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The three ‘East of Luton’ sites are proposed to deliver 1,950 new homes to assist in addressing the 
unmet housing needs of Luton Borough, which is identified as being 9,300 homes of the Luton plan 
period of 2011 to 2031 

CONTEXT: 

This alleged unmet need is contained within the Luton BC 2011-2031 Housing Plan where the needs 
are summarised as follows: 

2011 – 31 Housing strategy says housing need for 20 years is 17800 
      

Delivered by:      
Luton BC (LBC) 8500     
Central Beds Council (CBC) 7350     
NHDC – East of Luton for LBC 1950     
NHDC own build East of Luton 150   
 17950     

 

The CBC 7350 and the NHDC 1950 achieves the quoted figure of 9300.  Additionally, there is the LBC 
2019-22 Housing Plan which breaks down Luton’s housing needs further as follows: 

    
    Delivered by %  
Homes needed by 2031 2016 Delivered 
1 Bedroom 420 917 218 
2 Bedroom 3880 675 17 
3 Bedroom 10910 255 2 
4 Bedroom 2590 274 10 
All 17800 2121 12 

 

Further, Council analysis undertaken in 2019, I believe, refers to a figure of 12800 homes in locations 
that make a contribution to the purpose i.e. the alleged unmet housing need. 

So these documents, produced by and on behalf of LBC have set the strategy for the medium and 
long term. 

I strongly contend the following: 

• These strategies are predicated on forecast population growth in the Luton area over the 
strategy period 

• The delivery against these strategies thus far bears no relation to the reality of what has 
happened 

• There is overwhelming evidence of brownfield sites to meet housing demand 



• There are considerable new housing developments available to CBC that will significantly affect 
the overall position 

LUTON – POPULATION GROWTH: ADDRESSING MATTER 24.1.a 

…..Does the Growth Options Study provide a comparative assessment of the options for addressing 
the unmet housing needs of Luton Borough? 

This study has not been available to me but any housing study must take account of the town’s 
population growth via people moving into the area and birth rate.  I am concerned that erroneous 
and out of date data has been used in such analysis.  In this respect the following research highlights 
how much forecasts have changed in the last 5 years. 

• A research & geospatial study in 2015 by the Luton Dept of the Environment and Regeneration 
concluded that between 2011 – 2031 Luton’s population would grow by 24.7% or 1.2% pa on 
average – a total of 50400 people in that period. 

 



• A Luton Inclusive Growth Commission Population and Demographics study in 2017 by the LBC 
Service Director, Policy, Communities and Engagement Luton’s concluded population is projected 
to increase by 17 per cent in next 20 years, with its fastest increase in the elderly population i.e. 
significantly at odds with the study above.  

 

• ONS figures released on 9th April 2019 show that Luton’s population is projected to grow by 
10.1% (0.63% pa and 21900 people) between 2016 and 2031, again at odds with the previous 
two studies. 

 

• Although not quantified the many think tanks e.g. LSE state that all population forecasts will 
require to be downgraded as a result of Brexit, arising from the reduction in immigration 
numbers. 



It is accepted that the Luton area may see the creation of up to 18000 jobs over the next 20 years 
(Luton Labour Party figures) but this has to be set against potential job losses; not the least from the 
impact of Brexit where January 2020 figures released by the Small Business Prices, show that London 
& the South East has so far lost 27000 jobs arising from Brexit, thus impacting on many Luton 
residents who commute to London and other SE locations. 

 

It is therefore, important to understand the basis of any population forecast made by LBC, CBC and 
NHDC as, clearly this materially affects the view taken on housing to meet any growth.  It would 
appear that LBC have chosen to adopt the higher figure of 25%. 

• 25% or 50000 population growth / 2.8 per home = 17800 whereas: 
• 17% or 34620 population growth / 2.8 = 12360 homes 
• 10.1% or 20360 population growth /2.8 = 7273 homes 

 
DELIVERY AGAINST HOUSING STRATEGIES – ADDRESSING MATTER 24.1.b & c 

…comparative assessment of the options for addressing the unmet housing needs of Luton Borough? 
AND  …….allow Luton’s unmet housing needs to be met on land that is preferable in Green Belt terms 
to the East of Luton sites.  Is the Council’s analysis correct, and if not how is it incorrect? 

The strategic requirements that have been set out in the documents referred to have significant and 
dramatic credibility problems due to: 

• Analysis of LBC all planning applications, between 2011 and 2020 to date, reveals that 6533 
homes were built or authorised within LBC’s area between 2011 and 2016 – not the 2121 
referred to above. 

• To date, the same analysis shows that since 2011 LBC has authorised some 15265 homes to be 
built in the area, just 2500 short of the 17800 in the housing strategy forecast from all sources. 

• The LBC Brownfield Site Register updated in December 2019 identifies in the region of 1800 
potential additional homes to the 15265 homes (drawn from the LBC planning application portal) 
making a total of 17000 homes within LBCs control to authorise. 

• Despite the strategic requirement being quoted as 420 1 bed homes, what has been delivered, to 
date, is over 3900 homes. 



• Either LBC has deliberately ignored its own strategy or they have recognised that the emerging 
housing market is for smaller homes i.e. 1 and 2 bed, evidenced by the vast number of such 
homes (in the planning application analysis) that have been authorised the period i.e. 6800 
against a defined need of 4300 

• Appendix 4 of the 2011 – 2031 LBC Housing Plan identifies 2251 homes at 35 sites that could be 
built on brownfield land available but clearly 15265 homes at 1200 sites have already been 
identified to date, plus the further 1800 potential homes in the Brownfield Register. 

A summary of the LBC planning application analysis undertaken in February 2020 is below, which 
screened over 18000 planning applications, identifying approximately 1200 new home sites 
permitted applications between 2011 – 2020 (1,2,3,4 below = beds): 

 

 

CENTRAL BEDFORDSHIRE COUNCIL CONTRIBUTION: ADDRESSING MATTER 24.1.d 

…Without the ‘East of Luton’ sites, are there any realistic alternative options (with a reasonable 
likelihood of being delivered) for addressing Luton Borough’s unmet housing need, bearing in mind 
the approach being taken in the Central Bedfordshire Local Plan and the current position in relation to 
the examination of that plan? 

From the CBC planning portal it is clear that Houghton Regis (HR) alone will contribute significantly to 
the alleged unmet Luton housing needs. This will be substantially through the provision of a 7000 
homes development in the Houghton Regis area including between M1 Junction 11A & the A6. 



In fact the CBC planning portal indicates that in the HR area some 140 hectares have been set aside 
for residential development, across 26 sites.  The A6 – M1 portion of land within this is 2.97 hectares. 

It seems clear from this that CBC is 
in a position to significantly over 
deliver on its stated contribution of 
7350 homes to meet the alleged 
unmet housing need, given the HR 
area alone will provide over 7000 
new homes. 

 

 

 

 

 

CONCLUSIONS: 

• The housing strategies developed by LBC re the unmet need are fully discredited in every way. 

• There is a staggering and unbelievable disconnect between the LBC strategists and those 
granting housing applications 

• The evidence strongly suggests that the corporate ‘will’ of LBC/NHDC and CBC is to build 17800 
homes and 1950 homes East of Luton, despite the facts and the logic that emphatically suggest 
otherwise i.e. a case of ‘don’t let the facts get in the way of a good story.’ 

• By virtue of the planning application analysis that we have undertaken, LBC has, unknowingly it 
seems, vastly over-delivered against its housing plans indicating that the figure of 9300 unmet 
housing need has evaporated. 

• The planning analysis also reveals, importantly, the stark reality that it is small, medium and large 
developers and individuals that are seizing the initiative by identifying new opportunities for 
housing development and not the Authority.  The housing situation is to a large extent being 
driven by the market and thus bucking any LBC housing strategy.  Developers and individuals will 
continue to so this and LBC will continue to be reactive rather than proactive. 

• Considerable, indeed vast potential still exists for housing development from both brownfield 
sites (1800 at least) and CBC development, totalling over 7000 homes.  Thus, the alleged need for 
1950 homes for NHDC to build east of Luton, for LBC on precious greenbelt land, is an illusion 
and completely unnecessary. 

• The basis used by LBC to calculate strategic growth in housing i.e. population growth, is murky to 
say the least.  The ONS figures are the most trusted and even those will need downgrading 
through Brexit.  Thus, new forecasts are required that take into account new factors that 
fundamentally counter older forecasts.  These earlier forecasts cannot be used and must not be 
used to base decisions upon regarding Luton housing needs. 

• Finally, it can easily be seen that given what has happened in practice with housing development 
has massively outstripped any housing plans and taken away any case whatsoever for an east of 
Luton development of 1950 homes. 

 



DATA AVAILABLE: 

• Planning application analysis drawn from the LBC planning portal in February 2020  
https://planning.luton.gov.uk/online-applications/search.do?action=advanced 

• 2019 LBC Brownfield site register  
https://www.luton.gov.uk/Environment/Planning/Regional%20and%20local%20planning/evi
dence-base/Pages/default.aspx 

• Population growth forecast in the research & geospatial study in 2015 by the Luton Dept of 
the Environment and Regeneration  
https://www.luton.gov.uk/Environment/Lists/LutonDocuments/PDF/Planning/Census/Popul
ation%20Projection%20Scenarios.pdf 

• A Luton Inclusive Growth Commission Population and Demographics study in 2017 by the 
LBC Service Director, Policy, Communities and Engagement   
https://www.luton.gov.uk/Business/Lists/LutonDocuments/PDF/LIF/population-and-
demographics.pdf 

• ONS figures released on 9th April 2019 on Luton’s population forecast to 2031.  
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populati
onprojections/datasets/localauthoritiesinenglandtable2 

• CBC website planning portal evidence of Houghton Regis land set aside for residential 
development. https://www.centralbedfordshire.gov.uk/migrated_images/north-of-luton-
a3p_tcm3-26954.pdf  

• https://www.centralbedfordshire.gov.uk/migrated_images/houghton-regis-schedule-
2016_tcm3-16462.pdf  


