this is calculated by 

netting 10% off the house price to reflect purchase deposit. The resulting cost is divided by three, to reflect 

the standard household income requirement to access mortgage products. In the case of a dwelling valued 

at £310,000, this produces a purchase threshold (required income) of £74,400. Clearly, this is greatly in 

excess of the median or mean incomes in the NPA.  

149. On the basis of the evidence we have gathered, we would therefore not recommend DMSH form part of the 

AH delivered as part of new development within the NPA, notwithstanding the government’s policy 

expectation that 10% of all new build homes should be ‘starter homes’.  

5.9 Shared ownership 

150. As we have seen, as a tenure, shared ownership does not currently exist in Northill Parish. Shared 

ownership involves the purchaser buying an initial share in a property typically of between 25% and 75% 

and paying rent on the share retained by the provider. Shared ownership is flexible in two respects, in the 

share which can be purchased and in the rent payable on the share retained by the provider. Both of these 

are variable.  

151. The share owned by the leaseholder can be varied by 'stair-casing'. Generally, stair-casing will be upward, 

thereby increasing the share owned. In exceptional circumstances (as a result of financial difficulties, and 

where the alternative is repossession), and at the discretion of the provider, shared owners may staircase 

down, thereby reducing the share they own.  

152. Shared ownership constitutes a form of AH, targeting those on incomes around the mean; as such, it is 

termed ‘intermediate’ and is available to both first-time buyers, people who have owned a home previously 

and council and housing association tenants with a good credit rating whose household income does not 

exceed £60,000. Given these conditions, it is appropriate for shared ownership to be included in the AH 

tenures available in Northill Parish.  

5.10 Affordable Rented Dwellings  

153. Commentators have repeatedly raised concerns about ARD not constituting a realistic form of AH given that 

in many areas this reduces rent to levels that are still beyond the means of the target group: those on 

incomes substantially below the mean.  

154. For this reason, for ARD to add to the menu of AH available in the NPA, rent levels should be set 

substantially below 80% so as to avoid competition with intermediate products, offering a route to housing 

for households on lower quartile incomes. 

5.11 Market housing 

155. Given the limited quantity of affordable housing in the NPA, the needs of the great majority of the people will 

be served by the market. People on higher incomes will be able to access a variety of market dwellings; 

their choices will be driven principally by how much they can afford to spend, the extent to which old age is 

driving their choice of home, and personal taste.  

156. As explained previously, the operation of the market is usually the best means of addressing the demand for 

different types of housing for sale. It is important planning policy does not place unnecessary burdens on 

the market preventing its ability to respond to demand; this is, after all, the principal way equilibrium is 
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achieved in the housing market and house price growth is kept in check. In this sense, the notion of viability 

is essential. It is important not to deter development in the context of clear housing need; to do so will not 

only frustrate the delivery of new housing but also may deprive the community of resources for 

infrastructure improvements.   

5.12 Build to rent 

157. There is evidence of growing demand for private rent accommodation in the NPA. On-going changes to the 

benefit system and the way social housing is allocated are likely to increase demand on the private rented 

sector, especially at the lower‐cost end of the market.  Given the very substantial increases in PRS revealed 

by Census data, this trend is one shared by Northill Parish.  

158. The reason for the strength of this demand is that, for those households unable to access market housing to 

buy, and who do not qualify for affordable housing, private rented housing is the only remaining option. 

159. Bringing the evidence together on housing tenure, as we have seen, affordable market housing in Northill is 

not affordable to households with incomes around the median. For this reason, Discounted Market Sale 

Housing (DMSH) does not offer a realistic means of those on incomes below the mean to access the 

property market. For Affordable Rented Dwellings to expand the choice of housing available to residents in 

the NPA, rent levels should be set substantially below the maximum of 80% so as to avoid competition with 

intermediate products; this will encourage ‘true affordability,’ providing a route to housing for households on 

lower quartile incomes. We note, however, that policy of this kind can only be devised where it does not 

threaten viability.  

160. Notwithstanding the growing role of Local Authorities in delivering housing, the operation of the market 

remains, broadly speaking, the best means of addressing the demand for different types of housing for sale. 

PRS will therefore continue to provide a growing role in satisfying housing need in the NPA, given the 

shortage of shared equity stock and overall affordability of for-sale homes.   
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6. RQ3. What models are available for bringing forward 

community-led housing projects, given Northill Parish’s 

rural context and appetite for affordable housing?  

6.1 The role of community-led housing 

161. Locality provides a definition of community-led housing based on a series of core principles rather than hard 

and fast rules: 

 
i. A requirement that meaningful community engagement and consent occurs throughout the process 

of planning and delivery. The community does not necessarily have to initiate and manage the 
development process, or build the homes themselves, though some may do. 

 
ii. The local community group or organisation owns, manages or stewards the homes and in a manner 

of their choosing. 

 
iii. A requirement that the benefits to the local area and/or specified community must be clearly defined 

and legally protected in perpetuity e.g. through an asset lock.
23

 

 
162. The benefits of local people bringing forward development are therefore, in part, associated with control. In 

other processes associated with planning and development many of the perceived community benefits are 

a by-product, be this affordable housing or resources for additional infrastructure, whereas with community-

led development residents are in a better position to define and specify how the value generated by the 

development process should be distributed. Moreover, it offers a passport to delivery. Through the 

mechanism of a Neighbourhood Development Order
24

, the group can achieve planning consent for a given 

scheme in parallel with the making of their neighbourhood plan, by submitting them to referendum at the 

same time.  

163. Development that is led by the community is very often driven by a need to secure affordable housing for 

local people (as in the Northill Parish case) in the belief that housing that comes through the planning 

system may be neither the right tenure or price-point to be attractive to residents, especially those in the 

lower quartile incomes seeking affordable rented accommodation as we have discussed above. .  

164. To this extent community-led development can be described as ‘disruptive’ in the sense of providing 

dwellings of a tenure and type that neither the market nor the planning system would normally provide 

together with a commitment to a set of social values embodied by a collaborative process of planning, 

building and living. In such a way it has the potential to address some common market failures, for example 

the poor supply of dwellings for the elderly, the need for key workers in areas of high property values and 

the importance of enabling those seeking to set up an independent home to stay in the area they know, 

close to values social and economic networks.  

165. A common difficulty of those seeking to bring forward development of this type is dealing with an planning 

system perceived as unsympathetic, one which is often felt to favour large developers, making both 

achieving consent and securing land difficult. The opportunity for Neighbourhood Development Plans is to 

reverse this trend, creating a framework for planning that is conducive to community-led and small scale 

approaches while also working constructively with the established providers. The aim should be to diversify 

the supply of dwellings rather than replace one system with another. As such, community led housing 

should be seen as complementary with, rather than contrary to, the current housing offer, and mainstream 

approaches to housing development. For example, be it through the re-use of existing buildings or the 

making use of land not otherwise available or suitable for mainstream housing development.  

  

                                                                                                                     
23

 Steve Hoey, Head of Neighbourhood Planning and Housing, Locality, 23/10/17 
24

 A Neighbourhood Development Order can grant planning permission for specified developments in a neighbourhood area. 
Once established there would be no need for anyone to apply to the council for planning permission if it is for the type of 
development covered by the order. http://www.rtpi.org.uk/media/1621636/what_is_a_neighbourhood_development_order.pdf 
(visited 21/10/17) 
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6.2 Community-led models 

166. The principle forms of community-led models are  

 

 Cooperatives are managed and controlled by a membership organisation, which usually includes all the 

cooperative’s tenants. The membership organisation normally owns the property too, although in some 

cases tenants are part-owners. A tenant management organisation is a non-ownership cooperative 

model formed by tenants to manage their homes, subject to an agreement with the landlord. 

 

 Co-housing communities are comprised of a cluster of private homes alongside communal facilities. The 

housing is typically intentionally designed – either from the ground up or by taking over unused buildings 

– to foster a sense of community. Moreover, as discussed later in this HNA, co-housing is often seen as 

particularly suitable for older people, given they have the opportunity to build facilities into a scheme 

designed around their specific needs. Where smaller dwellings are in short supply, this offers a means 

of addressing over-occupation by enabling older residents to down-size.  

 

 Self-help housing brings members of a local community together to bring empty properties back into 

use. They are normally groups that cannot afford to buy their own housing, and cannot get a permanent 

home from the local authority or a housing association. 

 

 Community self-build involves local people who need housing building their own homes. In doing so, 

residents gain both a home and new skills. The end product is usually a self-build housing association or 

a housing cooperative. The homes can be either for rent, outright ownership or shared ownership. Self-

builders normally purchase an equity stake of 50 per cent and pay rent on the other 50 per cent. 

 

 Collective custom-build is another form of self-provided housing, where groups work closely with a 

developer who either builds the homes to a custom design or oversees the process, managing supply 

chains and facilitating access to financial advice and other professional support. However, sometimes 

group custom-builders choose to manage their own project, known as ‘independent group custom-build’. 

 

 Community land trusts are non-profit organisations controlled by their members through a democratic 

governance structure. Membership is open to anyone who lives in a defined local area, including 

occupiers of the properties provided by the community land trust. While it may provide homes for sale as 

well as for rent, a key feature of a community land trust is that homes it provides are kept permanently 

affordable.
25

 

 

167. By bringing forward development which is owned by the community, the community is able to set rents 

and/or mortgage payments at a rate that it feels is appropriate, for example, the East London Community 

Land Trust links the cost of a mortgage to the area’s average wage, and dwellings are not subject to ‘right to 

buy’ thus helping to ensure they remain in community hands in perpetuity. In areas where newly formed 

households and young families are unable to access affordable housing and cannot afford market housing, 

this is a good route to addressing specialist forms of housing need. David Smith writes,  

You take the median wage in the borough in which the homes are built, which is published every year by 

the office of national statistics. You then apply the principle widely accepted elsewhere around the globe 

– that no family should be forced to spend more than one third of their income on housing. And then you 

multiply this figure by a standard 25-year mortgage at an average of 5.5% and add a 10% deposit. And 

this then gives you a price that local people can genuinely afford to pay for new homes going up in their 

local area. The only catch being, if they ever chose to move, they are bound to simply reapply the 

formula and sell the homes in the same way – meaning that house prices rise with wage inflation rather 

than on whims of foreign investors or buy-to-leave landlords. At St Clements this will means one-bed 

properties within the community land trust will be starting at £150,000 and three beds for less than 

£250,000 – about half the current market rate. The market has ceased to be of any relevance to working 

people in that part of town, but these homes will be genuinely and permanently affordable.
26

 

  

                                                                                                                     
25

 Demos, Community Builders, 2015, page 50-51 
26

 Dave Smith, The half price houses coming soon to east London, The Guardian Professional, 27
th
 March 2014 (Dave Smith a 

Board Member of the London Community Land Trust) 
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168. Locality identifies 3 main routes to delivery for community-led housing: 

 
i. Group-led: Grassroots ‘start-up’ groups responding to housing need or demand, or people seeking 

to deliver their own homes. 

 
ii. Extension of community based activity: Existing community based organisations with local roots 

decide to provide housing in addition to their current activities, or increase their existing provision, 
for and on behalf of the local community 

 
iii. Developer-Community partnership: A local authority/landowner/housing association or small builder 

wants to provide housing that benefits the local area in perpetuity. They access community-led 
housing expertise to recruit ‘founder members’ from within the community and support them to take 
over ownership/stewardship and/or management of the homes, or they may support an existing 
group or organisation to deliver their ambition. 

6.3 The allocation of land 

169. Land that has the potential for development is a valuable commodity. As a result, the groups outlined above 

often find themselves in competition with house-builders willing to pay substantial sums for land, or the right 

to develop on it. An important role Neighbourhood Development Plans can therefore play is to allocate land 

for development for these uses associated with community-led approaches.  

170. A common way that land that would not normally be considered for development may be brought forward as 

a result of policies contained within an NDP are rural exception sites (RES). These are often sought on sites 

either outside the settlement boundary and/or on the green belt. As part of the proposed updates to the 

National Planning Policy Framework the Government is seeking to clarify policy in this area suggesting in 

the Housing White Paper earlier this year that development brought forward under a Neighbourhood 

Development Order should… not be regarded as inappropriate in the Green Belt, provided it preserves 

openness and does not conflict with the purposes of the Green Belt.
27

 This calls for innovative development 

solutions that are in harmony with their natural surroundings.  

171. RES may be allocated in a Neighbourhood Plan on condition that evidence can be shown of local need for 

affordable dwellings and that a substantial number of dwellings will be affordable (ie, falling into tenures 

defined as affordable in the NPPF.)  Not all dwellings need to be AH, on the basis the proposed scheme 

needs to be viable and place a reasonable value on the price of land. The need to pass a test of viability is 

in many ways healthy. Crispin Kelly writes,  

Community Land Trusts (CLTs) are a good vehicle for neighbourhood plan policies to be 

delivered. A CLT can agree with the owners of allocated sites to buy their land on a deferred 

basis and at a discount to reflect the community’s decision to allocate only land which can 

be bought cheaply. Out of every 12 homes built by a CLT,  about seven will need to be sold 

to pay for the land and construction costs, with the balance owned debt-free by the 

community.
28

 

 

172. The need to ensure viability leaves scope for not only market housing, but also other forms of ‘alternative’ 

development, for example self and custom-build units and co-housing projects.  

173. In addition, land may be allocated elsewhere within the NPA accompanied by a development brief which 

encourages alternative housing products as a share of the overall development. Again, evidence needs to 

be shown of demand, for example the self-build register managed by the Local Authority. In the case of 

Northill Parish CBC has provided the following advice:  

Currently there are 208 people registered on the CBC’s self and custom build Register. 175 

people said that they would consider a plot outside their preferred location; 23 said any 

location within CBC; 4 people are looking for a plot in Northill Parish; 2 in Moggerhanger; 3 

in Sandy; 1 in Upper Caldecote; 4 in Biggleswade; 1 in Old Warden 1 in Cople. 

174. There are, therefore, 5 entries on the self-build register that specify a location in the parish. However it is 

reasonable to locate a proportional share of those people who would be willing to consider a plot outside 

their preferred location and those for whom any location would be acceptable. Given that the population of 

                                                                                                                     
27

 DCLG, Fixing our broken housing market, February 2017, page 85 
28

 Crispin Kelly, Nimbys need to become Yimbys, and merely taking part in plan-making is not enough, Architects Journal, 17th 
April 2015 (Crispin Kelly is an architect and founder of development company Baylight, http://www.baylight.co.uk/.  

62

http://www.baylight.co.uk/


Northil Neighbourhood Plan Housing Needs Assessment  
 

  
  

 

 
      
 

AECOM 
41 

 

Northill Parish represents 0.89% of the population of the district (in the 2011 Census the population of the 

parish was 2,270 as against 254,381 in the district), this additional number would be 2 (rounded), producing 

a total need for 7 plots.  

175. It has been noted however that such registers are likely to underestimate real demand as a result of being 

an ‘opt-in’ approach to assessing demand. Should the NPC wish to gather such evidence, other sources 

exist. Chris Brown provides the following advice:  

Additional local demand, over and above current levels of delivery can be identified from 

secondary data sources such as: building plot search websites, ‘Need-a-Plot’ information 

available from the Self Build Portal; and enquiries for building plots from local estate 

agents. However, such data is unlikely on its own to provide reliable local information on 

the local demand for people wishing to build their own homes. Plan makers should, 

therefore, consider surveying local residents, possibly as part of any wider surveys, to 

assess local housing need for this type of housing, and compile a local list or register of 

people who want to build their own homes.
29

’ 

176. For this reason, the total of 7 set out above should be seen as a starting point from which to build a 

complete picture of the appetite for self and custom build together with other forms of ‘alternative’ 

development approaches. 

6.4 Case studies30  

177. Cornwall Community Land Trust mainly provides low cost housing for sale to local people, but is also 

involved in providing a variety of other tenures; 

178. Almere a major development in Holland which has been master-planned by the local authority into a 

number of districts each of which has around 720 self-build plots;  

179. Keswisk Community Housing Trust was formed to address the shortage of affordable homes through right to 

buy and the high cost of shared ownership dwellings.  

  

                                                                                                                     
29

 Chris Brown, The Right to Custom Build but no Right to Affordable Housing, 8
th
 December 2014. Chris is the CEO of Igloo, a 

company involved custom build development in the UK, http://www.iglooregeneration.co.uk/ 

 
30

 Further case studies can be seen here: https://mycommunity.org.uk/take-action/community-led-housing/  
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7. RQ4: What type (terrace, semi, bungalows, flats and 

detached) and size (number of habitable rooms) of 

housing is appropriate? 

180. As identified earlier in this study, PPG recommends a consideration of the existing housing provision and its 

suitability, having regard for demographic shifts in age and household composition as well as affordability, to 

address future as well as current community need. For this reason, we start with a consideration of the 

typologies within the existing housing stock.  

181. In Table 15 below we set out the distribution of the housing stock across the various types; from this data it 

is clear the dominant house type is that of detached houses, followed by semi-detached and terraced 

homes. There are clear and striking contrasts with the distribution within Central Bedfordshire. While there 

are a similar proportion of semi-detached homes, there are a far greater proportion of detached dwellings, 

and fewer terraced homes. In addition, there are only 19 flats in the NPA, whereas at the district level, there 

exist 12,761 flats, or 9.9% of all dwellings. 

Table 15: Accommodation type (households) in Northill Parish, 2011 

Dwelling type   Northill Parish 
Central 
Bedfordshire England 

Whole house or bungalow Detached 50.8% 28.2% 22.4% 

  Semi-detached 35.5% 33.9% 31.2% 

  Terraced 11.3% 25.3% 24.5% 

Flat, maisonette or 
apartment 

Purpose-built block of flats 
or tenement 0.8% 9.9% 16.4% 

  
Parts of a converted or 
shared house 0.7% 1.0% 3.8% 

  In commercial building 0.4% 0.8% 1.0% 

Source: Census 2001 and 2011, AECOM Calculations 

182. In Table 16 below we set out the change to the housing stock in terms of habitable rooms between 2001 

and 2011. From the table it is worth noting that small family dwellings of 3 and 4 habitable rooms account 

for 12% of all dwellings. This compares with the district proportion of 25%; while the proportion of family 

homes of 4 and 5 rooms is broadly comparable with the district at 43% and 45% respectively, the proportion 

of proportion of larger homes of more than 6 rooms in size is substantially less at the district level, at 29% 

as against 44% in the NPA. It is also worth noting that there are only 2 dwellings of 2 rooms in size, 

whereas there are a substantial number of dwellings of this size at the district level.  

Table 16: Number of rooms per household in Northill Parish, 2001-2011 

  2001 2001 2011 2011 

Number of Rooms Northill Parish 
Central 
Bedfordshire 

Northill 
Parish 

Central 
Bedfordshire 

1 Room 3 363 0 212 

2 Rooms 0 1385 2 1642 

3 Rooms 24 6616 26 7854 

4 Rooms 92 16612 89 17854 

5 Rooms 238 25596 202 25340 

6 Rooms 179 20030 199 21419 

7 Rooms 131 10786 143 12582 

8 Rooms or more 216 12877 114 8628 

9 Rooms or more     148 8868 

Source: Census 2001 and 2011, AECOM Calculations 

183. In Table 17 on the following page, these figures are expressed as percentages to highlight in the change in 

the housing stock in terms of size between 2001 and 2011. As we know, the change in terms of numbers 

has been modest, according to Census data only 10 net dwellings were added to the stock over this period. 

This change has been distributed predominantly at the upper end of the size scale, with an increase in the 
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number of dwellings of 6 or more rooms of 78 dwellings, and a loss of 36 five room homes; this suggests 

widespread domestic development resulting in the increase in the overall number of larger homes.  

Table 17: Rates of change in number of rooms per household in Northill Parish, 2001-2011 

Number of Rooms Northill Parish 
Central 
Bedfordshire England 

1 Room -100.0% -41.6% -5.2% 

2 Rooms 0.0% 18.6% 24.2% 

3 Rooms 8.3% 18.7% 20.4% 

4 Rooms -3.3% 7.5% 3.5% 

5 Rooms -15.1% -1.0% -1.8% 

6 Rooms 11.2% 6.9% 2.1% 

7 Rooms 9.2% 16.7% 17.9% 

8 Rooms or more 21.3% 35.9% 29.8% 

Source: Census 2001 and 2011, AECOM Calculations 

184. It is worth placing these findings within a wider context of housing at the district level. In Table 18 below we 

reproduce SMHA Figure 68. The consultants Opinion Research Services (ORS) have set out how the OAN 

for housing should be divided split between the different sizes of home at the district level. From this it is 

apparent that, of the 22,420 market houses recommended should be provided over the plan period, 3,540, 

or should be 3 room homes (2 bedroom), and 13,040, or should be 4 and 5 bedroom homes, dwellings of 6 

habitable rooms or more account for 5850 dwellings, or 26% of all dwellings. 

Table 18: Housing mix of OAN for market and affordable housing by local authority (Source: 

ORS Housing Model 

 

Source: ORS Housing Model 

185. Bringing together our findings on type of dwellings in the current stock, the preponderance of larger, 

detached homes is clear. Detached dwellings account for some 51% (rounded) of all dwellings. There are 

also very few flats within the NPA. These findings are in contrast to the wider district where the distribution 

of types is more even. As a result of domestic development, there has been a further drift towards larger 

homes, resulting in a marked increase of dwellings sized 6 rooms or more. Findings from the SHMA 

suggest the greatest need for new dwellings at the district level is overwhelmingly for smaller homes.  

186. Bearing in mind the findings from the arrows analysis, firstly, the loss of younger people and, secondly, the 

rapidly aging population, the evidence points to a marked imbalance between the demand for dwellings and 
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the current available stock. Moreover, if current trends remain unchecked, this position is likely to 

deteriorate, making a strong case for policy intervention.  

 

8. RQ5: Specialist housing (e.g. What provision should be 

made for retirees and the elderly?) 

8.1 Sheltered and extra-care housing 

187. As we have seen, given the significant forecast increases in people aged 75+, it is appropriate for policy 

to provide support for a significant quantum of sheltered
31

 and extra care
32

 housing as part of the 

delivery of new housing. Table 19 below identifies the growth in the population of over 75s between 2011 

and 2031.  

Table 19:  Change in the population of over 75s between 2011 and 2035 

Age band 2011 2035 

  
Population 

(Northill Parish) 

Population 
(Central 

Bedfordshire) 
Percentage of 

population 

Population 
(Central 

Bedfordshire) 
Population 

(Northill Parish) 

Projected 75+ 
population 

(district) 

All ages 2,270 254,381 0.89 343,789 3,060  

75+ 191  8.4% 40,136 11.7% 358 

Source: 2014-based Sub-national population projections, DCLG and Census 2011 (ONS) AECOM calculations 

 

188. In arriving at an appropriate level of housing for older people of different types, we have applied the 

Housing Learning and Improvement Network’s suggested numbers per 1,000 of the 75+ population
33

. 

The table above, shows an estimate of the increase in the numbers of older people aged 75+ of 167 

(358-191). This will result, over the plan period, in a need for:  

 additional conventional sheltered housing units = 60 x 16.7% = 10 (rounded) 

 additional leasehold sheltered housing units = 120 x 16.7% = 20 (rounded) 

 additional ‘enhanced’ sheltered units, split 50:50 between those for rent and those for sale 

= 20 x 16.7% = 3 (rounded) 

 additional extra care housing units for rent =15 x 16.7% = 3 (rounded) 

                                                                                                                     
31

 Sheltered housing (also known as retirement housing) means having your own flat or bungalow in a block, or on a small 
estate, where all the other residents are older people (usually over 55). With a few exceptions, all developments (or 'schemes') 
provide independent, self-contained homes with their own front doors. There are many different types of scheme, both to rent 
and to buy. They usually contain between 15 and 40 properties, and range in size from studio flats (or 'bedsits') through to 2 
and 3 bedroomed. Properties in most schemes are designed to make life a little easier for older people - with features like 
raised electric sockets, lowered worktops, walk-in showers, and so on. Some will usually be designed to accommodate 
wheelchair users. And they are usually linked to an emergency alarm service (sometimes called 'community alarm service') to 
call help if needed. Many schemes also have their own 'manager' or 'warden', either living on-site or nearby, whose job is to 
manage the scheme and help arrange any services residents need. Managed schemes will also usually have some shared or 
communal facilities such as a lounge for residents to meet, a laundry, a guest flat and a garden. Source: 
http://www.housingcare.org/jargon-sheltered-housing.aspx (accessed 11/04/17) 
32

 New forms of sheltered housing and retirement housing have been pioneered in recent years, to cater for older people who 
are becoming more frail and less able to do everything for themselves. Extra Care Housing is housing designed with the needs 
of frailer older people in mind and with varying levels of care and support available on site. People who live in Extra Care 
Housing have their own self-contained homes, their own front doors and a legal right to occupy the property. Extra Care 
Housing is also known as very or enhanced sheltered housing, assisted living, or simply as 'housing with care'. It comes in 
many built forms, including blocks of flats, bungalow estates and retirement villages. It is a popular choice among older people 
because it can sometimes provide an alternative to a care home. In addition to the communal facilities often found in sheltered 
housing (residents' lounge, guest suite, laundry), Extra Care often includes a restaurant or dining room, health & fitness 
facilities, hobby rooms and even computer rooms. Domestic support and personal care are available, usually provided by on-
site staff. Properties can be rented, owned or part owned/part rented. There is a limited (though increasing) amount of Extra 
Care Housing in most areas and most providers set eligibility criteria which prospective residents have to meet. 
http://www.housingcare.org/jargon-extra-care-housing.aspx (accessed 11/04/17) 
33

 Housing LIN (2011) Strategic Housing for Older People: Planning, designing and delivering housing that older people want, 
available online at: http://www.housinglin.org.uk/_library/Resources/Housing/SHOP/SHOPResourcePack.pdf 
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 additional extra care housing units for sale = 30 x 16.7% = 5 (rounded) 

 additional specialist dementia care units = 6 x 16.7% = 1 (rounded) 

189. Note that there is no obligation for these all to be provided within the parish itself and clearly in some cases, 

such as providing a single specialist dementia care dwelling, it would not be economically feasible to do so. 

As such, these 42 specialist dwellings need not be thought of as all needing to be provided within the 

neighbourhood plan housing target- rather, there will be some overlap between these dwellings and the 

target, depending on the number that could be provided within the parish itself. 

190. This specialist dwelling need is likely therefore to be split between the parish and the rest of the district, 

which will enable the elderly to live either within or as close to the parish as possible, taking account of the 

fact that Northill Parish is unlikely to be able to provide many of the specialist housing types needed within 

its own boundaries- although there could be the potential for these to be provided at, for example, Bedford 

or Letchworth, taking account of their higher levels of accessibility to services and facilities, which will help 

in the recruitment and retention of specialist care staff and enable economies of scale (e.g. a centralised 

dementia care unit or enhanced sheltered development serving a widely dispersed rural population from a 

single location). 

8.2 Retirement villages  

191. Projects that involve the delivery of multiple homes satisfy the desire on the part of many older people to 

live in an environment with people facing similar challenges; retirement villages are often a cost-effective 

means of delivering sheltered and extra care housing together with the facilities and services these 

settlements imply. However, given the numbers of units that result from the LIN analysis, it would not be 

appropriate to consider this approach to the delivery of housing for the elderly in Northill Parish.  

192. Such schemes should be explored through joint working with CBC and other parishes to identify sites 

that could address collective need.  

8.3  Senior Co-housing 

193. Co-housing has been identified as being particularly suited to the needs of older residents. It offers a 

way for a group of people with similar interests and needs to come together to create an environment 

suited specifically to their requirements. Moreover, it can be designed to help address one of the most 

important issues for older people: isolation and loneliness. A number of successful case studies exist of 

both projects developed specifically with the needs of older people in mind, and others that encourage 

multi-generational housing, such as Featherstone Lodge in Forest Hill
34

 and LILAC in Leeds
35

. In the 

first example, the design facilitated the creation of public areas that encouraged social interaction 

between members of the community, moreover, a ‘common house’ was built in the grounds of the 

scheme that provided a shared space in which people could come together for meeting and shared 

activities.  

8.4  Multi-generational homes 

194. Multi-generational living has been identified as a possible solution not only for older people, but all 

generations where it makes financial sense to share accommodation, particularly younger people who 

are struggling to set up their own households. This gives rise not only to designs for new homes, but 

conversions to existing dwellings, introducing internal subdivisions and peripheral extensions to create 

internal layouts that balance the private needs of different generations with the benefits of over-lapping, 

shared communal spaces.
36

  

195. The phenomenon of the aging population has an up-side; with increases in the quality of health-care, 

older people are able to live active lives for longer, the so-called ‘third age’ after retirement when people 

still want to live fully active lives. Within a household or community where tasks and facilities are shared, 

they are in a good position to take on both voluntary and paid work, for example looking after 

grandchildren or taking care of the elderly.  

                                                                                                                     
34
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8.5  Lifetime Homes  

196. Many local authorities incorporate policy into their Local Plans that a proportion of new homes should be 

built according to ‘lifetime homes’ principles; these are ordinary homes incorporating a number of design 

criteria that can be universally applied to new homes at minimal cost, for example parking that makes 

getting in and out of the car as simple and convenient as possible and ensuring movement in hallways 

and through doorways should be as convenient to the widest range of people, including those using 

mobility aids or wheelchairs, and those moving furniture or other objects.
37

 

8.6  Right-sizing 

197. As we have identified earlier, there is a need for a greater number of the type of dwellings that facilitate 

‘right-sizing’ for older people. It is important to note, this does not necessarily imply moving to a smaller 

home. Many older people have the wealth (and the choice that comes with it) to create a home suited to 

having visitors and accommodating care staff, who may need to make over-night stays.   

198. For this reason, it is important to recognise that different ages have different needs, thus in the provision 

of housing, choice is critical, catering for those with relatively modest requirements, to those who are 

more dependent on help. The provision of choice that responds to need is part of creating a smoothly 

operating local housing market in which older people are able move out of family homes when they 

wish, thus freeing up these properties for others.
38

  

8.7  Planning flexibility 

199. Planning policy can be mobilized to help properties to become more adaptable in the context of an 

increasingly elderly population. This includes allowing the conversion of conventional dwellings or 

groups of dwellings (for example terraced housing) into multiple homes, particularly where additional 

features are included to address ‘lifetime homes’ criteria and to encourage interaction with the wider 

community. This can incorporate bigger community open space as a result of joining up different 

gardens.
39

 This is not dissimilar to the practice of ‘alley-gating’ where alleyways between the backs of 

terraced housing have been gated off, and turned into shared community spaces.  

8.8 Lifetime neighbourhoods 

200. Creating an environment in which older people feel both welcome and comfortable does not end at the 

front door. Research exists that considers life-time neighbourhoods, in which the public realm is 

designed to address the needs of older people, and activates the benefits they can bring in supporting 

local businesses and encouraging improved public realm for everyone, for example providing more 

greenery and more walkable, better connected places.  

201. Given the expanded role of neighbourhood planning around design outlined in the Housing White Paper 

of 2017
40

, a compelling notion is that of ‘the amplification of impact of micro-environmental features’ to 

describe that particular way in which we become more sensitive to the ordinary, smallest features of 

urban space as we age. This places a particular emphasis on care and reflection in how we design, for 

example paths and public seating; this, in turn, calls for the participation of older people in the process of 

design.  

202. Design approaches exist that provide a starting point for locally informed policy development in this 

area, these include Manchester’s Design for Access 2 and the work of Inclusive Design for Getting 

Outdoors (IDGO); IDGO have identified material features that make everyday negotiation of urban 

space that much easier for older people; these include wide and flat tarmac footways, easy transition 

level changes, clear, simple and visible signage, frequent warm and supportive seating and well-

maintained, safe and open toilets.
41

  

203. In addition, the notion of ‘pensioner play-grounds,’ ‘green-gyms,’ community gardens and various forms 

of guerrilla gardening (for example the Edible Todmorden project) encourage active use of public space 

and facilities on the part of an older demographic.  
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8.9  Age-friendliness 

204. Since the millennium policy at the international level has been directed towards a more holistic 

appreciation of what an ‘age-friendly’ urban environment looks like. It has been remarked this should 

extend beyond physical installations, such as public seating and access to WCs, but embrace means 

mobilising civic agency among older group to forestall incipient marginalisation, enabling them to 

continue to make a full and active contribution to community life.
42

  

205. In 2006 the World Health Organisation (WHO) began developing the ‘Age-Friendly Cities’ movement, 

now a worldwide network of over 200 member cities around the world. They have produced a guide that 

offers a way of analysing the city from the perspective of older people, using a framework of inter-related 

domains: transportation, housing, social participation, respect and social inclusion, communication and 

information, civic participation and employment, health and community services.  

206. Considering the housing domain, the WHO study identifies a check list of attributes necessary to foster a 

sense of belonging and well-being among older people. In addition to affordability and designing 

accommodation with the needs of older people in mind, the adaptability of dwellings is important, for 

example their capacity to accommodate chair-lifts that enable older people to continue to live in two-

storey homes
43

.  

207. The WHO also identified access to services, particularly those that become increasingly important as 

people get older, such as places of worship and community centres.
44

 Moreover, optimising well-being 

has much to do with being able to maintain links with existing networks, which is best achieved by 

enabling people to remain in their existing communities for as long as possible. In the Australian city of 

Melville small clusters of senior's housing with small gardens are made available throughout the city, so 

that older people are not isolated from the community and particularly from children.
45

 

8.10 Housing for people with Dementia 

208. Enabling people with dementia to live in their own homes for longer is critical to their quality of life as a 

result of the familiarity of surroundings and the help with retaining memories this facilitates
46

. The 

challenge with this is two-fold; firstly the lack of appropriate adaptations in properties and, secondly, the 

support required to ensure a home is safe and suitable.  

209. Selwood Housing in the South West has pioneered approaches that help overcome these, for example 

the installation of property exit sensors to inform a monitoring centre when tenants leave their home and 

then not return within a pre-determined time.  

210. In figure 14 below on the following page we reproduce a chart showing the impact that early and 

appropriate intervention can have on the prospect of people with dementia remaining in their own home 

for longer.  
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Figure 10: Dementia care chart 

  

Source: Dementia Services Development Centre, 2013  

8.11 The role of the Local Authority 

211. As suggested above, it is appropriate for the neighbourhood group to work closely with the LPA to 

develop policy and approaches to addressing the need for housing for elderly people in the area. The 

LPA is under an obligation through national policy to address the needs of older people,
47

 it is therefore 

appropriate they should play the strategic role in co-ordinating new efforts by housing providers, adult 

care services, primary care and health trusts, private and third sector organisations to meet the housing 

needs of older people across the district.   

  

                                                                                                                     
47
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9. Market Signals  

212. The PPG highlights the importance of taking market signals into account when assessing housing need, 

given they provide an indication of the balance between demand and supply. This is particularly important to 

consider given the significant and well-documented changes in the housing market over recent years, which 

were exacerbated by the economic downturn and subsequent issues in obtaining mortgage finance. 

213. The PPG states:  

The housing need number suggested by household projections (the starting point) should be 

adjusted to reflect appropriate market signals, as well as other market indicators of the balance 

between the demand for and supply of dwellings. Prices rising faster than the national/local 

average may well indicate particular market undersupply relative to demand.
48

 

214. These market signals relate to trends discernable within the housing market, and broader economic trends 

that have an impact on the housing market.  

215. The PPG goes on to assert that where there is evidence of an imbalance in supply and demand, an uplift in 

planned housing numbers – compared to those derived solely from household projections – is required in 

order to increase the supply of housing to meet demand and tackle affordability issues: 

This includes comparison with longer term trends (both in absolute levels and rates of change) 

in the: housing market area; similar demographic and economic areas; and nationally. A 

worsening trend in any of these indicators will require upward adjustment to planned housing 

numbers compared to ones based solely on household projections. 

In areas where an upward adjustment is required, plan makers should set this adjustment at a 

level that is reasonable. The more significant the affordability constraints (as reflected in rising 

prices and rents, and worsening affordability ratio) and the stronger other indicators of high 

demand (e.g. the differential between land prices), the larger the improvement in affordability 

needed and, therefore, the larger the additional supply response should be.
49

 

216. In discussions with CLIENTPC and SMDC as to the appropriate levels of market dwellings in the Plan Area 

it will necessary to consider factors that suggest either an uplift or reduction. This study considers the 

following market signals: 

 Employment and commuting trends; 

 Housing Market (Prices); 

 Housing Market (Volume); 

 Migration 

 Concealment 

 Overcrowding; and 

 Rate of Development (changes in housing stock). 

9.1 Employment and Commuting 

217. Local employment trends can greatly influence housing needs as employment opportunities can stimulate 

demand in the plan area. On the other hand, a relative lack of growth can negatively affect house prices as 

dwellings located far from employment opportunities may be less attractive to those in full time work. It is 

therefore important to establish the employment sphere of influence experienced by the residents of the 

Northill Parish NPA. 

218. The 2001 rate of employment in Northill Parish, at 71.2% is slightly lower than that of Central Bedfordshire 

as a whole, 74.7%as shown in the figure on the following page. Whilst this would normally indicate a relative 

lack of demand, when considered in more detail, the table also demonstrates that this lower rate of 

employment is likely due to the higher proportion of retirees in Northill Parish (18.5%) than in the district 

(13.5%). The difference in employment rate of 3.5% can clearly be attributed to the 5% more retired people 

                                                                                                                     
48
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in Northill Parish than in Central Bedfordshire. As such, the employment rate in Northill is not seen as a 

significant indicator of decreased demand.  

Table 20: Economic activity in Northill Parish, 2011 

Economic category  Northill Parish Central Bedfordshire England 

Economically active Total 71.2% 74.7% 69.9% 

 Employee: Full-

time 

37.9% 43.6% 13.7% 

 Employee: Part-

time  

14.3% 14.0% 38.6% 

 Self-employed 14.5% 11.0% 9.8% 

 Unemployed 2.6% 3.5% 4.4% 

 Full-time student 1.9% 2.8% 3.4% 

Economically inactive Total 28.8% 25.3% 30.1% 

 Retired 18.5% 13.5% 13.7% 

 Student 4.1% 4.2% 5.8% 

 Looking after home 

or family 

3.8% 3.9% 4.4% 

 Long-term sick or 

disabled 

1.4% 2.4% 4.1% 

 Other 1.1% 1.3% 2.2% 

Source: ONS Census 2011, AECOM Calculations 

219. Rates of out-commuting to the wider economic region in Northill Parish are higher than in Central 

Bedfordshire as a whole, with more commuters travelling 30km or over in Northill than in the district, and a 

higher average commute overall. This also suggests that the average commuter is commuting further than 

Bedford, which is approximately 12km from Northill. 

Table 21: Distance to work, 2011 

Location of work Northill Parish Central Bedfordshire 

Less than 10km 30.6% 35.7% 

10km to less than 30km 26.5% 29.4% 

30km and over 16.5% 14.7% 

Work mainly at or from home 17.3% 11.2% 

Other 9.0% 9.0% 

Average distance travelled to work 21.4km 19.2km 

Source: ONS Census 2011, AECOM Calculations 

220. Whilst there are also higher rates of home working in Northill Parish, 17.3%, versus 11.2% in Central 

Bedfordshire, the SHMA14 notes the prevalence of commuters in Central Bedfordshire who work in London 

due to its attractive living conditions
50

, and this is reiterated by Census data indicating that fully 50% of the 

usual resident population of Central Bedfordshire commutes out of the district for work, as shown in the 

figure 11 on the following page. 

                                                                                                                     
50

 SHMA14, pp. 29 

72



Northil Neighbourhood Plan Housing Needs Assessment  
 

  
  

 

 
      
 

AECOM 
51 

 

Figure 11: Commuting patterns in Central Bedfordshire 

 

Source: Census 2011, National Archive/Neighbourhood Statistics 

221. Northill Parish falls within the South East Midlands Local Enterprise Partnership area, covering a range of 

towns and cities around Milton Keynes. The area benefits from “a strong research and technology intensive 

cluster… [which] provides a fertile environment for the transfer of knowledge to the modern workforce”
51

. 

Furthermore, a new rail link from Oxford to Cambridge via Bedford and Milton Keynes is likely to bring 

growth to the area
52

. Given the higher rates of commuting in Northill Parish, these factors are likely to 

account for some future employment growth for residents, and thus additional demand for housing. Indeed 

the SHMA15 identifies additional housing need in the wider area of 3,200 units up to 2031 as a result of 

economic growth
53

, and makes specific reference to the balance of in and out commuters within the area 

and how this will impact on housing. 

9.2 Housing Market (Prices) 

222. House prices also provide an indication of the strength of demand for housing, and the adequacy of supply 

to meet that demand. To assess the housing market in the Northill Parish NPA data from the Land Registry 

was analysed. This data provides price paid, housing type and date of transaction information which allows 

housing market trends to be identified and analysed in detail. Data was downloaded for the period of 

January 2007 to December 2016 and is presented annually in the table below. To replicate the NPA area, 

relevant post code data was filtered down to the parish level, such that only post-codes within the parish 

were included in the selection of Land Registry Data used for the analysis. Where no dwellings of a 

particular type were sold in Northill Parish in a given year, N/A is used. 

Table 22: Price paid for sales of dwellings in Northill Parish, 2007-2016 

Dwelling Type 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 Growth 

Detached £482,571 £470,000  N/A  £620,000 £302,000 £460,000 £405,000 £467,333 £565,500 £608,000 26% 

Semi-Detached £328,500  N/A  £308,500 £365,000  N/A  £280,000 £415,000 £380,500 £292,500 £397,500 21% 

Terraced  N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A  

Flats  N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A   N/A  

Source: Land Registry PPD, AECOM Calculations 

223. The table above shows that sales of dwellings in Northill Parish have exclusively been of detached and 

semi-detached houses. In the 10 years to 2016, these prices have grown significantly, by 26% and 21% 

respectively. However, comparing these to the growth of house prices in the district as a whole, as shown in 

the table on the following page, it is clear that Northill Parish’s residential property market has been 

relatively depressed; with price growth in the district roughly double that of that in the village for both 

detached and semi-detached houses. However, it is important to note that the data in the table above is 
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50% 

73



Northil Neighbourhood Plan Housing Needs Assessment  
 

  
  

 

 
      
 

AECOM 
52 

 

derived from a relatively small sample, as there were just 45 sales in Northill Parish over this period
54

. Still, 

the data suggests that based on house prices as an indicator of inflated pasted demand, future demand for 

housing in Northill Parish is lower relative to Central Bedfordshire as a whole.  

Table 23: UK House Price Index for Central Bedfordshire, 2007-2016 

Dwelling Type 2007 2016 Price Growth 

Detached £317,325 £473,869 49% 

Semi-Detached £201,220 £292,804 46% 

Terraced £171,298 £244,011 42% 

Flats £132,467 £168,613 27% 

All Types £202,249 £290,000 43% 

Source: UKHPI, AECOM Calculations 

9.3 Housing Market (Volumes) 

224. Another indicator of increased housing demand in Northill Parish would be the volume of dwelling sales 

transactions. Although it has been noted above that the overall volume of sales in the NPA has been 

relatively low over the period, totally 45 sales, of a total stock of 948 dwellings in the parish in 2011
55

, the 

table below indicates how these have been distributed over the 10 year period. What is obvious from this 

data is the effect of the national recession on sales of dwellings in Northill Parish, with sales dropping from 9 

units in a single year, 2007, down to 1 unit in 2011, and back up to 8 units in 2015. In almost recovering to 

its pre-recession peak, the volume of sales in Northill Parish indicates a relatively strong housing market 

going forward and in comparison with recent years, suggesting an increase in demand for housing.  

Table 24: Volume of sales in Northill Parish by dwelling type, 2007-2016 

  2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 TOTAL 

Detached 7 2 0 1 1 2 3 3 6 5 30 

Semi-Detached 2 0 2 1 0 1 2 3 2 2 15 

Terraced 0 0 0 0 0 0 0 0 0 0 0 

Flats 0 0 0 0 0 0 0 0 0 0 0 

Total 9 2 2 2 1 3 5 6 8 7 45 

Source: Land Registry PPD, AECOM Calculations 

225. Furthermore, it is revealing to compare the volumes of sales by type in the NPA with the existing housing 

stock in the area, data which is collected as part of the census; this comparison laid out in the table below, 

which also includes the split by type of stock in Central Bedfordshire for reference. These data indicate that, 

whilst terraces and flats, which are typically smaller than detached and semi-detached dwellings and 

therefore lower in price, do exist in Northill Parish, none have been sold in the 10 year period examined.  

Whilst low sales volumes for these housing types would normally indicate a relative lack of demand, a total 

lack of sales where there is existing stock of that type could also suggest that owners are locked into their 

dwellings and unwilling to sell. This could be indicative of unmet demand for smaller, more affordable 

housing types. 

Table 25: Percentage of dwellings sales, 2007-2016, by type versus existing stock, 2011, by 

type 

  Sales Stock Stock 

  Northill Parish Northill Parish Central Bedfordshire 

Detached 67% 51% 28% 

Semi-Detached 33% 36% 34% 

Terraced 0% 11% 25% 

Flats 0% 2% 12% 

Source: Land Registry PPD, ONS Census 2011, AECOM Calculations 
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9.4 Migration 

226. Migration into a local area, whether from abroad, or from within the United Kingdom, would also normally 

contribute to an increased demand for housing. However, ONS data in fact shows that between 2001 and 

2011, the population of Northill Parish dropped from 2289 to 2270
56

. This suggests that any migration into 

the area has been balanced out by natural population decline or out-migration. Furthermore, the table below 

shows census data from 2011 showing the percentage of the population of Northill Parish, Central 

Bedfordshire and England born outside of the UK, and if so how long they have lived here.  

Table 26: Country of birth and length of residence, 2011 

Place of birth Population breakdown Northill 

Parish 

Central Bedfordshire England 

Born in the UK Total 95.3% 92.1% 86.2% 

Born outside the 

UK 

Total 4.7% 7.9% 13.8% 

EU 2.0% 3.4% 3.7% 

Other 2.7% 4.5% 9.4% 

Length of residence Less than 2 

years 

0.2% 0.9% 1.8% 

2-5 years 0.4% 0.9% 2.2% 

5-10 years 0.5% 1.3% 2.9% 

10 years or 

more 

3.7% 4.7% 7.0% 

Source: ONS Census 2011, AECOM Calculations 

227. The table above demonstrates clearly that a smaller percentage of the population of Northill Parish, indeed 

just 4.7% was born outside of the UK, than in Central Bedfordshire, or England as a whole. Furthermore, of 

those who were born outside of the UK, almost all, fully 79%, have been living here for more than 10 years. 

As such, migration is not considered to be a significant factor indicating increased demand for housing. 

9.5 Concealment 

228. A further indicator of additional housing demand is the presence of concealed families in a given area. 

Concealed families are those independent families living in shared accommodation with other families due 

to constraints on resources and the unavailability of suitable accommodation for their own family unit. The 

table below indicates the percentage of families in Northill Parish, Central Bedfordshire, and in England, that 

are considered concealed for the purposes of census data. The table clearly demonstrates that Northill 

Parish has a higher percentage of concealed families than either the district or the country as a whole. 

Indeed, there are fully 16 concealed families in Northill Parish, suggesting that there is latent demand for up 

to 16 dwelling units in the village were appropriate dwellings to be made available for these families. This is 

indicative of increased local demand for housing, from families living locally, in Northill Parish.  

Table 27: Concealed families, 2011 

Concealed families Northill Parish Central Bedfordshire England 

All families: total 733 76,508 14885145 

Concealed families: total 16 879 275954 

Concealed families as % of total 2.2% 1.1% 1.9% 

Source: ONS Census 2011, AECOM Calculations 
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9.6 Overcrowding 

229. Overcrowding describes the living situation of families living in cramped conditions without the appropriate 

number of rooms per family member, data which is collected as part of the census process. This data is 

displayed in the table below. The data clearly indicates a reduction in households living in the most crowded 

conditions, that is, over 1.5 persons per room in the dwelling. Indeed, Northill Parish experienced a 

reduction of households in this category, from 6 to 0, likely with the same households then falling into the 

next most crowded category, over 1.0 and up to 1.5 persons per room. This figure includes kitchens, 

bedrooms and any other finished rooms, but excludes bathrooms, halls and vestibules. Given the relative 

reduction in overcrowding in Northill Parish, this is not seen as an indicator of increased demand for 

housing in the area.  

Table 28: Persons per room, 2001 and 2011 

 2001 2001 2011 2011 

 Northill Parish Central 

Bedfordshire 

Northill 

Parish 

Central 

Bedfordshire 

Up to 0.5 persons per room 663 67776 750 76694 

Over 0.5 and up to 1.0 persons per 

room 

210 25481 169 26748 

Over 1.0 and up to 1.5 persons per 

room 

10 797 4 796 

Over 1.5 persons per room 6 211 0 161 

Source: ONS Census 2001 and 2011, AECOM Calculations 

9.7 Rate of Development 

230. Central Bedfordshire experienced a rate of development, that is, a percentage increase in its stock, of 

approximately 12% between 2001 and 2011
57

. In marked contrast to this, the increase in the total stock of 

housing in Northill Parish in the same period comprised just 10 units, of a total of 938 in 2001
58

, 

representing an increase of just 1% in the period.  Based on these historic rates of development, future 

supply is likely to fall below planned supply due to under-delivery, and thereby indicating the need for 

greater supply in future.  
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10. Conclusions 

10.1 Overview 

Table 29: Summary of factors specific to Client NP with a potential impact on neighbourhood 

plan housing quantity 

Factor 

Source(s) 

(detailed in 

Chapter 5) 

Possible impact on 

future housing need 
Rationale for judgement 

Employment 

trends 

Census 2001/11, 

Neighbourhood 

Statistics/National 

Archives, 

SHMA14, SEP15, 

SHMA15  

 

Northill Parish has been shown to have high rates of 

commuting to the wider South East Midlands 

Economic Area as well as to London, and will likely 

experience economic growth in relation to the future 

rail link from Oxford to Cambridge. This is likely to 

create increased demand for housing; however we 

note the absence of a railway station, casting doubt on 

the ability of the resident population to easily and 

sustainably access this jobs growth. This will temper 

the overall impact of economic growth in the wider 

region on the NPA, therefore only 1 ‘up’ arrow has 

been deemed appropriate. 

Housing 

transactions 

(Prices) 

PPG,  Land 

Registry Price 

Paid Data for  

2007-2016, 

UKHPI 

 
Northill Parish has been shown to have experienced 

significant price rises in the past 10 years, although 

these have been relatively small compared to price 

growth in the district as a whole. As such, one up 

arrow is considered appropriate, as prices have 

continued to grow in spite of relatively lower demand. 

Housing 

Transactions 

(Volume) 

Land Registry 

Price Paid Data 

for  2007-2016, 

Census 

2001/2011 data,  

 
2. The levels of housing typologies sold in the Northill 

Parish generally matches the level in the existing 

stock, except for flats and terraces. It is suggested 

that the total lack of sales of these dwellings types in 

the last 10 years may be symptomatic of dwellings 

owners being ‘locked in’ rather than a lack of demand, 

and thus that two up arrows is appropriate.  

Migration  
Census data 

2001, 2011  
Migration is not seen as a significant factor in 

determining housing need given that census data 

suggests that migration has been balanced out by 

natural drops in the population, and furthermore, that 

nearly 4/5ths of Northill Parish residents born outside 

of the UK have been in the country for 10 years or 

more.   

Concealment 
Census Data 

2001, 2011  
The rate of concealed families in Northill Parish is 

twice that of Central Bedfordshire, and higher than 

that of England as a whole, with 16 families with latent 

demand for their own dwellings indicating increased 

local need for housing. For this reason one up arrow 

is deemed appropriate.  

Overcrowding 
Census Data 

2001, 2011  
Although there is some evidence of overcrowding and 

concealed families in Northill Parish, the overall level 

of overcrowding dropped over the period between the 

census, and therefore this is not seen as a significant 

indicator of housing need.  
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Rate of 

development 

SHMA15, Census 

2001/2011  

Over the period of the two last censuses, there was 

significant under-delivery of housing in Northill Parish, 

just 1% increase in the total stock of dwellings, in 

comparison with the entire district of Central 

Bedfordshire, which saw a 12% increase in total 

stock. Due to this historic lack of delivery, two up 

arrows are deemed appropriate to take into account 

the potential for under-delivery in future in Northill 

Parish. 

 

Table 30: Summary of local factors specific to Northill Parish with a potential impact on 

neighbourhood plan housing characteristics (type) 

Factor Source(s) (see 

Chapter 4) 

Possible impact on 

housing needed 

Conclusion 

 

Affordable 

Housing (AH) 

Census, SHMA 

(2017) 

Market dwellings in Central 

Bedfordshire are unaffordable 

to those on modest incomes, 

given the Lower Quartile 

Affordability Ratio of 9.8.  

Given the higher property 

values in Northill Parish, the 

evidence suggests entry level 

market housing in the NPA is 

not affordable to households 

with incomes around the 

median.  

Data presented in the SHMA 

suggests families with one or 

more dependent children 

aged under 34 find accessing 

suitable housing particularly 

difficult in Central 

Bedfordshire. 

Concealed households data 

suggests newly forming 

households face 

comparatively more difficulty 

accessing suitable 

accommodation than is the 

case for the district as a 

whole. 

Given the crisis of affordability in the 

NPA, the parish is justified in pressing 

for a robust application of the Local 

Plan’s affordable housing quotas.  

Discounted Market Sale Housing 

(DMSH) does not offer a realistic means 

of those on incomes below the mean to 

access the property market; ‘starter 

homes’ should therefore not be included 

among AH tenures.   

For Affordable Rented Dwellings to 

expand the choice of housing available 

to residents in the NPA, rent levels 

should be set substantially below the 

maximum of 80% so as to avoid 

competition with intermediate products 

and to provide a route to housing for 

households on lower quartile incomes. 

Demand/ need 

for smaller 

dwellings 

Census Bringing together the findings 

on type of dwellings in the 

current stock, the 

preponderance of larger, 

detached homes of clear. 

Detached dwellings account 

for some 51% (rounded) of all 

dwellings. There are also very 

few flats within the NPA. 

The evidence suggests a clear 

requirement for smaller dwellings so as 

to address an imbalance of larger homes 

in the area.  

 

While demographic shifts do not 

inevitably point to smaller homes, a 

provision of homes of 3-4 rooms in the 

NPA would be appropriate in new 

development to bring housing stock into 

greater alignment with market segments 
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and promote affordability.  

Demographic 

Change 

Census, SHMA 

(2017), Housing 

LIN 

The population in the NPA is 

ageing rapidly; Census data 

suggests this process may be 

more advanced (and may 

progress more rapidly) within 

the NPA than for the district as 

a whole.  

 

While the NPA records a net 

loss of younger people, the 

numbers for the district level 

show an increase (albeit at a 

slower rate than for older 

groups). 

 

The evidence points to both a 

loss of family households with 

children over time and an 

increase in households of 

older people. 

The decline in family households 

threatens the vitality and viability of the 

settlement, and is a legitimate issue for 

planning policy to address. 

 

The loss of younger people from the 

neighbourhood is unsustainable; this 

justifies the delivery of additional 

dwellings across tenures that are 

accessible to newly formed households, 

particularly those with, or seeking to 

have, children. It is important that the 

neighbourhood retains its demographic 

balance in future years. 

 

The rapidly ageing population requires 

that additional dwellings are delivered 

suited to those aged 65 and above. This 

should bear in mind the need for ‘right-

sizing’ as well as specialists dwellings.  

Working from the Housing Learning and 

Improvement Network's (Housing LIN) 

recommendation there should exist in 

the area a certain number of specialist 

dwellings per 1000 head of population of 

those aged 75+, this will result, over the 

plan period, in a need for 42 dwellings; 

this may be broken down to:  

10 additional conventional sheltered 

housing units; 20 additional leasehold 

sheltered housing units; 3 additional 

‘enhanced’ sheltered units, split 50:50 

between those for rent and those for 

sale; 3 additional extra care housing 

units for rent; 5 additional extra care 

housing units for sale; 1 additional 

specialist dementia care homes. 

Family-sized 

housing 

Census, SHMA 

(2017) 

At the current time, the NPA is 

a community in which adults 

of parental age represent the 

dominant grouping, at 53% of 

the population. 

Given the forecast loss of young families 

from the area, the delivery of dwellings 

of three – five rooms is appropriate 

across tenures.   

Tenure of 

housing 

Census, SHMA The current housing stock 

exhibits the dominance of 

owner-occupation and the 

growth of Private Rented 

Sector (PRS). A portion of this 

PRS stock is likely to act as a 

substitute for AH.  

 

 

As noted in ‘affordable housing’ there is 

evidence of need for affordable housing, 

which suggests the current tenure profile 

leaves some market segments (i.e., 

types of occupier) under-supplied.  
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Recommendations for next steps 

232. This neighbourhood plan housing needs advice has aimed to provide Northill Parish Council with evidence 

on housing trends from a range of sources. We recommend that the Town Council should, as a next step, 

discuss the contents and conclusions with District Council with a view to agreeing and formulating draft 

housing policies, taking the following into account during the process: 

 the contents of this report, including but not limited to Tables 30 and 31; 

 Neighbourhood Planning Basic Condition A, that it has regard to national policies and advice 

contained in guidance issued by the Secretary of State; Condition D, that the making of the 

neighbourhood plan contributes to the achievement of sustainable development; and Condition E, 

which is the need for the neighbourhood plan to be in general conformity with the adopted strategic 

development plan; 

 the views of the Central Bedfordshire Council; 

 the views of local residents; 

 the views of other relevant local stakeholders, including housing developers;  

 the numerous supply-side considerations, including local environmental constraints, the location, 

availability and characteristics of suitable land, and any capacity work carried out by the Council, 

including but not limited to the SHLAA: and, 

 Whether the Council intends to build more affordable housing and if so where. 

233. As noted previously, recent changes to the planning system, as well as forthcoming changes to the National 

Planning Policy Framework as well as the implementation of the Housing and Planning Act 2016, will 

continue to affect housing policies at a local authority and, by extension, a neighbourhood level. 

234. This advice note has been provided in good faith by AECOM consultants on the basis of housing data 

current at the time of writing (alongside other relevant and available information). 

235. Bearing this in mind, we recommend that the steering group should monitor carefully strategies and 

documents with an impact on housing policy produced by the District Council or any other relevant body 

and review the neighbourhood plan accordingly to ensure that general conformity is maintained.  

236. Most obviously, this includes monitoring the status of the emerging Part 2 Local Plan. 

237. At the same time, monitoring ongoing demographic or other trends in the factors summarised in Tables 29 

and 30 would be particularly valuable. 
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AECOM (NYSE: ACM) is a global provider of professional technical and 

management support services to a broad range of markets, including 

transportation, facilities, environmental, energy, water and government. With 

approximately 45,000 employees around the world, AECOM is a leader in all of the 

key markets that it serves. AECOM provides a blend of global reach, local 

knowledge, innovation, and collaborative technical excellence in delivering 

solutions that enhance and sustain the world’s built, natural, and social 

environments. A Fortune 500 company, AECOM serves Clients in more than 100 

countries and has annual revenue in excess of $6 billion. 

 

More information on AECOM and its services can be found at www.aecom.com. 

 

 

aecom.com   
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GREEN SPACES MEET NPPF CRITERIA 
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EVIDENCE SHOWING HOW DESIGNATED GREEN SPACES MEET THE CRITERIA SET OUT BY THE NPPF 

NOTE: ‘IMPORTANCE TO THE COMMUNITY’ encompasses ‘Special to a local community and holds a particular local significance e.g. because of it’s 

beauty, historic significance, recreational value (including as a playing field), tranquillity or richness of its wildlife’ 

 

 
DESIGNATED GREEN 

SPACE 

REASONABLY CLOSE 
PROXIMITY TO THE 

COMMUNITY 
IMPORTANCE TO THE COMMUNITY 

LOCAL IN CHARACTER AND 
IS NOT AN EXTENSIVE 

TRACT OF LAND 

1 Ickwell Green 
Located in the centre of 
the village 

The Village Green has a permanent Maypole and has 
been hosting the annual May Day celebrations for over 
450 years. Several ancient trees are present, including 
the historic 450-year-old Ickwell Oak. The Village Green 
also provides venues for sporting events. It houses a 
cricket club of longstanding and provides a large 
recreational area 

It has an extensive historic 
pedigree and is the centre of 
the conservation area for the 
village. It has clearly defined 
boundaries around which local 
heritage housing is sited 

2 Caldecote Green 

Located in the original 
centre of the village and 
links different parts of 
the community  

Unchanged in the last 100 years. Bordered on its 
southern side by small, hedge-lined fields. These 
represent an important historic perspective of local 
farmland before the removal of hedges in the twentieth 
century 

Walkers and dog-owners 
benefit from the throughway 
provided by the Green. It also 
creates a green corridor for 
wildlife and a recreation area 
and has adjoining footpaths 
linking several areas of the 
wider community 

 

83

PriceT01
Text Box
These sites were proposed for designation, however some were recommended for deletion by the Examiner. See final designations at Appendix 4



 
 

 
DESIGNATED GREEN 

SPACE 

REASONABLY CLOSE 
PROXIMITY TO THE 

COMMUNITY 
IMPORTANCE TO THE COMMUNITY 

LOCAL IN CHARACTER AND 
IS NOT AN EXTENSIVE 

TRACT OF LAND 

3 Thorncote Green 
Located in the centre of 
the hamlet 

The Green is impressive and has an ancient pedigree 
dating back to a local manor mentioned in the Domesday 
Book. It was mapped in the eighteenth century and 
householders surrounding the green have grazing rights 
set out in a nineteenth century ordinance 

The Green is designated as 
‘Common Land’ and provides a 
recreational space in the heart 
of the hamlet benefiting 
walkers and dog walkers and 
creating a central focus around 
which historic houses are sited 

4 
Northill Green & 
Village Pond 

Adjacent to the 14th 
century Parish Church 
and near the Village 
Hall, the Green and 
pond form part of the 
centre of this small 
village 

The Green and adjoining pond are of historical 
significance and make a delightful setting for the 16th 
century inn (The Crown) which abuts them 

The Green is compact and 
hosts the Village Pond and 
recently a small-scale 
wildflower bed. Both are 
valuable assets for the local 
school, which is within a short 
walking distance 

5 Flitton Scar 
Located in the centre of 
the parish to the east of 
the village of Northill 

Flitton Scar is recognised ancient woodland. Populated 
with predominantly broadleaved species, the current 
owners coppice ash and replace trees as  appropriate 
with native species 

The woodland has public 
access from the southernmost 
point and is used as a breeding 
and rearing location for 
pheasants to source seasonal 
shooting 
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DESIGNATED GREEN 

SPACE 

REASONABLY CLOSE 
PROXIMITY TO THE 

COMMUNITY 
IMPORTANCE TO THE COMMUNITY 

LOCAL IN CHARACTER AND 
IS NOT AN EXTENSIVE 

TRACT OF LAND 

6 
Home Wood and the 
medieval fishponds 
within it 

Located to the west of 
Ickwell Bury Park but 
accessible by public right 
of way from Bedford 
Road, Northill 

Of particular historical significance are the medieval 
fishponds and the land surrounding them. These are 
recognised as one of the best-preserved examples in the 
region of such twelfth century manorial ponds and 
warrant both environmental and historical protection. 
There are also signs of a rabbit breeding area adjacent to 
the ponds 

This site constitutes one of the 
few remaining examples of 
medieval life in the parish and 
there are information boards 
explaining its significance. The 
site is compact and within the 
boundary of the woodland 

7 College Wood 
Located on the Bedford 
Road, Northill to the 
North of Home Wood 

The woodland is an ancient woodland and an important 
wildlife habitat. Many varieties of butterflies and birds 
have been noted including some protected species 

The wood is in keeping with 
the composition and size of the 
other ancient woodlands in the 
parish 

8 
Caldecote Playing 
Fields 

Located adjacent to a 
well-populated part of 
the village of Upper 
Caldecote but has easy 
access to the whole 
community 

A dedicated recreation area in Upper Caldecote for the 
use of the whole parish where cricket, football and a 
number of other sports take place regularly and are well-
supported. Caldecote Playing Fields hosts the annual 
Village Show 

The site is multi-use and 
adaptable for different 
sporting events. It also houses 
the Club House which is a 
popular social venue in the 
village 

9 
Land East of Ickwell 
and West of Palmer’s 
Spinney 

Located on the south 
side of Caldecote Road, 
Ickwell 

The land has significant wildlife habitats for kingfishers, 
kites, egrets, barn owls and deer 

 
The land is on the edge of 
Ickwell village and presents a 
valued visual amenity when 
approaching the village from 
Upper Caldecote 
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DESIGNATED GREEN 

SPACE 

REASONABLY CLOSE 
PROXIMITY TO THE 

COMMUNITY 
IMPORTANCE TO THE COMMUNITY 

LOCAL IN CHARACTER AND 
IS NOT AN EXTENSIVE 

TRACT OF LAND 

10 

Ickwell Bury Parkland 
including serpentine 
lake, walled garden 
and dovecote 

The parkland runs from 
the parish boundary in 
the south along the 
western settlement 
boundaries behind the 
villages of Ickwell and 
Northill 

The parkland is deemed the most significant historical 
parkland along the Greensand Ridge. It is a Grade 2 site 
of special interest. 
The ancient trees in the parkland provide habitats for 
owls, woodpeckers and bats 

Ickwell Bury is the one 
remaining significant ancestral 
home of note in the parish and 
contributes to the character of 
the village of Ickwell 

11 
Land to the rear of the 
Crown Public House, 
Northill 

An old walled garden is 
located adjacent to The 
Crown Public House and 
is part of its grounds. It 
is at the centre of the 
village of Northill 

The orchard within the Old Walled Garden at The Crown 
contains one of the last surviving vestiges of “The Old 
Warden” pear 

The orchard is small but 
contains ancient specimen 
trees of heritage apples and 
pears and a play area. Both are 
popular with local families and 
visitors 

12 
Northill Lower School 
Playing Field 

Located in the centre of 
Northill 

Tennis court available to hire to the community. Site is 
multi-use and adaptable for different sporting events 

Playing Field is adjacent to 
Northill Lower School 

13 Hatch Common On the edge of Hatch 

Further Historic significance – the crossing across the 
brook at Brook End was originally by horse and cart and 
became a Byway open to all traffic with a bridge 
replacing the ford. The byway is the only one of its kind 
in the parish and forms a throughway for walkers, 
cyclists and horse riders to Vinegar Hill 

Hatch Common is a small piece 
of land adjacent to the byway 

 

 

References 
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Six possible sites have been identified as potentially suitable for allotments. These will require further 

investigation for suitability and negotiation with the appropriate landowner once the most suitable 

site has been decided upon. 

POTENTIAL 
LOCATION 

DETAIL 
POSITIVE 
BENEFITS 

CHALLENGES & 
RESTRICTIONS 

OWNERSHIP & 
NOTES 

Bryant’s land at 
the back of 
Tower Café 

Land just off the 
A1, High Road at 
Lower Caldecote 

Former market 
garden growing 
land considered 
relatively fertile 

Rather small site 
with potentially 
restricted width 
access 

Privately owned 
 
0.72 acres 
0.29 hectares 

Land adj. to 
Caldecote Lower 
School and U/C 
Village Green 

Rear of 
properties on 
Manor Place and 
fronting Hitchin 
Road, Upper 
Caldecote 

The site is level 
and has been 
grassed/ 
uncultivated for 
many years. Well 
defined 
boundaries with 
some shelter. 
Could be 
accessed from 
the green with 
NPC permission. 
Services likely 
located within 
reasonable 
distance 

Highly visible so 
would need to be 
very well 
managed. High 
visibility would be 
good theft 
deterrent 

Public body 
ownership (CoE?) 
Good opportunity 
to develop links 
with adjacent 
schools for young 
person’ 
community 
gardening 
scheme 
 
1.7 acres 
0.7 hectares 

Taddy’s Field 

Rear of 
properties on 
Biggleswade 
Road, Upper 
Caldecote 

The site is level 
and benefits from 
fertile soil and is 
relatively well 
enclosed and self-
contained with 
good shelter from 
strong winds. It 
has a reasonable 
access from 
Biggleswade Road 
via a single width 
track. Services 
likely located 
within reasonable 
distance 

Some 
overhanging 
vegetation from 
shelter trees. 
Access may be 
subject to access 
rights. No piped 
water or 
electricity at 
present. Wildlife 
would need 
excluding with 
fencing 

Privately owned 
 
3.9 acres 
1.6 hectares 
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POTENTIAL 
LOCATION 

DETAIL 
POSITIVE 
BENEFITS 

CHALLENGES & 
RESTRICTIONS 

OWNERSHIP & 
NOTES 

Land behind new 
affordable 
housing on 
Biggleswade 
Road (South side) 

Arable field, 
Upper Caldecote 

The site is level 
and well-drained. 
Reasonable 
access from new 
development. 
Services likely 
located within 
reasonable 
distance 

Site has a very 
open aspect and 
creating a 
boundary shelter 
belt would be an 
early 
establishment 
task. Suggestion 
that soil may be 
very stony as 
former gravel 
extraction area 

Privately owned 
 
Various size 
options up to: 
5.6 acres 
2.2 hectares 

Land opposite 
new affordable 
housing on 
Biggleswade 
Road (North side) 

Arable field, 
Upper Caldecote 

The site is level 
and well-drained. 
Good access from 
Biggleswade 
Road. Services 
likely located 
within good 
distance. Some 
tree shelter 
available 

Site has 
reasonably open 
access and wold 
benefit from 
additional shelter 
belt planting. 
Potentially 
limited by size 

Privately owned 
 
0.65 acres 
0.26 hectares 

Ickwell Bury 
walled garden 

Historic site, 
Ickwell 

Walled garden 
being restored by 
other agencies. 
Good potential 
for community 
garden 
volunteering 

Not suitable for 
tenanted 
allotments 

Privately owned 
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New Rights of Way: Summary of Working Group/Workshop Findings 

 

 

  

WORKSHOP ITEM & 
NO. OF 

COMMENTS/TABLE 
DETAILS BENEFITS CHALLENGES 

Footway UC/Ickwell 
[14] 

New footpath link 
Popular request, 
cheaper than 
providing bridleway 

Cost and questionable 
suitability for horses 
next to road 

Footway UC/Ickwell 
Cycle Improvements 
[8] 

Bridleway link 
Additional provision 
for cyclists 

Cost and questionable 
suitability for horses 

Access to 
Biggleswade [16] 

Underpass or bridge. 
Various locations 

The most requested 
provision. Increased 
safety. Potential 
reduction in numbers 
of cars travelling to 
Biggleswade 

High cost. Options for 
bridge or underpass 
identified, preference 
likely to be influence 
by proposed A1 
improvements and 
design considerations 

Access to 
Biggleswade Cycle 
Improvements [8] 

As above As above As above 

Footway 
Improvements [5] 

Specific proposal at 
Pound Close to fill in 
ditch. Upgrade 
footpaths for prams 
and cycles 

Provides safety 
benefit to walkers and 
access to cemetery 
from church in 
Biggleswade Road 

Responsibility of 
riparian owner to 
agree with Highway 
Authority and 
undertake work. Road 
drainage from Pound 
Close will require 
calculation and piping 

New Footway for 
safety [5] 

Combined proposal 
for footway from A1 
past GM Growers to 
Shuttleworth/Swiss 
Gardens. Small, safe, 
circular footpath for 
elderly. Pound Close 
also relevant 

Provides much 
improved safety for 
pedestrians. Includes 
Pound Close benefits 
as above 

High cost suggestion 
with land owner 
consent required. 
Potential for 
objections. For Pound 
Close see above 

95



 

WORKSHOP ITEM & 
NO. OF 

COMMENTS/TABLE 

DETAILS BENEFITS CHALLENGES 

Other Cycle 
Improvements [4] 

Cycle lanes beside 
busy roads, also bike 
lane on roads. 
Facilities for children’s 
cycling and join 
around parish with 
off-road cycle ways 

Better safety 
Somewhat 
impractical. Costly 

Improve RoW [21] 

Specific: upgrade 
existing FP5 to 
bridleway. Improve 
link from UC to LC. 
Upgrade FP5. White’s 
egg farm to Sainsbury. 
Join FP14 & FP15 
General: Clear FP 
marking. Join existing 
FPs as circular parish 
route. Improve 
maintenance. More 
bridleways. Signs with 
route mileage. Access 
for prams, infirm, 
invalids and cyclists. 
Horse warning signs 

Aids horse riding. 
Popular demand to 
link villages and access 
to vets. General 
improvement to 
convenience 

Egg farm FP has little 
room for work. 
FP14/15 is costly, not 
much use. Circular 
route needs extensive 
work if converted to 
bridleway. Impractical 
provision. Inclusion of 
mileage information 
needs care to avoid 
confusion and 
excessively large signs 

Improve RoW Cycle 
Improvements [7] 

1 Upgrade FPs to cycle 
paths. 2 Cycle paths 
parallel to footpaths. 
3 Barriers impede 
cyclists. 4 Cycle lands 
beside roads 

Provides for enhanced 
cycling 

2 takes away 
farmland, possibly not 
possible in all 
locations. 4 very 
costly, needs 
landowner and 
Highways approval 

New RoW [17] 

Map of new footpaths
in NPNP. Some adjacent
to highway and/or 
footways/cycle routes 

Improvements to 
safety in some 
roadside locations, 
improved access to 
Biggleswade and new 
places of interest. 
New development 
may facilitate 
provision. Permissive 
paths possible option 

Cost, landowner and 
Highways consent are 
potentially significant 
issues. Particularly 
adjacent to A1. 
Priorities will need to 
be assessed/justified 
in greater detail 
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WORKSHOP ITEM & 
NO. OF 

COMMENTS/TABLE 

DETAILS BENEFITS CHALLENGES 

Electric Fence 
removal [1] 

Requires action by 
RoW Officer and/or 
landowners 

  

Signage [7] 

Improve footpath 
signs. Provide Country 
Code. Route length on 
signs. Publish FP 
maps. Heritage site 
signs 

These increase 
enjoyment/benefit for 
walkers and the public 

No serious challenges, 
just the will to do the 
work 

Transport Links [2] 
On demand service. 
Transport links before 
sheltered housing 

Improve convenience. 
Improve convenience 
for public 

Possibly expensive for 
operator in a small 
community 

Parking Issues [7] 
Parking at schools, 
shop, greens and off-
road 

Better traffic flow and 
safety 

Land owner objections 

Road Safety [17] 

Various typical 
comments covering 
parking, speeding, FPs 
for protection of 
pedestrians, 
roundabout, visibility, 
speed cameras, 
chicane, cycle lanes 
and village entrance 
gates/flower beds. 
Concern over cycle 
race safety 

General safety 
enhancement 

Viability of items such 
as cycle lanes. 
Procedures and 
justification for 
provision of road 
safety improvements 
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Conservation Area Appraisals can be viewed on the Central Bedfordshire 
Council website at the following links below: 

 

 

Northill Conservation Area Appraisal 

http://www.centralbedfordshire.gov.uk/Images/northill-appraisal_tcm3-17058.pdf 

http://www.centralbedfordshire.gov.uk/Images/northill-map_tcm3-17059.pdf 

 

 

Ickwell Conservation Area Appraisal 

http://www.centralbedfordshire.gov.uk/Images/ickwell-conservation-area_tcm3-
27488.pdf 
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ADDRESS EHB ID NO. LISTING ROAD VILLAGE 

1 Ickwell Green 413662 Grade II Ickwell Green Ickwell 

Shyre Cottage 413667 Grade II Ickwell Green Ickwell 

The Den 413675 Grade II Ickwell Green Ickwell 

The Smithy 413678 Grade II Ickwell Green Ickwell 

Tompion’s Cottage 37987 Grade II Caldecote Road Ickwell 

28 Ickwell Green 413676 Grade II Ickwell Green Ickwell 

30 Ickwell Green 413677 Grade II Ickwell Green Ickwell 

Outbuildings forming SW side of Courtyard, 50m West of Stable Block at Ickwell Bury 37983 Grade II Ickwell Bury Ickwell 

Barns forming NW side of Courtyard, 40m NW of Stable Block at Ickwell Bury 37982 Grade II Ickwell Bury Ickwell 

Bee House at Ickwell Bury 37985 Grade II Ickwell Bury Ickwell 

Dovecote at Ickwell Bury 37984 Grade II Ickwell Bury Ickwell 

Entrance Archway NE of Stable Block at Ickwell Bury 37981 Grade II Ickwell Bury Ickwell 

Garden Monument approx. 100m NW of Ickwell Bury 37986 Grade II Ickwell Bury Ickwell 

Stable Block NE of Ickwell Bury 37980 Grade II Ickwell Bury Ickwell 

The Old House 413674 Grade II Ickwell Green Ickwell 

Thackit Eaves 413679 Grade II Northill Road Ickwell 

Yew Tree Cottage 413680 Grade II Northill Road Ickwell 

3 Ickwell Green 413663 Grade II Ickwell Green Ickwell 

5 Warden Road 413781 Grade II Warden Road Ickwell 

7 Warden Road 413782 Grade II Warden Road Ickwell 

8 & 9 Ickwell Green 413665 Grade II Warden Road Ickwell 

9 Warden Road 413784 Grade II Warden Road Ickwell 

Colemoreham Farmhouse 413671 Grade II Ickwell Green Ickwell 

Corner Cottage 413779 Grade II Warden Road Ickwell 

Old Warden Cottage 413780 Grade II Warden Road Ickwell 

13 Warden Road 413785 Grade II Warden Road Ickwell 

15 Ickwell Green 413669 Grade II Ickwell Green Ickwell 

16 Ickwell green 413670 Grade II Ickwell Green Ickwell 

Onion House & Cart Shed 479250 Grade II Manor Farm Lower Caldecote 
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13, 15 & 17 Bedford Road 37974 Grade II Bedford Road Northill 

19 & 21 Bedford Road 37975 Grade II Bedford Road Northill 

Miranda Cottage 413673 Grade II Ickwell Green Ickwell 

4 Ickwell Road 413776 Grade II Ickwell Road Northill 

Lynch Gate to St Mary’s Churchyard 413774 Grade II Ickwell Road Northill 

Northill Grange 413681 Grade II Ickwell Road Northill 

5, 6, 7, 10 & 11 Sand Lane 413786 Grade II Sand Lane Northill 

Appletree Cottage 413788 Grade II Sand Lane Northill 

13 & 15 Thorncote Green 413789 Grade II Thorncote Green Thorncote Green 

Entrance Gates to Number 1 (Northill Grange) 413682 Grade II Ickwell Road Northill 

Highlands Farmhouse 37971 Grade II Bedford Road Northill 

Homewood Lodge 37977 Grade II Bedford Road Northill 

Parish Church of St Mary the Virgin 413773 Grade I Bedford Road Northill 

Stable Block immediately South of Highlands Farmhouse 37969 Grade II Bedford Road Northill 

The Old Rectory 37973 Grade II Bedford Road Northill 

Well Cottage 37972 Grade II Bedford Road Northill 

25 & 27 Bedford Road 37976 Grade II Bedford Road Northill 

Old Budna Farmhouse 37979 Grade II Budna Road Budna 

Ickwell Grange 413664 Grade II Ickwell Green Ickwell 

The Crown Public House 413775 Grade II Ickwell Road Northill 

19 Ickwell Road 413778 Grade II Ickwell Road Northill 

17 Ickwell Road 413777 Grade II Ickwell Road Northill 

Barn approx. 40m SW of Highlands Farmhouse 37970 Grade II Bedford Road Northill 

Onion House at Manor Farm 473437 DL Off Hill Lane Northill 

14 & 15 Sand Lane 413787 Grade II Sand Lane Northill 

19 Thorncote Green (Oakey) 413791 Grade II Thorncote Road Thorncote Green 

31 & 33 Thorncote Road 413796 Grade II Thorncote Road Northill 
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6, 8, 10 & 12 Thorncote Road 413792 Grade II Thorncote Road Northill 

Manor Cottage 413795 Grade II Thorncote Road Northill 

The Pippins 413794 Grade II Thorncote Road Northill 

Pax Cottage 413797 Grade II Thorncote Road Northill 

17 Thorncote Green 413790 Grade II Thorncote Road Northill 

18 Thorncote Road 413793 Grade II Thorncote Road Northill 

Outbuilding immediately NE of 8 Ickwell Green 413666 Grade II Ickwell Green Ickwell 

Wagstaff’s Cottage, 13 & 14 Ickwell Green 413668 Grade II Ickwell Green Ickwell 

Church of All Saints 413798 Grade II Biggleswade Road Upper Caldecote 

Barn approx. 40m SW of House at Number 65 (Atterton’s Farm) 413802 Grade II Biggleswade Road Upper Caldecote 

Granary at Number 65 (Atterton’s Farm) 413801 Grade II Biggleswade Road Upper Caldecote 

Atterton’s Farmhouse 413800 Grade II Biggleswade Road Upper Caldecote 

Caldecote House 413804 Grade II Caldecote Green Upper Caldecote 

5, 6 & 7 Caldecote Green 413803 Grade II Caldecote Green Upper Caldecote 
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PARISHIONER LIST OF SITES/BUILDINGS                      
DEEMED IN NEED OF PROTECTION 
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NORTHILL PARISH NEIGHBOURHOOD PLAN 



HERITAGE ASSETS RECOMMENDED FOR 
LISTING 

LOCATION DESCRIPTION REASONS FOR INCLUSION 

1 The Elizabeth Harvey Almshouses Upper Caldecote Almshouses 
The only example of Almshouses in the parish, dating from 1876, appearing to be well-
preserved and specifically mentioned by parishioners as worthy of preservation 

2 Methodist Chapels (x3) 
Upper Caldecote & 

Northill 
Religious places of 

worship 

The chapels, two no longer functioning as such, dating from 1856, 1902 & 1909, 
representing the history of the Methodist presence in the parish. Specifically referred to in 
the Parish Householder Survey as worth of protection 

3 The Old Vicarage Upper Caldecote 
Ex-Vicarage (All Saints), 
now a private residence 

Dating from 1873, the house was built on land donated by John Harvey of Ickwellbury 
Manor and is of architectural interest 

4 The Old Beer House Upper Caldecote 
Ex-licensed premises, 

now a private residence 

Of the five known licensed premises in Upper Caldecote, all long closed, this is probably the 
best preserved and architecturally most interesting. It dates from at least 1876 and possibly 
from 1777 

5 Ickwell Village Hall Ickwell 
Village Hall & Children’s 

Nursery 

It is believed to have been the site of the village wheelwright, linked to the listed Smithy on 
Ickwell Green and now the Village Hall for Ickwell. It thus has both community and 
historical importance 

6 The Old Smithy Ickwell 
Old smithy, now a 

changing facility for 
local football club 

Although Grade II listed, this is included because of concerns expressed by parishioners that 
it is showing signs of disrepair 

7 Victorian Post Box Ickwell 
Post Box attached to 

the Old Smithy on 
Ickwell Green 

Since it is built within the wall of a listed building, it already has some protection, but 
concerns have been expressed about its current state and how best to ensure its protection 

8 Georgian Post Box Upper Caldecote Georgian Post Box 
Apparently no longer used and in poor condition, this represents an important example of 
Georgian street furniture and we would recommend efforts are taken to ensure its 
protection 

9 War Memorial Ickwell Green War Memorial 
Historic England has a programme of registering war memorials and we recommend that 
application is made to add this to the National Heritage List, in order to ensure its 
preservation 

10 Maypole Ickwell Green Maypole 
Although of no specific historic interest, the maypole on Ickwell Green is an iconic symbol 
of the Mayday celebrations which have been carried out on this site for hundreds of years 
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11 The Village Greens 
Ickwell, Northill, 

Northcote & Upper 
Caldecote 

Village Greens 
These are included in reflection of their evident importance to parishioners. Although they 
are protected, we would also like to ensure their upkeep and accessibility to parishioners 

12 Ickwellbury & Ickwell Park Ickwell 
Manor House & 

Grounds 

Some parts of the privately-owned estate are already listed, and the parkland has also been 
included within the Register of Historic Parks & Gardens. In view of the historical 
importance of the site to Ickwell, however we would recommend that efforts are made to 
allow greater public access and awareness 

13 Historical Artefacts in St Mary’s Virgin Church Northill 
Assorted historical 

artefacts 

Various artefacts of local historical interest are housed within St Mary’s Church, Northill but 
there is little public knowledge of, or access to, these objects. We would recommend that 
efforts are made to raise awareness of these and encourage access 

14 Deadman’s Cross 
Border of 4 local 

parishes 
Historical Site 

This is the point where four parishes meet and is at the centre of the Wixamtree Hundred 
and is thus of significant historical interest, dating back to Saxon times. Although there is no 
physical evidence of this, we would recommend that signage is established at the site to 
raise public awareness of its importance 

15 Medieval Fish Ponds Home Wood, Northill Fish Ponds 
Although these are well-documented and recognised as being of major historical 
significance, we believe that maintenance of the site could be improved, and additional 
signage installed 

16 Home Wood & College Wood Northill Ancient Woodlands 
Both woods are recognised as being of significant historical interest with ancient 
earthworks and remains of medieval buildings, but we would recommend that awareness 
of their importance and public access is enhanced 

17 College and Sand Lane Ponds Northill Medieval Ponds 
Both these ponds are believed to be medieval in origin, but both are on private land and 
their status cannot be verified. We would therefore recommend that efforts are made to 
inspect them and ensure their preservation 

18 Remains of Navigation Lock and Wharf On River Ivel 
Remnants of river 
navigation system 

These are the last remaining evidence of the extensive Ivel River navigation system which 
operated between the mid-18th and 19th centuries. We would recommend that efforts are 
made both to preserve them and raise public awareness of their importance 

19 The Old Farmhouse Thornton Green 
Farmhouse, now a 
domestic residence 

This is believed to be 17th century in origin, with 18th century features. Much of the building 
appears to be original and in good condition and we recommend that efforts are made to 
protect it 

20 Home Farm Barns Ickwell Barns 

These date from the late 17th century, within the curtilage of Home Farm, which is listed. 
They are currently subject to planning approval for development but appear to be in a poor 
condition. We recommend that efforts are made to obtain a full listing for these barns 
which are of undoubted historic significance 

21 1 Ickwell Road Upper Caldecote Cottage 
This is believed to date from at least the late 17th century and appears to have retained 
many of the original features. Since it is not currently listed, we recommend that efforts are 
made to secure its preservation 
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POSSIBILITIES FOR COMMUNITY ENERGY GENERATION  

FOR NORTHILL 
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NORTHILL PARISH NEIGHBOURHOOD PLAN 

PriceT01
Text Box
(Summarised from The Community Energy Working Group Report)



TYPE OF 
ENERGY 

GENERATION 
POTENTIAL BENEFITS POTENTIAL CHALLENGES 

Solar Array 

• Configurations can be designed to suit 
available spaces 

• Roof or field arrays possible 

• Sites can be screened 

• CBC deems parts of parish suitable for 
installation 

• Rapid speed of installation and 
subsequent use 

• Guidance from CBC 

• Outlay costs reducing 

• Possible damage 

• Persistent bad weather 

• Intermittent generation 

• Ensuring local usage demand is met 

• Storage systems 

• Financing 

Wind Turbine 

• Improvements in energy generating 
capability 

• Suitable sites in parish 

• Wind speed is sufficient in parts of parish 

• Possible profit for parish 

• Guidance from CBC 

• High visibility 

• Landmark status 

• Fear of damage to birds 

• Intermittent generation 

• Financing 

Hydro 

• Constant water supply 

• Technically simple system 

• Low maintenance 

• Controlled continual generation 

• Reliable technology 

• Low output if flow rate inadequate 

• Distribution of power from source 

• Safeguarding against flow blockage 

• Ensuring no damage to river ecology 

Biomass 

• Fuel can be locally sourced 

• Produces both heat and power 

• Installation can be scaled up or down 

• More suitable for small communities or 
clusters 

• Reducing carbon emissions 

• Needs regular attention for feeding 

• Can be high maintenance until system 
operates at capacity 

Anaerobic 
Digestion 

• Suitable for farms 

• Clean removal and storage of unpleasant 
waste 

• Local domestic food waste can be used 

• By-produced (compost, bio-gas) can be 
sold or used in the community 

• Seal system 

• Possibility of grants 

• Careful choice of system and installation 
to avoid leakage 

• Regular feed and maintenance 
requirements 

• Needs to be installed for specific feed 
components 

• Associated transport costs for feed and 
bi-product distribution 
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