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Foreword 
 
Introduction by Cllrs Steven North (Leader of the Council) and David Brackenbury (Chair, 
Planning Policy Committee) 
 

This plan sets out a vision for East Northamptonshire, 
building on the proposals and land use allocations as set 
out in the Joint Core Strategy, which includes a new 
garden community at Tresham in the north of the district.   
It seeks to add local value through its policies which 
reflect the attractiveness of the area. 
 
The plan supports the growth and diversification of 

business opportunities across the district, recognising the need to ensure its 
market towns remain as thriving and competitive centres by providing a 
range of services and facilities for their local communities as well as 

encouraging town centre regeneration schemes to encourage  future redevelopment 
opportunities.  
 
As the growth town for the area, Rushden will provide the majority of new housing and 
employment development during the plan period.  This will help deliver future housing and 
employment needs, supported by infrastructure and services including transport, retail and 
leisure, to help ensure a sustainable, high quality environment. 
 
Much of the district is rural, interspersed with villages and market towns. The Plan aims to 
ensure those rural communities have the ability  to meet local needs, as well as providing 
opportunities to improve local connections, create local employment prospects and develop the 
tourism offer.  
 
To meet the needs of the wider community, the plan seeks to provide a range of housing types 
including for the older population who may be looking quality housing for downsizing or meeting 
a specialist need through care and extra care provision. The plan recognises the need to 
provide for aspirational choice and the variety of demand and need across the district, from 
predominantly smaller properties in the rural north to larger properties in the south.  It also 
considers those who wish to be more proactive in designing the type of home they wish for 
through exciting opportunities such as custom build.  
 
This plan also recognises the importance of the area’s natural and built assets and includes a 
number of policies that seek to enhance and protect its distinctive green spaces as well as 
meeting the challenge of sensitively designed development.  In drafting this plan, we have 
engaged with many different organisations and we are now asking for your views on what the 
plan says and whether you think it needs to include any further proposals for addressing the 
area’s future needs. 
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1.0 Introduction  

 
Layout of the Local Plan Part 2 

1.1 The Local Plan Part 2 is a statutory development plan document covering the district of 
East Northamptonshire.  While this Plan is self-contained, it should be read in 
conjunction with the North Northamptonshire Joint Core Strategy 2011-2031 (the Local 
Plan Part 1), Neighbourhood Plans and national policies. 
 

1.2 The Plan consists of the following key elements: 
 
• Introduction, Area Portrait, and Vision and Outcomes – sets the scene in terms of 

the evidence base and the context of higher level national or Joint Core Strategy 
policies; outlines key reasons and factors that entail the need for suitable local 
policies; and sets out Plan-level Vision and Outcomes to be achieved; 

• Spatial Development Strategy – provides additional strategic and spatial policy 
direction for the district, over and above the overarching spatial policy framework set 
out in the Joint Core Strategy; 

• Natural and Social Capital – sets out additional policies for the protection and 
enhancement of natural, heritage, cultural and community assets; 

• Economy and Housing – sets out proactive policies and proposals for delivering 
economic growth and the housing requirements for the remainder of the Plan period 
(to 2031); 

• Town Strategies – sets out detailed policies and proposals for the re-imagination of 
existing urban areas; 

• Monitoring and Implementation – each policy is supported by relevant indicators 
and targets, which will be reviewed annually through the North Northamptonshire 
Authorities’ Monitoring Report (AMR); 

• Appendices – glossary and other supporting evidence and information for the Plan. 
 

1.3 The Plan includes the following details of policy guidance:  
 
Policy type(s) Relevant section heading(s) 

Spatial policies Spatial Development Strategy; Natural Capital; 
Town Strategies 

Development management policies Spatial Development Strategy; Natural Capital; 
Social Capital; Housing Delivery 

Site specific policies Economic Prosperity 

Development land allocations Economic Prosperity; Housing Delivery; Town 
Strategies 

 
1.4 Footnotes are used to provide references to related assessments, studies and policy 

documents, in order to show how policies have developed from an evidence base and 
are in accordance with other relevant policies and strategies. 
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Policies Map 
1.5 Under the legislation (Planning and Compulsory Purchase Act 2004) and associated 

regulations, the Policies Map is classified as a separate document to the Local Plan Part 
2.  The Adopted Policies Map shows areas of protection e.g. statutory land use 
designations, areas at risk of flooding and allocated sites for specific land uses and 
development proposals.  It forms a critical tool in explaining and understanding specific 
policies and proposals in the Plan. 
 

1.6 Draft illustrative diagram maps and map extracts are included within this document 
where appropriate in order to provide additional clarity.  The Adopted Policies Map will be 
fully updated soon after this Plan is adopted. 
 
Draft Plan consultation 

1.7 The Draft Plan consultation (Friday 2 November to Monday 17 December 2018, 
inclusive) provides an opportunity to consult upon the draft policies and text for the Local 
Plan Part 2. 
 

1.8 Responses to this document should be submitted through the Council’s Replacement 
Local Plan web page: 
 
https://www.east-
northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_docume
nts/6 
 

1.9 We are using “Smart Survey” software to run the consultation.  It is hoped that this will 
enable more efficient processing and management of representations. 
 

1.10 If you have any queries regarding the Regulation 16 consultation please email 
planningpolicy@east-northamptonshire.gov.uk. 
 
What will happen to my response? 

1.11 When you have submitted your response (or ‘representation’) it will be stored within the 
Smart Survey system.  A summary report of all representations received will form part of 
the evidence base for the submission version of the Local Plan Part 2, to be published in 
early 2019.  The content of all representations will be made available for public viewing, 
although personal data (name, email address, postal address and/ or phone number) will 
be redacted. 
 

1.12 For further information about how East Northamptonshire Council uses your personal 
data, including your rights as a data subject, please see our Privacy Policy on the 
website.  Further information regarding the Local Plan Part 2 and the protection of your 
personal data is set out in the Privacy Notice, which accompanies the Plan.  If you are 
unhappy with the use of your personal data or for further information please contact the 
council’s Data Protection Officer. 
 
 
 

https://www.east-northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_documents/6
https://www.east-northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_documents/6
https://www.east-northamptonshire.gov.uk/info/200193/adopted_local_plan/65/development_plan_documents/6
mailto:planningpolicy@east-northamptonshire.gov.uk
https://www.east-northamptonshire.gov.uk/info/200220/data_protection_act/1811/privacy_statement
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The Local Plan Part 2 
 
Purpose of the Plan 

1.13 The Local Plan Part 2 will help guide future planning decisions in the district of East 
Northamptonshire for the period of 2011 to 2031.  It contains policies that the Council will 
use to assess development proposals, together with the Joint Core Strategy (adopted 
2016). 
 

1.14 The Local Plan Part 2 will replace the saved policies from the East Northamptonshire 
District Local Plan (adopted 1996) and the Rural North, Oundle and Thrapston Plan 
(adopted 2011). 
 
Figure 1: Preparation of the Local Plan – key milestones 
Stage Dates 
Decision made to prepare new district-wide 
Local Plan Part 2 11 April 2016 

Formal commencement/ consultation on the 
scope of Plan/ call for sites, including issues/ 
options consultation (Regulation 18) 

January – March 2017 

Topic/ theme based Member workshops May – October 2017 
Area focused (town centre/ urban area and 
rural area) Member workshops November 2017 – January 2018 

Town and Parish Council workshops February – April 2018 
Draft Plan consultation November – December 2018 
Publication of pre-submission draft Plan and 
consultation (Regulation 19) February – March 2019 

Submission of Plan (Regulation 22) May 2019 
Examination of Plan (Regulation 24) August 2019 
Possible modifications to Plan September – October 2019 
Receipt of Inspectors Report (Regulation 25) November 2019 
Adoption of Plan (Regulation 26) December 2019 
 
 
Context for the Plan 

1.15 The Plan has been prepared taking into account the National Planning Policy Framework 
(NPPF).  Paragraphs 15-37 of the NPPF set out the approach which should be taken in 
respect of  plan-making; the NPPF requires that plans should “be prepared with the 
objective of contributing to the achievement of sustainable development”. 
 

1.16 The North Northamptonshire Joint Core Strategy (the Local Plan Part 1) deals with 
strategic issues across Kettering, Corby, Wellingborough and East Northamptonshire.  It 
allocates strategic sites and sets out the overall spatial strategy, the required level of 
growth and the distribution of growth.  It also includes both strategic and development 
management policies.  This Plan supplements  the Joint Core Strategy and provides 
greater local detail to issues relevant to the district of East Northamptonshire. 
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Adopted 
Policies Map 

North Northamptonshire Joint Core Strategy (Part 1) 

East Northamptonshire Local Plan (Part 2) 

Neighbourhood Plans 

Minerals and Waste Local Plan 

Figure 2: Plan Making – East Northamptonshire Framework 

1.17 The Localism Act 2011 allows local communities to make Neighbourhood Plans in order 
to shape growth and development in their area.  Neighbourhood Plans must be in 
general conformity with the Local Plan and once “made” will form part of the statutory 
development plan for the area. 
 
Soundness Tests 

1.18 Paragraph 35 of the NPPF sets out the criteria against which an independent planning 
inspector will assess this Plan to determine whether it has been prepared in accordance 
with legal and procedural requirements, and whether it is ‘sound’.  To be considered 
sound, a Local Plan must be: 
 
a) Positively prepared – providing a strategy which, as a minimum, seeks to meet the 

area’s objectively assessed needs; and is informed by agreements with other 
authorities, so that unmet need for neighbouring areas is accommodated where it is 
practical to do so and is consistent with achieving sustainable development; 

 
b) Justified – an appropriate strategy, taking into account the reasonable alternatives, 

and based on proportionate evidence; 
 

c) Effective – deliverable over the plan period, and based on effective joint working on 
cross-boundary strategic matters that have been dealt with rather than deferred, as 
evidenced by the statement of common ground; and 

 
d) Consistent with national policy – enabling the delivery of sustainable development 

in accordance with the policies in the Framework. 
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Duty to Cooperate 
1.19 The Localism Act 2011 introduced the ‘Duty to Cooperate’ as an amendment to the 

Planning and Compulsory Purchase Act 2004.  The ‘Duty to Cooperate’ places a legal 
duty on local planning authorities to engage constructively, actively and on an ongoing 
basis with regard to the preparation of development plan documents to ensure that cross 
boundary planning matters have been taken into account. 
 

1.20 The Council works closely with other local authorities and partners in the North 
Northamptonshire area through the existing joint working arrangement.  This joint 
arrangement has operated since 2004/5 and was formalised by way of secondary 
legislation (SI 2005 No. 15521).  The preparation of the Joint Core Strategy (strategic 
policies) was led by the North Northamptonshire Joint Planning Unit; a partnership of 
Corby Borough Council, East Northamptonshire Council, Kettering Borough Council, the 
Borough Council of Wellingborough and Northamptonshire County Council.  It is 
anticipated that these authorities will merge into a single unitary authority for the North 
Northamptonshire area, coming into effect in May 2020. 
 

1.21 The ‘Duty to Cooperate’ relates predominantly to strategic Local Plan policies which, in 
the main, are addressed through the Joint Core Strategy.  This Plan falls within this 
framework, although continuous engagement with the North Northamptonshire partner 
authorities together other national statutory bodies will form an integral part of the Plan-
making process. 
 
Evidence Base 

1.22 Paragraphs 31-33 of the NPPF require that the preparation of all policies should be 
underpinned by relevant and up-to-date evidence which is adequate, proportionate, 
focused on supporting and justifying the policies, and takes into account relevant market 
signals. 
 

1.23 This Plan is accompanied by background papers which provide evidence for the policies, 
which are available to view on the Council’s website: 
 
https://www.east-northamptonshire.gov.uk/planningpolicy 
 

1.24 Evidence is available at many different levels, ranging between Ward, District, North 
Northamptonshire or the sub-regional/ regional.  In utilising the evidence base, it is 
important to understand the broader context for the Plan.  This includes spatial policies 
that are already in force through the Joint Core Strategy (Figures 3-5, below) and the 
Minerals and Waste Local Plan, adopted July 20172. 
 

                                                
1 http://www.legislation.gov.uk/uksi/2005/1552/contents/made  
2 https://www3.northamptonshire.gov.uk/councilservices/environment-and-planning/planning/planning-
policy/minerals-and-waste-planning-policy/Pages/update-of-the-adopted-minerals-and-waste-local-plan.aspx  

https://www.east-northamptonshire.gov.uk/planningpolicy
http://www.legislation.gov.uk/uksi/2005/1552/contents/made
https://www3.northamptonshire.gov.uk/councilservices/environment-and-planning/planning/planning-policy/minerals-and-waste-planning-policy/Pages/update-of-the-adopted-minerals-and-waste-local-plan.aspx
https://www3.northamptonshire.gov.uk/councilservices/environment-and-planning/planning/planning-policy/minerals-and-waste-planning-policy/Pages/update-of-the-adopted-minerals-and-waste-local-plan.aspx
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Figure 3: North Northamptonshire Context 

 
 
 



East Northamptonshire Council   Page 10 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

Figure 4: North Northamptonshire Key Diagram 
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Figure 5: Joint Core Strategy – Policies Map 
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Sustainability Appraisal and Strategic Environmental Assessment 
1.25 Section 19 of the Planning and Compulsory Purchase Act 2004 requires a local planning 

authority to carry out a Sustainability Appraisal of each of the proposals in a Local Plan 
during its preparation, to promote sustainable development and ensure the Plan 
contributes to environmental, economic and social objectives.  A Strategic Environmental 
Assessment is required by European Directive 2001/42/EC and is carried out as part of 
the wider Sustainability Appraisal to assess the effects of certain plans and programmes 
on the environment. 
 

1.26 The process for undertaking Sustainability Appraisal is set out in the Environmental 
Assessment of Plans and Programmes Regulations 2004 (SI 2004 No 16333).  The 
consultant AECOM is undertaking the Sustainability Appraisal on behalf of East 
Northamptonshire Council, in parallel with the preparation of this Plan. 
 
Habitat Regulations Assessment 

1.27 A Habitat Regulations Assessment is required under the European Directive 92/43/EEC 
to assess the impacts of implementing a policy on European (Natura 2000) Sites, to 
determine whether it would have an adverse effect on the integrity of the site.  The Upper 
Nene Valley Gravel Pits Special Protection Area (SPA)/ Ramsar site, which lies within the 
district between Irthlingborough and Thorpe Waterville, was confirmed in April 2011. 
 

1.28 This Plan will be subject to Habitat Regulations Assessment, under the Conservation of 
Habitats and Species Regulations 2010, as amended (SI 2010 No 4904).  The Habitat 
Regulations Assessment is being undertaken by AECOM on behalf of East 
Northamptonshire Council, in parallel with the preparation of the Plan. 
 
Equalities Impact Assessment 

1.29 An Equality Impact Assessment is required under the Equality Act 2010, to determine 
that the Council has had due regard to its duty to consider the equality impact of any 
proposed policies.  This process will be undertaken in parallel with the Plan-making 
process, alongside the Sustainability Appraisal process. 
 
Delivery, monitoring and review 

1.30 Implementation of this Plan will be undertaken in accordance with the Monitoring and 
Implementation Framework (section 10.0).  Each policy is supported by a monitoring 
objective, indicator and target, in order to assess its effectiveness. 
 

1.31 The Plan will be monitored on an annual basis through the Authorities’ Monitoring Report 
(AMR), whose preparation is led by the North Northamptonshire Joint Planning and 
Delivery Unit (NNJPDU).  The following measures may trigger a review of the Plan: 
 

• Changes to national policies and/ or legislation; 
• Evidence that policies are not working as intended; or 
• New information or evidence becomes available which renders a policy out of 

date. 
 

                                                
3 http://www.legislation.gov.uk/uksi/2004/1633/contents/made  
4 http://www.legislation.gov.uk/uksi/2010/490/contents  

http://www.legislation.gov.uk/uksi/2004/1633/contents/made
http://www.legislation.gov.uk/uksi/2010/490/contents
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2.0 Area Portrait 

 
Introduction – Background to the Plan area 

2.1 The Local Plan Part 2 covers the whole of the district of East Northamptonshire.  It 
provides additional district/ sub-district level policy detail to support the overarching 
spatial strategy for North Northamptonshire set out in the Local Plan Part 1; the Joint 
Core Strategy (JCS), adopted in July 2016. 
 

2.2 The Plan area contains contrasting rural and urban aspects.  The Area Portrait (section 
2.0) provides background contextual information for the Plan.  These concepts are 
developed further; through the Vision and Outcomes (section 3.0), and the Spatial 
Development Strategy (section 4.0), before providing more detailed thematic and site 
specific policies which make up the remainder of this document. 
 

2.3 This Area Portrait provides background information for each of the six towns within the 
district, starting with the designated Growth Town (Rushden) and then considering the 
other five Market Towns (Higham Ferrers, Irthlingborough, Oundle, Raunds and 
Thrapston).  Each of these designated Market Towns has its own character and 
functional role.  These distinctive characteristics are recognised through this Plan. 
 

2.4 These towns have all undergone significant population growth (Table 1, below) with an 
overall 20% increase occurring in the urban areas over the past 15 years (2001-2016).  
Proportionally, Higham Ferrers, Irthlingborough and Thrapston have seen the highest 
levels of growth (30% or more). 
 

Table 1 
Population 
(2001 
Census) 

Population 
(2011 
Census) 

Population 
(2016 
estimate) 

Population 
increase 
(2001-16) 

% 
increase 
(2001-16) 

Rushden 25,849 29,272 30,282 4,433 17.1% 

Higham Ferrers 6,086 8,083 8,410 2,324 38.2% 

Irthlingborough 7,033 8,535 9,112 2,079 29.6% 

Oundle 5,345 5,735 6,177 832 15.6% 

Raunds 8,275 8,641 8,809 534 6.5% 

Thrapston 4,855 6,239 6,361 1,506 31.0% 

TOTAL 57,443 66,505 69,151 11,708 20.4% 
 

2.5 The Plan sets out similar information for the rural areas, recognising the contrasting 
geographical characteristics within the district.  It also notes the implications of 
Neighbourhood Plans which have been “made” (adopted) since 2016. 
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Urban areas 
 
Rushden: Growth Town 

2.6 Rushden, once described as an ‘appendage’ to Higham (Kelly’s Trade Directory, 1854), 
underwent a dramatic expansion and industrialisation in the late 19th century.  A once 
rural village was turned in to a thriving centre for the boot and shoe industry.  Many 
buildings, including former factories, social clubs, chapels, churches and housing, dating 
from the late 19th and early 20th centuries, survive and are a strong reminder of the 
town’s heritage.  A number of buildings predate the boot and shoe boom, which glimpse 
the former landscape setting; these can most noticeably be seen in Rushden Hall, as 
well as St Mary’s Church and a number of buildings along the High Street. 
 

2.7 Rushden today, whilst being the most southern town within the district, is very much the 
urban hub of the predominantly urban southern part of the district.  It is by far the largest 
town within the district and has seen substantial population growth over the past 15 
years, from just below 26,000 (25,849; 2001 Census) to over 30,000 (30,282; 2016 
estimate).  The town is flanked by a number of industrial sites to the east and west, whilst 
more recent housing developments have expanded the town to the south and east. 
 

2.8 Rushden is designated as a Growth Town in the Joint Core Strategy (2011-2031), and is 
expected to undertake a significant amount of development over the Plan period.  The 
wider town contains a mix of existing leisure facilities, businesses and services as well as 
forthcoming leisure, retail and business opportunities; most notably Rushden Lakes 
(opened in 2017) and the proposed mixed use development of the Rushden East 
Sustainable Urban Extension, adjoining the eastern side of the town.  The growth for the 
area is anticipated to provide for greater investment and value within Rushden. 
 
Rushden Neighbourhood Plan (made June 2018) 

2.9 The recently “made” Rushden Neighbourhood Plan contains a range of detailed non-
strategic policies for the town and its hinterland.  These policies form part of the 
development plan for the area, sitting alongside the Plan.  They include smaller housing 
site allocations within the main urban area of Rushden, detailed development 
management policies and site specific designations such as open spaces and town 
centres.  The Plan will provide additional policies for the town, where they are needed to 
ensure comprehensive development plan coverage for Rushden. 
 
Higham Ferrers 

2.10 Higham Ferrers, the home of some of East Northamptonshire’s oldest buildings, benefits 
from a vibrant and attractive historic core.  The architecture of the Church of St Mary the 
Virgin, its prominent spire and the group of buildings that surround the churchyard (all 
Grade I Listed Buildings) add a certain theatrical zeal to the sense of place, with many 
positive and landmark buildings in and adjacent to the town centre and College Street 
(Chichele College and The Green Dragon, for instance). 
 

2.11 Over the years Higham has had its fair share of residents and visitors.  It is the birth 
place of Henry Chichele (Archbishop of Canterbury 1414 – 1443 and the founder of All 
Souls College Oxford) who established Higham Ferrers School in 1422.  The Duchy of 
Lancaster is a key landowner in and around the town, acknowledging the town’s Royal 
connections. 
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2.12 Higham Ferrers is the historic market town for the south of the district, having been 

granted a market charter in 1251.  Proportionally it has undergone the largest population 
growth (over 38%) of the six towns within the district during the previous 15 years (2001-
16); from just over 6,000 (6,086; 2001 Census) to just over 8,400 (8,410; 2016 estimate). 
 

2.13 To the north of Higham, new housing developments have led to an extended settlement 
away from its historic core.  This has resulted in a closer physical link to Irthlingborough, 
although separated by the A45/ A6 Chowns Mill roundabout and the 20th century 
Irthlingborough viaduct, under which flows the River Nene. 
 
Higham Ferrers Neighbourhood Plan (made April 2016) 

2.14 The Higham Ferrers Neighbourhood Plan was the first in the district to be “made” 
(adopted), setting out a range of site specific proposals and designations, including the 
town centre, local green space, main employment areas, proposed Greenway extensions 
and providing a strategic housing land allocation of 300 dwellings to the east of Ferrers 
School. 
 
Irthlingborough  

2.15 Irthlingborough is separated from the other southern urban centres of Rushden, Higham 
Ferrers and Raunds by the River Nene.  It was historically involved in the iron and gravel 
mining industry and much of the surrounding landscape is shaped by this historic activity.  
The Church of St Peter, with its distinctive lantern tower, dominates the sky line and 
holds dominion over the north side of the Nene Valley. 
 

2.16 Whilst Irthlingborough has a historic association with excavation and the landscape is 
well related to this, much like the other towns in the south of the district, industrialisation 
due to the boot and shoe industry resulted in a quick expansion from a farming 
community to a town.  The boot and shoe trade developed from an aspect of the 
community in the 18th century to being fully established and a prominent aspect of the 
town’s economy by the late 19th century. 
 

2.17 Irthlingborough has seen significant population growth (approximately 30%) over the 
previous 15 years (2001-16).  The population has increased from just over 7,000 (7,033; 
2001 Census) to just over 9,100 (9,112; 2016 estimate). 
 

2.18 Most of the growth in Irthlingborough proposed over the next 15 years (i.e. during the 
remainder of the current Plan period) will be delivered through the 700 dwellings 
sustainable urban extension to the west of the town.  Approval was granted in 2014, 
although discussions continue around development contributions.  This and other smaller 
commitments to the east (Attley Way) and west (Wellingborough Road), combined with 
recent developments at the former Sunseeker Caravan site (Finedon Road) and Crow 
Hill (to the north of the main urban area), have expanded and will continue to grow the 
town throughout the Plan period.  Annual monitoring will indicate whether any further 
development land allocations are needed to meet the requirement for the town as set out 
in the Joint Core Strategy (Policy 29, Table 5). 
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Emerging Irthlingborough Neighbourhood Plan 
2.19 Irthlingborough Town Council applied to prepare a Neighbourhood Plan in 2014; the 

Neighbourhood Area designation was confirmed in December 2014.  As of summer 
2018, however no draft Neighbourhood Plan has yet been published. 
 
Oundle 

2.20 Oundle is the main market town and service centre for the rural north of the district.  It is 
closely related to other larger urban centres to the north and east, namely Stamford and 
Peterborough.  The town is situated on the inside of a large meander of the River Nene, 
enclosing the urban area on its north, east and south sides. 
 

2.21 Oundle has been settled since the Iron Age, having been a trading place and market 
centre for local farmers and craftsmen for at least 1,500 years.  It also has significant 
ecclesiastical heritage; St Wilfrid set up a monastery in the 8th century, which was later 
replaced by the current St Peter’s Church.  The town underwent significant growth in the 
11th and 12th centuries, such that it was then granted a market charter. 
 

2.22 The town also has a longstanding academic heritage, with a grammar school first 
founded in 1465.  Sir William Laxton, a former pupil, then founded Laxton Grammar 
School in 1556, which subsequently became Oundle School.  These dual historic 
ecclesiastical and educational aspects of the town’s history have combined to define the 
unique character of Oundle. 
 

2.23 Oundle has seen some population growth during the past 15 years (2001-2016).  The 
population has risen from just over 5,300 (5,345; 2001 Census) to nearly 6,200 (6,177; 
2016 estimate) and further growth is anticipated during the remainder of the Plan period. 
 

2.24 Beyond the main built up area, adjacent to the River Nene, are a number of significant 
riparian landmarks.  To the south of the town, Barnwell Country Park and the Oundle 
Marina retail and leisure redevelopment scheme (permitted in 2018) provide a significant 
opportunity to develop the town’s tourist potential.  Also in close proximity to the town, on 
the opposite bank of the River Nene, are landmark (currently vacant) heritage assets; the 
Riverside Hotel to the east and Barnwell Mill to the south.  It will represent a key 
challenge for the planning system to bring these premises back into viable uses. 
 
Emerging Oundle Neighbourhood Plan 

2.25 Since 2012, Oundle Town Council has been working to prepare a Neighbourhood Plan.  
The first draft version was published for consultation in April 2018, so a challenge for this 
Plan will be to ensure that the respective Neighbourhood and Local Plan policies will 
complement one another. 
 
Raunds 

2.26 Raunds, whilst not as famous as Rushden for its boot and shoe industry history, had a 
boom period during the 19th century, developing from an agricultural community to a town 
by the early 1800s.  Raunds and the surrounding area contain a number of ancient 
monuments as well as archaeological sites of international significance. 
 



East Northamptonshire Council   Page 17 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

2.27 The town has particularly good road transport links; the A45 trunk road which links 
through to the A14, allowing easy access to the M1 and A6 to the west, and A1 to the 
east.  As such, with Raunds being the first major settlement to the south of the A14 off 
the A45, the town acts as a passing gate way from the more rural northern part of the 
district to the urban centres in the south. 
 

2.28 Today Raunds has a major strategic industrial/ warehousing area to the north west of the 
main urban area (Warth Park).  The initial development phase at Warth Park took place 
during the early 2000s, with major expansion (phase 2) having taken place since 2012.  
The town as a whole will continue to grow, with new developments already under 
construction to the north, north east and south of the town.  These existing commitments 
are expected to be delivered over the remainder of the Plan period, by 2031. 
 

2.29 In recent years population growth at Raunds has been limited.  The population increased 
by 6.5% over 15 years (2001-2016), from just below 8,300 (8,275; 2001 Census) to just 
over 8,800 (8,809; 2016 estimate).  Accelerated population growth is anticipated during 
the remainder of the Plan period, as the major urban extensions around the town are 
implemented. 
 
Raunds Neighbourhood Plan (made November 2017) 

2.30 The “made” Raunds Neighbourhood Plan contains a range of detailed non-strategic 
policies for the town and its rural hinterland, many of which would otherwise be covered 
by this Plan.  It does not allocate further development land allocations, as all of the 
required growth is already delivered, under construction or permitted.  Instead, the 
Neighbourhood Plan focuses upon the re-imagination of the town centre and the 
retention of existing assets including employment areas, community facilities and open 
spaces. 
 
Thrapston 

2.31 Thrapston is a historic market town, situated midway along the River Nene within the 
district.  It was granted a market charter in 1205; soon after a bridge crossing the river 
was constructed between Thrapston and the neighbouring village of Islip on the opposite 
(west) bank of the river (first recorded in 1224).  The current nine arches bridge is more 
recent, although it is likely that this was constructed as a replacement for the earlier 
bridge. 
 

2.32 Thrapston is situated at a significant cross roads, between the Northampton – 
Peterborough road (A45/ A605), which follows the Nene Valley and the main east-west 
trunk road (now the A14) which connects east coast ports with the West Midlands 
conurbation (Birmingham, Coventry and the Black Country).  Since the 1980s it has 
functioned as the administrative centre for East Northamptonshire Council, largely due to 
its central location within the district. 
 

2.33 Thrapston has seen significant population growth (over 30%) over the previous 15 years 
(2001-2016).  The population has increased from below 5,000 (4,855; 2001 Census), to 
nearly 6,400 (6,361; 2016 estimate).  This is largely due to major new development at 
Lazy Acre, on the north east side of the urban area.  Development to the south of the 
town is currently under construction, “filling the gap” between the current built-up/ urban 
area and the A14. 
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2.34 Despite the significant population increase and situation on the main strategic road 
network Thrapston retains its rural character, with agriculture remaining a significant 
sector of the local economy.  Notably the town retains its cattle market, the sole 
remaining livestock market in the counties of Northamptonshire, Bedfordshire and 
Cambridgeshire.  Like Raunds, Thrapston also is also host to a number of national 
logistics and distribution centres due to its location on the strategic road network, 
particularly the east-west A14 and A45 trunk roads.  In addition a number of businesses 
are located in the town, including the District Council offices. 
 
The rural area 

2.35 The district is subdivided by the A14, the main East Coast – Midlands Trunk Road.  This 
divides East Northamptonshire between the more urban southern area and 
predominantly rural northern parts of the district.  Three distinctive rural sub-areas are 
noted: 
 
• Nene Valley, including agricultural Claylands to the east of the River Nene; 
• Rockingham Forest – to the north west of the Nene Valley, south east of the Welland 

Valley and north of the A14, including the major tributaries of the River Nene 
(Harper’s Brook and Willow Brook); and 

• Rural hinterland for the predominantly urban southern area of the district, to the south 
of the A14 (also known as the Four Towns area). 

 
Nene Valley 

2.36 The Nene Valley is the major feature which defines the whole of the district.  It rises 
above (to the west of) Northampton and flows south west/ north east, entering the Wash 
at Sutton Bridge, Lincolnshire.  It is a major national waterway, with the vast majority of 
the area of the district situated within the River Nene catchment area. 
 

2.37 The importance of the River Nene to the district has long been recognised (e.g. through 
the River Nene Regional Park).  The Nene Valley Strategic Plan (October 20105) 
recognised the vast variety of functions of the River Nene and sought to bring 
environmental, leisure, tourism, economic, planning and land use matters in a single 
document.  This was subsequently implemented through a number of more focused 
projects, such as “Destination Nene Valley” (DNV), a new pathfinding partnership project 
aiming to build on existing frameworks to better position and promote the Nene Valley, 
and the Nene Valley Improvement Area (NIA), designated 2011, and supported by the 
NIA business Plan, which seeks to achieve a step-change in the mechanisms for 
delivering nature conservation to create a resilient ecological network along the river 
valley. 
 

2.38 All of the six towns within the district are situated on, or in close proximity to, the River 
Nene.  Historically, the river has been a major communications link.  The River Nene is 
navigable for 88 miles, between Northampton and the Wash.  It was approved for 
navigation under a 1724 Act of Parliament, with works to make the river navigable from 
Peterborough upstream to Northampton progressively implemented between then and 
1761. 
 

                                                
5 http://www.riverneneregionalpark.org/publications/  

http://www.riverneneregionalpark.org/publications/
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2.39 A branch of the London and Birmingham Railway was later constructed along the Nene 
Valley between Blisworth and Peterborough, and opened in 1845.  This functioned as a 
secondary railway link and, although an important freight route for iron ore trains, was 
eventually closed in the 1960s.  The Nene Valley has also been a major arterial road 
route since Roman times.  Indeed, much of the A45/ A605 road link within the district 
(connecting Milton Keynes, Northampton, Peterborough and East Anglia) follows the 
route of a former Roman road. 
 

2.40 Within the district a number of villages are situated on, or in close proximity to, the River 
Nene.  These are Ringstead, Denford, Islip, Thorpe Waterville, Aldwincle, Wadenhoe, 
Pilton, Lilford, Ashton, Cotterstock, Tansor, Fotheringhay, Warmington, Nassington and 
Yarwell.  These villages also host a number of historic assets, including notable Buildings 
at Risk (Ashton Mill and Lilford Hall) and the nationally significant historic monument of 
Fotheringhay Castle. 
 

2.41 The Claylands to the east of the Nene Valley also include a number of nationally 
important sites of historic interest.  In 2010, the Ashton Estate (with Ashton Wold) was 
designated a Grade II Park and Garden under the Register of Historic Buildings and 
Ancient Monuments Act 1953 for its special historic interest, having been developed by 
the Rothchild family as a model agricultural estate in the late 19th/ early 20th centuries.  
Other important features to the east of the Nene Valley include Barnwell Castle, first built 
in the 12th century and subsequently used as a Royalist arsenal in the Civil War.  The 
landscape of the Claylands is defined by its open character, extensive views and 
intensive agricultural economy. 
 

2.42 Overall, the Nene Valley and Claylands to the east include a number of significant 
heritage assets, some of national importance (e.g. Fotheringhay Castle, Ashton Estate).  
To the south (upstream) of Thorpe Waterville, much of the Nene Valley is covered by the 
Upper Nene Valley Gravel Pits SPA/ Ramsar site, an internationally important habitat for 
migrating winter birds.  The Plan, with reference to the various Nene Valley strategies, 
should accommodate the (sometimes) competing matters of tourism, heritage and the 
natural environment. 
 
Rockingham Forest and Welland Valley 

2.43 To the west of the River Nene, the largest geographical area of the rural part of the 
district is defined by the Rockingham Forest.  This area was designated a royal hunting 
forest in the 11th century, a role that continued until the 19th century.  Despite this 
designation the area was not extensively forested; rather, the name arose from its royal 
designation. 
 

2.44 The Rockingham forest is bisected by Harper’s Brook and Willow Brook, two main 
tributaries of the Nene; both flow west-east.  The Rockingham Forest defines most of 
rural north part of the district, to the north of the A14 and west of the Nene Valley.  It 
supports many rural communities but is closely connected to a number of urban areas; 
Oundle and Thrapston to the east, Corby to the west and Stamford to the north. 
 

2.45 Within the heart of the forest itself are a small number of larger rural settlements, some 
which function as service centres for a wider rural hinterland.  The larger service villages 
within the Rockingham Forest include Brigstock, Easton on the Hill, King’s Cliffe and 
Nassington. 
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2.46 The River Welland forms a north western boundary to the Rockingham Forest.  Villages 
such as Easton on the Hill and Collyweston are situated upon a prominent ridge which 
overlooks the Welland Valley.  Other villages such as Duddington, Harringworth and 
Wakerley are defined by the Welland Valley.  The Welland Valley Partnership has 
recently developed a vision6 for the enhancement of the river valley, emphasising the 
resource that the river provides for the northernmost part of the district. 
 

2.47 The Welland Valley is defined by a number of significant features.  The Harringworth 
Viaduct is the longest in Britain, carrying the former Midland Railway’s Nottingham – 
Melton – Kettering loop line.  It is also defined by a number of historic stone bridges 
(Collyweston, Duddington and Wakerley) together with the 20th century Ketton cement 
works (Rutland). 
 

2.48 The Rockingham Forest and Welland Valley combine to define the largest parts of the 
rural area of the district.  The role of the Rockingham Forest is already recognised in the 
Core Strategy, which identifies its role in carbon storage through the Government’s 
Carbon Plan.  The role of the Welland Valley as a defining feature for the northern part of 
the district should also be recognised; it is noted that the Barrowden and Wakerley 
Neighbourhood Plan provides some detailed local policy direction for Green 
Infrastructure enhancements along the Welland Valley. 
 
Rural hinterland for the predominantly urban southern area 

2.49 Whilst the southern area (that south of the A14) is made up of a far denser urban core 
than the northern part of the district, its rural hinterland is still an intrinsic feature of the 
southern part of the East Northamptonshire district.  Several smaller settlements are 
present located in close proximity to the urban centres.  These vary in size from the 
larger villages of Stanwick and Ringstead to the smaller picturesque rural parishes of 
Chelveston cum Caldecott, Great Addington, Little Addington, Hargrave and Newton 
Bromswold. 
 

2.50 Stanwick and Ringstead both benefit from local facilities, typical of villages of their size 
(e.g. convenience store, post office, fast food takeaway and a pub).  These serve 
primarily local needs, however travel out of these villages is necessary for other local 
amenities.  The two villages benefit from their own primary schools.  Stanwick also has a 
large recreation ground that adjoins the north eastern end of the village which offers 
sporting provision.  Just outside the village, west of the A45 is Stanwick Lakes, a large 
nature reserve with visitor centre, walking, cycling and leisure opportunities.  To the west 
of Ringstead is the Willy Watt Marina, a site for mooring boats as well as providing 
camping opportunities. 
 

2.51 Also within the southern area are the freestanding villages of Chelveston, Great 
Addington, Little Addington, Hargrave and Newton Bromswold.  Chelveston cum 
Caldecott parish is divided into three separate settlements: Chelveston, Caldecott and 
Chelston Rise.  Each village has its own distinctive character set within the rural 
heartland of the southern area.  Whilst amenities are limited in these villages, their rural 
location and isolation is part of their charm and draw to residents. 
 

                                                
6 https://www.gov.uk/government/publications/the-welland-valley-partnership-enhancing-the-river-welland  

https://www.gov.uk/government/publications/the-welland-valley-partnership-enhancing-the-river-welland
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Rural area Neighbourhood Plans 
2.52 Several communities, led by Parish Councils, have taken advantage of the opportunities 

that Neighbourhood Plans offer, to develop distinctive local spatial visions and planning 
policies.  The following rural area Neighbourhood Plans are already “made” (adopted): 
 
• Chelveston cum Caldecott (made July 2017); 
• Glapthorn (made July 2018); 
• Stanwick (made July 2017). 
 

2.53 Elsewhere a number of Neighbourhood Plans have reached significant milestones and 
contain detailed site specific policies, including development land allocations and 
designations such as Local Green Space and settlement boundaries; matters that this 
Plan should recognise and accommodate. 
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3.0 Vision and Outcomes 
 
3.1 The Plan’s Vision and Outcomes are informed by the Council’s Corporate Plan (2016-

2019).  The Corporate Plan, which is reviewed every 3-4 years, sets out the Council’s 
key priorities that the Council will be focussing on at the time that this Plan has been 
prepared. 
 

3.2 The Corporate Plan sets out a vision for East Northamptonshire Council: “Working with 
our communities to sustain a thriving district”.  Underpinning this vision, the corporate 
priorities are: 
 
• Sustainable development – recognising continuing demand for housing in the area, 

the need for growth and the benefits it can bring, particularly in helping to revitalise 
the town centres; supporting sensible levels of growth while preserving the character 
of our historic towns and villages; 
 

• Regeneration and economic development – securing improvements to the quality 
of the town centres, working with the private sector to bring investment into the area, 
reverse the decline of some towns and work with communities to achieve their 
aspirations for their local area; 
 

• Financial stability – control costs, provide value for money services and building 
effective partnerships; and 
 

• Customer focused services – improve the quality of information and services to 
maximise delivery of online services, while working closely with partners to recognise 
the needs of the most vulnerable communities. 

 
3.3 It is noted that the priorities of sustainable development, and regeneration and economic 

development are particularly relevant to the Plan.  The Local Plan Vision and Outcomes 
will recognise these key challenges. 
 
The Vision 

3.4 The Joint Core Strategy defines an overarching Vision, for the whole of the North 
Northamptonshire area.  It also sets out an East Northamptonshire specific Vision. 
 
 
East Northamptonshire will be the heartland of small and medium sized enterprises, 
based on regenerated and thriving market towns with an enhanced role for Rushden 
as the District’s Growth Town. Implementation of the consented development at 
Rushden Lakes will have provided a new out of centre retail and leisure offer serving 
residents in the southern area of North Northamptonshire and delivering significant 
environmental benefits in the Nene Valley. Diverse, sustainable villages and a living, 
working countryside will provide the backdrop for tourism, creative industries and low 
carbon businesses to locate at the meeting point of the Nene Valley and Rockingham 
Forest. 
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3.5 The Plan will aim to identify those aspects of the Core Strategy Vision that should be 
developed further, and to develop the spatial elements of this vision, recognising the 
diverse aspects of the district.  Figures 6 and 7 (below) identifies the key spatial elements 
that make up the district of East Northamptonshire. 
 
Figure 6: Joint Core Strategy – Functional sub-areas 
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Figure 7: Spatial elements of the district 
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3.6 The Plan sets out three distinctive sub-area Visions which, together with the Core 
Strategy Vision, will provide an overall spatial Vision for East Northamptonshire. 
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Rockingham Forest/ Welland Valley: 
• A focus for managing climate change, delivering carbon storage through re-

forestation, and balancing this through ecosystem services, delivering sustainable 
tourism, informal leisure and new carbon-efficient businesses. 

• The function of Oundle and Thrapston as key service centres for Rockingham Forest 
and focal points for growth in the Forest; providing a buffer between the “green” 
(forest) and “blue” (River Nene), at the heart of the district. 

 
 
Nene Valley/ Claylands: 
• The Nene Valley defines the character of the six towns within the district, and as such 

will be a focal point for strategic developments and “blue” tourism, to deliver water 
based ecosystem services and overall enhancements to tourism and the wider 
economy. 

• The Claylands will be a focus for the rural economy, specifically sustainable 
agricultural businesses, and reconciling this with the “blue” infrastructure function of 
the Nene Valley. 

 
 
Predominantly urban southern sub-area: 
• The focal point for strategic housing and employment growth within the district, with a 

particular focus upon the Rushden’s Growth Town status and the successful delivery 
of the Rushden East and Rushden Gateway developments. 

• Successful implementation and integration of the already committed major 
developments at the Market Towns of Higham Ferrers, Irthlingborough and Raunds. 

• Reconciliation of the need to secure enhancements to the Nene Valley’s natural 
capital, while recognising the need to deliver the wider Local Plan growth agenda. 

 
 
Outcomes  

3.7 This Plan will recognise the 10 overarching outcomes of the Core Strategy, setting out 
how these can be delivered within an East Northamptonshire context (Figure 8, below). 
 
Figure 8 
Local Plan outcomes Links to corporate 

outcomes 
  

1. Empowered and proactive communities 
The Plan sets out a framework for place shaping, 
focusing on the issues that matter to local communities 
and providing a context within which community led 
planning initiatives can flourish and prosper. It seeks to 
create successful, safe, strong, cohesive and 
sustainable communities where residents are actively 
involved in shaping the places where they live. 

• Good quality of life – 
sustainable, clean, 
healthy, safe 

• Effective partnership 
working 

• Knowledge of our 
customers and 
communities 
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2. Adaptability to future climate change 
The Plan will create more sustainable places that are 
naturally resilient to future climate change. Carbon 
footprints will be minimised and sustainable transport 
choice will be improved. Low carbon growth will be 
delivered through policies that seek the highest viable 
standards for energy efficiency, renewable energy and 
sustainable construction. 

• Good quality of life – 
sustainable, clean, 
healthy 

• Effective partnership 
working 

• Effective management 
 

3. Distinctive environments that enhance and respect 
local character and enhance biodiversity 
The Plan sets out a framework for retaining the area’s 
distinctiveness, by maintaining and enhancing 
landscape and townscape character. It promotes an 
integrated approach to biodiversity management and a 
net gain in Green Infrastructure, strengthening links 
between the countryside and the towns. 

• Good quality of life – 
sustainable, clean, 
healthy 

• Effective partnership 
working 

 

4. Excellent services and facilities easily accessed by 
local communities and businesses 
The Plan establishes the priorities for future public and 
private investment and collaboration. It will help to 
secure provision of the infrastructure, services and 
facilities needed to sustain and enhance communities 
and support new development. 
 

• Good quality of life – 
prosperous, sustainable, 
clean, healthy, safe 

• Effective partnership 
working 

• Effective management 
• Knowledge of our 

customers and 
communities 

5. A sustainable balance between local jobs and 
workers and a more diverse economy 
The Plan provides for the workplaces, jobs, skills and 
sites to help build a more diverse, dynamic and self-
reliant economy; one which is not overly dependent on 
in or out commuting. Higher skilled jobs will be 
facilitated through improved further education provision 
and enterprise and innovation will be enabled through 
next generation digital connectivity. Provision will be 
made to capitalise upon existing sectoral strengths in 
creating a stronger, greener economy. 

• Good quality of life – 
prosperous, sustainable 

• Effective partnership 
working 

• Effective management 
 

6. Transformed connectivity 
The Plan seeks transformed connectivity at all levels. It 
sets out measures to enhance Neighbourhood 
Connectivity, establishes the requirement for inter 
urban transport links and for improvements to the 
strategic road network and main-line rail connections. It 
identifies the growth locations that will provide 
connections to and support the longer-term opportunity 
for the Northamptonshire Arc Rapid Transit network. 

• Good quality of life – 
prosperous, sustainable 

• Effective partnership 
working 

 

7. More walkable places and an excellent choice of 
ways to travel 
The Plan identifies the actions needed in order to make 
walking the first choice of transport to local services 
and jobs including increasing connectivity to and from 
new development and the countryside and centres and 
ensuring that developments allow movement through 
them. It makes the links to the Local Transport Plan for 
the county, which identifies improvements to public 
transport, cycling networks and travel information that 

• Good quality of life – 
sustainable, healthy 

• Effective partnership 
working 

 



East Northamptonshire Council   Page 27 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

will encourage a shift away from car use in the towns 
and increase transport choice in the rural area. 

8. Vibrant, well connected towns and a productive 
countryside 
The Plan proposes sustainable urban-focused 
development and a proactive approach to meeting rural 
needs, supporting greater self-reliance for the area as 
a whole. The network of settlements will be 
strengthened through transformed public transport 
services within the north-south urban spine and out to 
the market towns in the east, with demand responsive 
services in the rural areas. Superfast broadband will 
support rural businesses, enable more working from 
home and assist the development of local food and fuel 
supply chains. 

• Good quality of life – 
prosperous, sustainable 

• Effective partnership 
working 

 

9. Stronger, more self-reliant towns with thriving 
centres 
The Plan proposes the regeneration of town centres 
and of older parts of towns will help to maximise the 
use of brownfield land for new development and inspire 
community confidence in the need for positive change. 
Implementation of the consented Rushden Lakes 
development will provide an additional retail and leisure 
focus serving the southern area, complementing 
Rushden and Wellingborough town centre, which will 
diversify and strengthen their convenience retail 
provision and cultural offers. 

• Good quality of life – 
prosperous, sustainable 

• Effective partnership 
working 

 

10. Enhanced quality of life for all residents 
The Plan identifies the quality and mix of housing 
needed to meet the full, objectively assessed needs of 
the housing market area, ensuring that a sufficient 
proportion is affordable and accessible to all. It 
supports initiatives that build stable, safe, healthy and 
strong communities, which means respecting cultural 
diversity and distinctiveness; planning new 
development to help reduce crime, anti-social 
behaviour and the fear of crime; promoting well-being 
and health; ensuring that development is of local 
character; and supporting area based renewal. 

• Good quality of life – 
sustainable, clean, 
healthy, safe 

• Effective partnership 
working 

• Effective management 
• Knowledge of our 

customers and 
communities 
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Presumption in favour of sustainable development 
3.8 The “presumption in favour of sustainable development” is a national planning policy 

requirement, set out in the National Planning Policy Framework (NPPF).  This is 
described as a “golden thread” running through both plan-making and decision making.  
It should therefore underpin the planning system at all levels and has been taken into 
account in preparing this Plan. 
 

3.9 The Joint Core Strategy has sought to define this within the context of North 
Northamptonshire (Policy 1).  Policy 1 states that: 
 

 
When considering development proposals the Local Planning Authority will take a 
positive approach that reflects the presumption in favour of sustainable 
development contained in the National Planning Policy Framework. It will always 
work proactively with applicants jointly to find solutions which mean that proposals 
can be approved wherever possible, and to secure development that improves the 
economic, social and environmental conditions in the area meeting the challenges 
of climate change and protecting and enhancing the provision of ecosystems 
services. 
 
To be regarded as ‘sustainable’ within the context of North Northamptonshire, 
development should contribute to delivering the Plan Vision and Outcomes through 
compliance with the relevant policies of this Plan. Development that conflicts with 
policies of the Plan will be refused unless material considerations indicate 
otherwise. 
 
Where a development is otherwise acceptable but an independent viability appraisal 
demonstrates that certain policy standards cannot be achieved, the Local Planning 
Authority will work with the applicant to consider alternative approaches to deliver 
the desired policy outcomes. 

 
 

3.10 This Plan similarly fits within this strategic framework.  All plan policies and decisions 
must be made in accordance with the requirements of JCS Policy 1, such that proposals 
which conflict with policies in the Joint Core Strategy, this Plan or (where applicable) 
Neighbourhood Plans, should be refused unless material considerations indicate 
otherwise. 
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4.0 Spatial Development Strategy 
 
4.1 The Joint Core Strategy sets out the overarching role that the urban and rural areas 

within North Northamptonshire will have in delivering the overall Local Plan vision.  In 
order to provide a more detailed, local direction for the district, this Plan sets out a 
bespoke local spatial strategy for the Plan area; this will complement that set out in the 
Joint Core Strategy. 

 
4.2 JCS Table 1 and Policy 11 define the overall spatial role for the urban and rural areas.  

Table 2 (below) explains settlement roles for the Plan area, applying JCS Table 1 within 
the context of this Plan. 
 
Table 2 

Category Location Role  

Growth Towns Rushden 
To provide the focus for major co-ordinated regeneration 
and growth in employment, housing, retail and higher order 
facilities. 

Market Towns 
 

Higham Ferrers, 
Irthlingborough, Oundle, 
Raunds and Thrapston 

To provide a strong service role for their local community 
and wider rural hinterland. 
 
Higham Ferrers to provide a more localised convenience 
and service role, with growth pressures directed to the 
adjoining Growth Towns. 

Villages 
 

Villages other than 
settlements of a dispersed 
form, which may be 
designated as open 
countryside, outside the 
formal settlement hierarchy 

To provide community infrastructure and services to meet 
day to day needs of residents and businesses in the rural 
areas. Focal points for development to meet locally 
identified needs, unless those needs can be met more 
sustainably at a nearby larger settlement. 

Open 
countryside  

A living, working countryside providing the green setting for 
the network of settlements and supporting the area’s self-
reliance and resilience through food production; leisure and 
tourism; biodiversity resources; renewable energy; flood 
risk management and carbon capture. 

 
4.3 Critically, the Joint Core Strategy does not define specific spatial development strategies 

for individual settlements, aside from for the six urban areas.  For this Plan to provide a 
distinctive local vision, it is necessary to set out a more specific local approach for the 
district. 
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Settlement development strategy 
Spatial approach for the urban areas 

4.4 As indicated above, the Joint Core Strategy (Table 1) sets out specific spatial 
development strategies for each of the six East Northamptonshire towns.  The JCS 
recognises that: 
 
• Rushden, as the Growth Town, is the major focus for new development; 

• Irthlingborough and Raunds were the focus for growth in the previous (2008) Core 
Strategy, and the emphasis of the current Joint Core Strategy is the regeneration of 
these two Market Towns and their local service role; 

• Higham Ferrers, due to its proximity and relationship with Rushden (its larger 
neighbour and designated Growth Town), has a localised service role, with local 
growth pressures directed to Rushden; 

• Oundle is regarded as having a successful town centre (Joint Core Strategy Table 
1), so the focus for this Plan should be to consolidate and enhance the role of the 
town; 

• Thrapston was a focus for regeneration through for the previous Local Plan (2008 
Core Strategy and 2011 RNOTP), while the current Joint Core Strategy emphasises 
its local service role and ongoing regeneration. 

 
4.5 Policy 29 (Table 5) of the Joint Core Strategy distributes housing requirements with 

reference to the overall spatial strategy (Policy 11), constraints and/ or existing 
commitments.  A large portion of the overall North Northamptonshire development 
requirement is already committed (i.e. under construction or having extant planning 
permission), largely a reflection of the strategy for growth set out in the previous (2008) 
Core Spatial Strategy.  Table 3 (below) demonstrates the percentages of the Joint Core 
Strategy requirement for the six urban areas (7,580 dwellings, 2011-2031) allocated to 
each town. 
 

Table 3 (extracted 
from JCS Table 5)   

Local Plan housing 
requirement (2011-31) 

Percentage of total 
JCS requirement 

Growth Town Rushden 3,285 43.3% 
Market Towns Higham Ferrers 560 7.4% 
  Irthlingborough 1,350 17.8% 
  Raunds 1,060 14.0% 
  Thrapston 680 9.0% 
  Oundle 645 8.5% 
TOTAL   7,580 100.0% 

 
4.6 Policy 11 of the Joint Core Strategy provides a distinction between the overall 

development strategy for the urban areas (Policy 11(1)) and rural areas (Policy 11(2)).  
This Plan acknowledges this differentiation, through proposing clear settlement boundary 
criteria, the aim of which is to provide a distinction between the urban areas and the 
surrounding rural hinterland. 
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Spatial approach for the rural areas 
4.7 The Joint Core Strategy sets out a generic spatial development strategy for all 

established villages, focussing upon development that meets a locally identified need.  It 
must be recognised, however, that rural settlements within the Plan area vary greatly in 
character, function and role.  The Plan will therefore give recognition to the variety of 
settlements throughout the rural areas. 
 

4.8 Assessments of rural settlements beyond the main urban areas has revealed four distinct 
typologies: 
 
• Larger freestanding villages; 
• Smaller freestanding villages; 
• Urban outliers; 
• Rural outliers. 
 

4.9 The Plan seeks to enhance the rural spatial strategy set out in Policy 11(2) of the Joint 
Core Strategy by identifying a more detailed settlement hierarchy, based on local 
evidence, to guide planning decisions and Neighbourhood Plan progression.  The Plan 
therefore seeks to set out a clearly distinctive and local application of the Joint Core 
Strategy approach to the different typologies of rural settlement as set out in Table 4 
(below). 
 
Table 4: Functional roles for rural settlements 
Category/ settlement Roles include: Generic characteristics  
Large villages 
(freestanding): 
• Brigstock 
• Easton on the Hill 
• King’s Cliffe 
• Nassington 
• Ringstead 
• Stanwick  
• Warmington 
• Woodford  

 

• Focal points for community 
infrastructure and services within 
the locality; 

• Local services and facilities may 
serve a cluster or network of 
rural settlements; 

• Emphasis upon development to 
meet locally occurring needs. 

 

• Population >1000; 
• Local services and facilities – primary 

school, pub, Post Office, convenience 
retailer; 

• Defined by rural Parish, but serving a 
localised network of rural villages. 

 

Small villages 
(freestanding): 
• Most villages 

(Listed in Table 
5) 

 

• Limited community infrastructure 
and facilities; 

• Emphasis upon smaller scale 
locally significant development 
opportunities where these are 
necessary to fulfil a defined local 
need. 

 

• Population <1000; 
• Limited local services and facilities – 1-

2 local services e.g. primary school, 
pub etc 

• Generally defined by rural Parish, with 
a Church of England Parish Church. 

 

Urban outliers: 
• Crow Hill 

(Irthlingborough) 
• Elmington/ 

Laxton Drive 
(Oundle) 

• Avenue Road/ 
Bedford Road/ 
Newton Road 
(Rushden) 

 

• Limited community infrastructure 
and facilities; 

• Specific character areas – 
emphasis upon small scale 
managed infill development 
within the existing built form. 

 

• Urban/ suburban character; 
• Development management in 

accordance with an appropriate 
bespoke criteria-based policy; 

• May be regarded as part of a larger/ 
main urban area, or functional 
communities in their own right. 

 

Restraint villages/ • Few/ no community • Clusters of rural properties in open 
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Table 4: Functional roles for rural settlements 
Category/ settlement Roles include: Generic characteristics  
rural outliers (Open 
Countryside): 
• Armston 
• Ashton 
• Wigsthorpe 
• Wakerley  
• Various other 

groups of outlying 
buildings, or 
hamlets 

 

infrastructure and facilities; 
• Small groups of properties 

serving 1-2 rural businesses. 
 

countryside locations, or special 
historic conservation interest (Ashton); 

• Close functional relationship to a larger 
village (Wakerley); 

• Development management in 
accordance with Open Countryside 
policies; or 

• Are normally regarded as part of a 
wider network of rural communities, 
rather than freestanding settlements. 

 
 

4.10 The Joint Core Strategy (Table 5) sets out an overall rural housing requirement for 820 
dwellings for East Northamptonshire.  This district-wide requirement is expected to be 
delivered through small scale infill development, ‘rural exceptions’ schemes and/ or 
Neighbourhood Plan allocations.  It should be noted that the overall requirement should 
be distributed across approximately 50 villages within the district, so the numbers of units 
anticipated to be delivered to individual villages is likely to be modest and could expect to 
be accommodated without the need for specific strategic site allocations being proposed 
in the Plan. 
 
Large villages 

4.11 The eight largest freestanding villages within the district are significantly larger than other 
villages located in East Northamptonshire.  These are identified as large villages; each 
having a substantive range of services and facilities.  In many cases these serve a wider 
local cluster or network of rural settlements and may have the capacity to accommodate 
additional local growth where promoted through neighbourhood planning. 
 
Small villages 

4.12 The majority of villages throughout the district are small freestanding communities.  In 
most cases these are long established communities, normally centred upon a (Church of 
England) Parish Church.  Neighbourhood Plans may seek to promote growth as a way to 
sustain or improve local services.  Otherwise, development will be limited to small scale 
infill developments and/ or ‘rural exceptions’ affordable housing schemes. 
 
Urban outliers 

4.13 Urban outliers are built up areas with urban or suburban elements that are physically 
separated from the main built up areas of their respective towns, but are not historically 
considered freestanding communities or settlements.  Three urban outliers have been 
identified within the district: 
 

• Crow Hill (Irthlingborough); 
• Elmington/ Laxton Drive (Ashton Parish/ Oundle); and 
• Avenue Road/ Bedford Road/ Newton Road ribbon development (Rushden). 

 
4.14 Crow Hill – Crow Hill has a predominantly urban/ suburban character.  As such this area 

is regarded as “urban”, for the purposes of applying the spatial development strategy.  It 
is part of the main urban area and is therefore covered by Policy EN1(1) (below) and 
Policy 11(1) of the Joint Core Strategy. 
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4.15 Elmington/ Laxton Drive – The Elmington/ Laxton Drive area, which is located within 

the parish of Ashton, includes both rural and suburban parts.  It is physically separated 
from Oundle by the River Nene and overall is considered to be predominantly rural in 
character.  It does not, however, have the necessary characteristics for a functional 
settlement, so is accordingly considered to be “open countryside”.  Therefore, Policy 
EN1(3) and Policy 11(2) of the Joint Core Strategy will apply. 
 

4.16 Avenue Road/ Bedford Road/ Newton Road – The Avenue Road/ Bedford Road/ 
Newton Road ribbon development is a significant area of suburban character to the 
south-east of the main built up area of Rushden.  The Rushden Neighbourhood Plan 
defines the area as part of Rushden’s rural hinterland, setting out a specific spatial 
strategy in Policy H1.  Therefore, Policy H1 of the Neighbourhood Plan and Policy 11(2) 
of the Joint Core Strategy will apply. 
 
Restraint villages 

4.17 Four settlements are identified where policies of development restraint should be applied: 
 
• Armston; 
• Ashton; 
• Wakerley; and 
• Wigsthorpe. 
 

4.18 Armston and Wigsthorpe, while recognised as rural settlements within the settlement 
hierarchy, are hamlets of a size and rural character, such that open countryside policies 
will apply.  For Wakerley, the emerging Neighbourhood Plan has assessed the character 
and built form of the village, but has concluded this to be unsuitable to accommodate 
further infill development. 
 

4.19 The historic character of Ashton has recently undergone a detailed assessment through 
the Ashton Conservation Area Appraisal and Management Plan (July 2017)7.  This found 
that the character and special interest of Ashton and the Ashton Wold rural outlier is 
highly sensitive and therefore its capacity for change in the form of new development is 
very limited.  As such development opportunities are limited on account of their prevailing 
architectural character and spatial form, while most of the historic stock of ancillary 
buildings within the village has already been converted.  Therefore, this historic character 
is of such sensitivity that the Plan should recognise this by way of a policy of 
development restraint, whereby open countryside policies (Policy EN1(3), below) should 
apply. 
 

                                                
7 https://www.east-
northamptonshire.gov.uk/downloads/file/9165/ashton_conservation_area_appraisal_and_management_plan  

https://www.east-northamptonshire.gov.uk/downloads/file/9165/ashton_conservation_area_appraisal_and_management_plan
https://www.east-northamptonshire.gov.uk/downloads/file/9165/ashton_conservation_area_appraisal_and_management_plan
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4.20 For the purposes of applying the spatial strategy through development management, the 
defined villages (large villages, small villages and restraint) are specified in Table 5 
(below). 
 
Table 5: Defined villages 

Large (service) villages 

Brigstock Nassington Warmington 

Easton on the Hill Ringstead Woodford 

King’s Cliffe Stanwick  

Small (other freestanding) villages 

Achurch Duddington Newton Bromswold 

Aldwincle Fineshade Pilton 

Apethorpe Fotheringhay Polebrook 

Barnwell Glapthorn Slipton 

Benefield (Lower and Upper) Great Addington Southwick 

Blatherwycke Hargrave Stoke Doyle 

Bulwick Harringworth Sudborough 

Clopton Hemington Tansor 

Caldecott Islip Thorpe Waterville 

Chelston Rise Laxton Thurning 

Chelveston Lilford Titchmarsh 

Collyweston Little Addington Twywell 

Cotterstock Lowick Wadenhoe 

Deene Luddington in the Brook Woodnewton 

Deenethorpe Lutton Yarwell 

Restraint villages 

Armston Wakerley  

Ashton Wigsthorpe  
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Figure 9: Local Plan spatial strategy – settlement hierarchy 
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Open countryside 
4.21 The open countryside includes many hamlets, agricultural complexes and other isolated 

groups of dwellings (‘rural outliers’).  Specifically, it also includes four defined villages – 
Armston, Ashton, Wakerley and Wigsthorpe – where policies of development restraint 
(i.e. open countryside policies) should be applied. 
 

4.22 In practice this Plan regards the defined restraint villages and other rural outliers to be 
open countryside, where policies such as a general presumption against new build 
residential development should apply.  However, where applicable, Neighbourhood Plans 
may provide the opportunity to adopt specific local spatial development strategies 
regarding the role of individual rural outliers or other groups of rural buildings in the open 
countryside, away from established settlements.  Some Neighbourhood Plans have 
already taken a lead in this regard. 
 

4.23 Policy EN1 (below) explains how the spatial development strategy should apply.  It 
provides additional district-level direction to support the development management 
process, or provide further strategic direction for the preparation of Neighbourhood 
Plans. 
 
Policy EN1: Spatial development strategy 
 
Development will respect the network of settlements across the district, in accordance 
with the spatial roles set out in the Joint Core Strategy (Table 1) and Table 4, above.  
The mixed rural/ urban character of East Northamptonshire will be recognised, with 
growth directed in accordance with the urban focused spatial strategy. 
 
 
1. Urban areas 

 
a) Rushden and Higham Ferrers – Rushden will be the focus for major 

development, concentrated upon the Rushden East Sustainable Urban 
Extension.  Development at Higham Ferrers will take place within the current 
built up area of the town, with additional locally arising development needs 
directed towards Rushden. 
 

b) Irthlingborough, Raunds and Thrapston – Development will be focused upon 
the major committed development sites at Irthlingborough (including Crow Hill), 
Raunds and Thrapston.  Further development at these towns will focus upon 
urban re-imagination, to support job creation and secure and enhance the local 
service base. 
 

c) Oundle – Development will be directed towards delivering the outstanding 
allocations.  Further development proposals, to meet the Joint Core Strategy 
requirements for the latter half of the Plan period (2021-2031), will come 
forward in order to enhance Oundle’s role as the main service centre for the 
rural north of the district. 
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2. Villages 

 
a) To support and strengthen local services at the eight large villages (Table 4), 

small scale infill and windfall development opportunities will be supported.  
Other development of an appropriate scale will be supported, where it can be 
demonstrated that these are necessary to fulfil a defined local need.  Additional 
development beyond the extent of the current built up areas will be resisted, 
unless promoted through a Neighbourhood Plan. 
 

b) Development opportunities at the small (other freestanding) villages (Table 5) 
will be limited to small scale infill and windfall developments, ‘rural exceptions’ 
affordable housing schemes or other small scale employment or community 
focused proposals. 

 
 
3. Open countryside 
 

a) There is a general presumption against new build residential units in isolated 
locations away from the defined villages, as shown in Table 5, although 
proposals for rural diversification or the appropriate re-use or conversion of 
rural buildings will be supported. 
 

b) The four restraint villages (Armston, Ashton, Wakerley and Wigsthorpe), 
together with other rural outliers, are defined as open countryside.  Rural 
diversification or the appropriate re-use or conversion of rural buildings will be 
supported. 
 

 
 
Settlement boundaries – differentiating between built up areas and the 
countryside 

4.24 Managing development pressures around the periphery of settlements has long been a 
challenging issue for the planning system.  The Joint Core Strategy recognises this, in 
particular through Policy 11 (Network of Urban and Rural Areas) which provides a clear 
distinction between urban areas and rural areas by setting specific urban (Policy 11(1)) 
and rural (Policy 11(2)) spatial strategies.  It is the intention of this Plan to similarly 
provide a practical means to differentiate between the built up areas and their 
surrounding rural hinterlands. 
 
Urban areas 

4.25 There has been no consistent district-wide policy approach to defining settlement 
boundaries in previous Local Plans.  Linear boundaries were applied for Oundle and 
Thrapston, while a written definition was used for Higham Ferrers, Irthlingborough, 
Raunds and Rushden. 
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4.26 However, it is recognised that more recently Neighbourhood Plans have considered 
different approaches to defining settlement boundaries: 
 
• Higham Ferrers Neighbourhood Plan includes a written boundary8, reflecting the clear 

physical limits to that urban area; 
• Raunds Neighbourhood Plan does not include an explicit urban/ rural distinction; and 
• Rushden’s linear settlement boundary is defined through the Rushden 

Neighbourhood Plan and shown on the adopted Policies Map. 
 

4.27 The Joint Core Strategy sets generic criteria for defining the built up areas of villages 
(paragraph 5.17): 
 
• Vacant and under-developed land within the main built-up area; 
• Bounded by existing built curtilages on at least two sides, such as the filling in of a 

small gap in an otherwise substantially built up frontage. 
 

4.28 These criteria could equally be applied for the urban areas.  The default position for this 
Plan is that infill development will be generally supported within the urban areas.  The 
settlement boundary criteria in Policy EN2 provide more detailed criteria to support those 
in the Joint Core Strategy. 
 
Policy EN2: Settlement boundaries – urban areas 
 
Whilst it is recognised that some made Neighbourhood Plans contain settlement 
boundaries, infill development will generally be supported in the urban areas where it 
meets the objectives of the following criteria: 
 

a) small in scale, relative to an otherwise substantially built up frontage; 
b) well related to the urban area (existing or committed); 
c) clearly distinct from the countryside physically and visually; 
d) bounded by compatible development (existing or committed); 
e) land on periphery of towns, if bounded by existing or committed development 

on two sides, which should be adjoined by a road (or other strong and distinct 
physical feature); 

f) unlikely to be of any beneficial use as open land, including for agriculture; and 
g) subject to a current planning permission or a proposed allocation for 

development. 
 
 
 

                                                
8 For Higham Ferrers, the Neighbourhood Plan (made April 2016) defines the built up area of Higham Ferrers as 
that part of the town bounded by the A6 and A45, and to the south by the built up area of Rushden 
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Freestanding villages 
4.29 The eight large freestanding villages (Table 4) differ significantly from other villages, in 

terms of their services and facilities.  While predominantly rural in character, the larger 
villages include both urban and suburban character areas within their overall built form. 
 

4.30 The other (small) villages (Table 5) tend to be more rural in character and built form than 
the eight large freestanding villages.  However, in terms of their built form, virtually all 
villages incorporate transitional areas at the periphery, between the built up core and the 
rural hinterland (open countryside) beyond. 
 

4.31 Previous policy applied tightly defined settlement boundary criteria in order to protect the 
character of the existing built up areas and restrict small scale infill development beyond 
the existing built up cores of most villages.  These have been reviewed to accord with the 
more flexible Joint Core Strategy criteria (paragraph 4.27, above). 
 

4.32 At the freestanding villages, new infill development should occur within the existing built 
up areas, as defined by the Policy EN3 criteria (below).  These criteria should be applied 
in managing small scale and/ or residential infilling at the periphery of villages.  They may 
also be utilised for Neighbourhood Plans, where it has been decided to designate 
settlement boundaries, as is the case for the “made” Chelveston cum Caldecott, 
Glapthorn and Stanwick Neighbourhood Plans. 
 

4.33 The settlement boundaries for the built up area(s) of designated freestanding villages do 
not necessarily need to be contiguous.  These may consist of two or more separate 
elements.  Small scale infill new-build development will be expected to take place within 
the defined settlement boundaries.  These are defined by Policy EN3 (below) or (if 
designated through a Neighbourhood Plan) shown on the Policies Map. 
 
Policy EN3: Settlement boundaries – freestanding villages (Table 5) 
 
Small scale or infill development, will be supported within the existing confines of the 
built up area(s) of freestanding villages, as defined by the following criteria: 
 

a) existing employment uses, caravan sites or leisure uses on the edge of villages 
which are clearly detached from the main built up area are excluded; 

b) free standing, individual or groups of less than 10 dwellings, nearby farm 
buildings or other structures which are clearly detached from the main built up 
area are excluded; 

c) public open spaces on the edge of villages are excluded; 
d) residential curtilages, where these are bounded by existing built curtilages on 

fewer than two sides, are excluded; and 
e) areas of land committed for development adjoining the built up area are 

included. 
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Ribbon developments 
4.34 The Avenue Road/ Bedford Road/ Newton Road area of Rushden (population 

approximately 600) represents the most significant area of ribbon development.  This lies 
to the south east of the main Rushden urban area and has a predominantly suburban 
character, but is physically detached from the main urban area (lying beyond the A6 
Bypass).  Its status was set through the Neighbourhood Plan, which defined the area as 
a part of Rushden’s rural hinterland.  Policy H1 in the Neighbourhood Plan specifies the 
relevant development management criteria for this part of Rushden. 
 

4.35 The rural hinterlands of Irthlingborough and Raunds also include areas of ribbon 
development which are similarly physically detached from the main urban area.  
Accordingly, two such areas are: 
 

• Lower Crow Hill (Addington Road, Irthlingborough); and 
• Brooks Road, Raunds. 

 
4.36 In many regards the settlement boundary criteria for the smaller villages may not be 

appropriate in the case of the outlying ribbon developments.  Indeed, these have a 
specific character and built form that differentiates them from the freestanding small 
villages, although it must be recognised that these have a linear built form which lends 
itself to accommodating appropriate windfall development.  Accordingly, Policy EN4 
(below) explains the circumstances where residential infill development would be 
appropriate in the case of the lower Crow Hill and Brooks Road ribbon developments. 
 
Policy EN4: Settlement boundaries – ribbon developments  
 
Within the ribbon development areas of lower Crow Hill (Irthlingborough) and Brooks 
Road (Raunds), as shown by a linear designation on the Policies Map, development 
will be supported provided that it: 
 

a) is bounded by existing built curtilages on at least two sides; 
b) has a frontage to the highway and a depth similar to adjoining residential 

curtilages; 
c) does not extend the built form away from the main highway to create a 

“backland” form of development; and 
d) has regard to positive local character and distinctiveness. 

 
 
 
Development at the periphery of settlements 

4.37 The NPPF (paragraph 79) emphasises a need to avoid new isolated homes in the 
countryside.  The settlement boundaries and/ or criteria for the urban areas and rural 
settlements enable, for the purposes of development management, a distinction to be 
made between the predominantly built up core area (i.e. where small scale infill and 
windfall development would generally be appropriate) and areas of a more dispersed, 
rural character at the periphery of settlements. 
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4.38 The fringe areas around settlements (see Policy EN3, above) often contain groups of 
operational or redundant agricultural buildings, small groups of dwellings (less than 10 
units) physically separated from the main built up area, caravan sites or other leisure 
uses.  There is not always a clear distinction between core built up areas and the open 
countryside although in many locations physical features do provide a clear 
differentiation.  Other peripheral areas may have potential to accommodate rural 
exceptions housing or small scale rural businesses, in accordance with JCS Policies 13 
and 25. 
 

4.39 It is recognised that several Neighbourhood Plans already define linear settlement 
boundaries.  It would not fulfil the spirit of the NPPF if settlement boundaries are 
regarded as equivalent in status to the Green Belt, beyond which there is general 
presumption against most new build development.  Rather, they are a development 
management tool, to provide a distinction between the core built up area and more 
sensitive peripheral and gateway parts of a settlement.  Policy EN5 (below) sets out how 
development proposals beyond a defined settlement boundary (where this exists) should 
be assessed. 
 
Policy EN5: Development on the periphery of settlements with a defined 
settlement boundary 
 
Beyond the defined settlement boundaries new build residential development will not 
generally be supported.  However, rural diversification, the re-use or conversion of 
rural buildings, or rural exceptions housing schemes, will be supported where these 
fulfil the criteria set out in Joint Core Strategy Policies 13 and 25, and other relevant 
policies. 
 
 
 
Replacement dwellings in the open countryside 

4.40 National policy seeks to limit the development of isolated new build dwellings in the 
countryside; it does however set out circumstances where such proposals may be 
acceptable.  The replacement dwellings policy is intended to ensure that the new build 
dwelling is of a scale and form appropriate to its setting.  It is important to ensure that 
replacement dwellings maintain, respect and/ or enhance their rural setting.  Policy EN6 
sets out the criteria against which previsions for replacement dwellings will be 
considered. 
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Policy EN6: Replacement dwellings in the open countryside 
 
Proposals for new build replacement dwellings in the countryside will be granted 
where they meet the following criteria: 

 
a) The original dwelling has not been abandoned or allowed to fall into a 

state of dereliction and disrepair, so that any replacement would in effect 
be treated as a ‘new dwelling’ (a structural survey will be required where 
any signs of dereliction or disrepair is seen or the building has been 
unoccupied for some time); 

b) The original dwelling is not a temporary or mobile structure; 
c) The replacement dwelling is located within the site boundary of the original 

dwelling; 
d) The replacement is of a size, scale and massing similar to the original 

dwelling, and the footprint and floor space should be a similar amount to 
the original dwelling; 

e) Where an existing dwelling is considered too small for modern living 
standards, the floor space may be increased, however this should not be 
to the detriment of the open countryside or character of the area; and 

f) The design, materials and layout of the replacement dwelling should be 
sympathetic to the surrounding area by preserving and/ or enhancing the 
immediate setting and the wider character area. 

 
Conditions or unilateral undertakings should be used to ensure the demolition and 
removal of the existing dwelling undertaken prior to the first occupation of the new 
dwelling or prior to construction of the new dwelling where more appropriate. 
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5.0 Natural Capital 

 
5.1 Natural capital is defined as the world's stocks of natural assets which include geology, 

soil, air, water and all living things.  It is from this natural capital that humans derive a 
wide range of benefits (or services), often called ecosystem services, which make human 
life possible. 
 

5.2 The importance of natural capital is recognised in Policy 1 of the Joint Core Strategy.  
This states that development should deliver improvements to “the economic, social and 
environmental conditions in the area meeting the challenges of climate change and 
protecting and enhancing the provision of ecosystem services”.  In other words, to fulfil 
the presumption in favour of sustainable development, new development should ideally 
secure net environmental enhancement (i.e. overall gains in natural capital). 
 

5.3 At a district level, natural capital as a concept normally relates to local areas, features or 
sites of biodiversity importance.  Such green and/ or blue infrastructure is recognised in 
the Joint Core Strategy as being vital in maintaining the rural/ urban character of the Plan 
area (North Northamptonshire). 
 

5.4 The Joint Core Strategy includes an extensive range of policies relating to the protection 
of existing assets; the natural and historic environment.  Furthermore, it includes policies 
for delivering natural capital gains, through the Green Infrastructure framework. The Plan 
considers where further site specific policies will be required to deliver the benefits of 
development. 
 
Green Infrastructure 

5.5 The NPPF describes Green Infrastructure as “a network of multi-functional green space, 
urban and rural, which is capable of delivering a wide range of environmental and quality 
of life benefits for local communities”.  The Joint Core Strategy, although it predates the 
revised NPPF, also provides clear direction as to the role and function of GI to “enhance 
and respect local character and enhance biodiversity” (Outcome 3).  This seeks effective 
delivery through “an integrated approach to biodiversity and a net gain in Green 
Infrastructure, strengthening links between the countryside and the towns”. 
 

5.6 Policies 19-21 of the Joint Core Strategy explain how GI should be delivered at the 
strategic level. These policies relate to the GI network across North Northamptonshire, 
and East Northamptonshire in particular: 
 
• Sub-regional GI corridors e.g. Willow Brook, Harper’s Brook (JCS Figure 17/ Policy 

19(b)); 
• Local GI corridors (JCS Figure 17/ Policy 19(c)); 
• Nene Valley (Policy 20); and 
• Rockingham Forest (Policy 21). 
 

5.7 Whilst specific GI routes are identified within the Joint Core Strategy (Figure 17), it is 
recognised that there is scope to identify local site specific proposals or linear 
connections in this Plan. 
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5.8 A spatial analysis of the GI resources in East Northamptonshire has been undertaken to 
identify the distribution of local GI corridors and assets within the district.  The study 
revealed that the areas of the multi-functionality are predominantly located to the west of 
the River Nene (mainly within Rockingham Forest), with fewer opportunities located to 
the east of the river.  Furthermore, several new GI corridors have been recommended 
based on the distribution of existing multifunctional GI assets.  Much of GI network has 
already been established in the south of the district, so more attention is now required to 
deliver an improved GI network in the north of the district. 
 

5.9 As a result of the study, a local GI network comprised of existing and planned assets is 
proposed, to accord with the JCS and current Planning Practice Guidance.  This study 
identifies priority local GI corridors (i.e. those which offer the greatest net benefit in terms 
of ecosystem services).  It is important that this Plan ensures that the range of GI 
benefits, including biodiversity conservation, water and flood management, and health 
and wellbeing, that the wider GI network provides, continues to be delivered and 
enhanced. 
 

5.10 There are a number of projects contained in made and emerging Neighbourhood Plans 
related to the regeneration and strengthening of the local GI e.g. Brigstock 
Neighbourhood Plan, which is at an advanced stage.  The emerging Oundle 
Neighbourhood Plan proposes a strategic approach for GI provision around the periphery 
of the town to creating a circular cycle/ pedestrian network, which this Plan will support. 
 

5.11 Where appropriate in terms of the scale of the development and its proximity to the GI 
network, developer contributions will be sought towards the protection and enhancement 
of the GI corridors within the district, including the Greenway.  As this requirement may 
affect the viability of smaller developments, a threshold of 10 or more dwellings or 0.3 ha 
or more for housing schemes, or more than 1000m2

 for commercial schemes, will be 
established to enable developer contributions towards the local GI and Greenway.  It is 
important to engage with key stakeholders at an early stage. 
 



East Northamptonshire Council   Page 45 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

Figure 10: Priority Green Infrastructure Corridors 
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5.12 Policy EN7 (below) ensures that the GI corridors across the district are protected and 
enhanced.  It provides additional direction to support the delivery of GI as stipulated in 
JCS Policy 19.  The longer term management and maintenance of new public open 
spaces or other Green Infrastructure will be achieved through mechanisms such as a 
management company or a maintenance fund managed by the relevant Town or Parish 
Council for the lifetime of the development. 
 
Policy EN7: Green Infrastructure corridors 
 
Existing and planned Green Infrastructure corridors within the district, as identified on 
the Policies Map, will be protected and enhanced by: 
 

a) ensuring new development, including new open space, is connected to the 
existing Green Infrastructure network; and 

b) using developer contributions, and additional funding streams where possible, 
to facilitate appropriate additions to the Green Infrastructure network or to 
improve the quality of the existing Green Infrastructure network. 

 
Opportunities to incorporate the following proposed local Green Infrastructure 
corridors into the wider Green Infrastructure network will be supported: 
 

i) Duddington – Gretton (via Wakerley Woods) 
ii) King’s Cliffe – Wansford 
iii) Blatherwycke – Fotheringhay 
iv) Brigstock – Fotheringhay (via Glapthorn Cow Pasture and Lower Benefield) 
v) Brigstock Country Park – Oundle 
vi) Oundle – Great Gidding (via Ashton Wold) 
vii) Aldwincle – Twywell (via Drayton House) 
viii) Oundle circular cycle/ pedestrian network 
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The Greenway 
5.13 The Greenway is a central GI route that will, upon completion, run from Wellingborough 

railway station, through East Northamptonshire, to Peterborough railway station.  It will 
provide an alternative means of transport, predominantly for walkers and cyclists, and 
provide opportunities for informal recreation.  The Greenway is being developed in 
phases, some of which have been completed.  Detailed proposals for future phases of 
the Greenway are set out in the Greenway Forward Plan 2018 to 20229, particularly 
proposals to the north of Thrapston.  This Plan will recognise the importance of the 
Greenway project and the implication for development proposals throughout the district. 
 

5.14 In terms of project specific delivery of the Plan’s GI priorities, the Greenway should be 
regarded as the “jewel in the crown”.  Much of this long term GI project has already been 
delivered in the south of the district, with links between Rushden, Higham Ferrers, 
Irthlingborough, Stanwick, Raunds, Ringstead and Woodford.  Previous Local Plans have 
sought to define linear routes on the Policies Map to denote proposals to extend the 
Greenway or other GI corridors.  This has proven to be overly rigid and inflexible, so this 
Plan will look to define conceptual corridors (in a similar way to Figure 17 of the Joint 
Core Strategy) in place of proposed linear routes.  The Greenway Vision10 identifies the 
following principal elements: 
 

• Predominantly off-road connections between Wellingborough, Irthlingborough, 
Rushden, Higham Ferrers, Stanwick, Raunds, Ringstead, Woodford and 
Thrapston, Great Addington, Little Addington, Denford; 

• On and off-road routes, connecting Thrapston to Oundle; 
• Connections to Peterborough ‘Green Wheel’ – on/ off road links between Oundle 

and Peterborough, including routes via Tansor and Warmington; 
• Indicative connection from Weldon, Deene, Deenethorpe and surrounding villages 

to Tresham Garden Village and on to Oundle; 
• Aspirational east-west off-road connection utilising the former Rugby – Market 

Harborough – Peterborough railway line. 
 

5.15 The made Neighbourhood Plans for Chelveston cum Caldecott, Higham Ferrers and 
Raunds, and the emerging Neighbourhood Plans for Warmington, Barrowden and 
Wakerley, and Ringstead, all include specific proposals for possible extensions and links 
to the Greenway, shown in Figure 11 (below). 
 

                                                
9 https://www.east-northamptonshire.gov.uk/downloads/file/7666/the_greenway_forward_plan_2018-22 
10 https://www.east-northamptonshire.gov.uk/downloads/file/5891/the_greenway_vision_map 
 

https://www.east-northamptonshire.gov.uk/downloads/file/7666/the_greenway_forward_plan_2018-22
https://www.east-northamptonshire.gov.uk/downloads/file/5891/the_greenway_vision_map
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Figure 11: The Greenway 
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Policy EN8: The Greenway 
 
The Greenway, as identified on the Policies Map, is a priority project for investment 
and improvement, and there will be a focus on completing the Greenway within the 
district.  Development should be designed to protect and enhance the Greenway, and 
strengthen the connections to the wider GI network.  This will be achieved through 
developer contributions and additional funding streams where possible. 
 
 
 
Local Green Space 

5.16 Local Green Space (LGS) is designated as a national land use in the NPPF (paragraphs 
99-101).  In practice, the NPPF enables the designation of LGS through the Local Plan 
Part 2 and/ or Neighbourhood Plans.  Designating land as LGS provides a level of 
protection against development in green areas that are of particular importance for local 
communities. 
 

5.17 The NPPF sets out specific criteria that would need to be met for land to be designated 
as LGS (paragraph 100).  The LGS designation should only be used where the green 
space is: 
 

• in reasonably close proximity to the community it serves; 
• special to a local community and holds a particular local significance, for example 

because of its beauty, historic significance, recreational value (including as a 
playing field), tranquillity or richness of its wildlife; and 

• local in scale/ character and is not an extensive tract of land. 
 

5.18 With reference to the third requirement, the NPPF does not define the threshold for what 
an extensive tract of land is, though the intention is to ensure that the LGS designation 
cannot be applied to indirectly introduce a new Green Belt.  It is therefore for this Plan to 
establish what this means at a district level, through setting an enhanced local standard 
to explain how the terms “local in character” and “extensive tract of land” are to be 
applied, in cases where LGS designations are sought. 
 

5.19 Given that the designation of LGS is a specifically local and non-strategic matter, it is 
considered that Neighbourhood Plans represent the most appropriate mechanism for 
designating individual sites.  As such, this Plan will not seek to designate individual LGS 
sites but will define an enhanced local interpretation of the NPPF criteria, as set out in 
Policy EN9 (below). 
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Policy EN9: Designation of Local Green Space 
In accordance with the National Planning Policy Framework, Local Green Space may 
be designated through Neighbourhood Plans, where it fulfils all of the following 
criteria: 
 

a) The site is closely related (adjacent to or within) the main built up area of a 
settlement; 
 

b) Where local value can be demonstrated, in terms of one or more of the 
following functions: 

i) defining the setting of a built up area 
ii) archaeological or historical interest 
iii) recreational importance 
iv) tranquillity 
v) biodiversity; and 

 
c) The gross area of the site does not exceed 0.5 ha or 10% of the main built up 

area of the settlement, whichever is larger. 
 
 
Protection and enhancement of open space, sport and recreation 

5.20 At a local level, public open spaces, sports pitches and recreation grounds all provide a 
valuable resource, linking natural capital and people.  This enables people to access and 
benefit from GI, be it within new developments, linear corridors or country parks.  This 
multi-functional role provides a good example of how ecosystem services function in 
practice. 
 

5.21 The Joint Core Strategy includes a generic policy for the retention and enhancement of 
public open space, allotments, sports and recreation buildings and land (playing fields), 
identifying their role as a key community facility (Policy 7(d)).  In 2015 the Council 
appointed Knight Kavanagh and Page (KKP) to prepare an Open Space Study and 
Playing Pitch Strategy (finalised April 2017) 11.  This updated the earlier (2006) Open 
Space, Sport and Recreation Study. 
 

5.22 Evidence gathering for the 2017 KKP study was undertaken during 2015/2016 to provide 
a comprehensive analysis of open space and playing pitch provision in the district.  The 
KKP study provides evidence for locally based policies and standards for each open 
space typology to ensure open space requirements will be implemented for all new 
development, either by enhancing existing poor quality open space, or by providing new 
open space to meet the additional need. 
 

                                                
11 https://www.east-northamptonshire.gov.uk/downloads/download/4484/open_space_and_playing_pitch_strategy  

https://www.east-northamptonshire.gov.uk/downloads/download/4484/open_space_and_playing_pitch_strategy
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Open space 
5.23 The KKP Open Space Assessment Report assesses the quality and value of existing 

open spaces, shown in Table 6 (below). 
 

Table 6: Open Space Assessment – Quality and Value Criteria 
Quality Criteria Value Criteria 

• Physical access • Level of use 
• Personal security • Structural and landscape 

benefits 
• Social access • Ecological benefits 
• Parking • Educational benefits 
• Information signage • Social inclusion and health 

benefits 
• Equipment and facilities • Cultural and heritage benefits 
• Location value • Amenity benefits and sense 

of place 
• Site problems • Economic benefits 
• Groups that the site meets 

the needs of 
• Context of site in relation to 

other open spaces 
• Maintenance and 

cleanliness 
• Designated site (e.g. LNR, 

SSSI) 
• Healthy, safe and secure • Educational programme in 

place 
• Site potential • Historic site 

 • Listed building or historical 
monument on site 

 • Registered ‘friends of’ group 
to the site 

 
5.24 The following standards are proposed in the KKP Open Space Standards Paper for each 

open space typology.  No standard is set for cemeteries or civic spaces due to their 
unique nature and usage.  These standards will be applied to all new development in the 
Plan area.  The accessibility standards in Table 7 (below) apply to the whole of the 
district. 
 

Table 7: Open Space Accessibility Standards 
Typology Accessibility 
Parks and gardens 1200 metres (15 minute walk time) 
Natural and semi-natural 1200 metres (15 minute walk time) 
Amenity greenspace 400 metres (5 minute walk time) 
Children and younger people 800 metres (10 minute walk time) 
Allotments 1200 metres (15 minute walk time) 

 
5.25 In terms of quantity of open space provision, there are current and future standards set 

out for each area of East Northamptonshire (Higham Ferrers, Irthlingborough, Oundle, 
Raunds, Rushden, Thrapston and Rural).  Table 8 (below) identifies what minimum level 
of requirement for each typology would be needed to support appropriate new 
development proposals. 
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Table 8: Level of provision required to support new development  
Typology Higham 

Ferrers 
Irthling-
borough 

Oundle Raunds12 Rushden Thrapston Rural 

(ha per 1000 population) 
Parks and gardens 0.25 0.01 0.31 0.58* 1.12 0.15 1.85 
Natural and semi-natural 1.28 14.98 1.63 2.87 1.38 1.04 9.33 
Amenity greenspace 0.39 1.16 0.36 0.56 0.58 0.64 0.94 
Children and younger people 0.05 0.03 0.09 0.03 0.04 0.09 0.14 
Allotments 0.09 0.38 0.12 0.16 0.38 0.34 0.79 

 
5.26 New housing developments create additional need with regard to open space, however 

the viability of small housing schemes may be affected, therefore a threshold of 10 or 
more dwellings or 0.3 ha or more for housing schemes will be established for the 
requirement of developer contributions towards the provision and enhancement of open 
space. 
 
Policy EN10: Enhancement and provision of open space 
 
All new residential developments of 10 or more dwellings (or sites more than 0.3 ha) 
will be required to contribute to the enhancement and provision of open space to meet 
the needs of the population arising from the development. 
 
The provision of new open space will be required for development where there is 
insufficient access to existing open space within the local area13.  New open space will 
need to meet the accessibility standards set out in Table 7, and the quantity standards 
set out in Table 8.  New open space should also be designed to recognise the quality 
and value criteria in Table 6. 
 
For all other qualifying development, contributions to enhance the quality and value of 
existing open space within the locality will be required.  Developer contributions will be 
calculated based on the quantity standards for the scale of development proposed. 
 
The long term management and maintenance of all new open space must be secured. 
 
 

5.27 The KKP Playing Pitch Strategy Assessment Report provides an evaluation of the local 
supply of and demand for playing pitch facilities in the district.  The quantity, accessibility 
and quality of each of the following types of facility have been assessed: football pitches 
(both grass and artificial), rugby pitches, hockey pitches (artificial), cricket pitches, tennis 
courts and bowling greens. 
 

                                                
12 Raunds was identified as having no existing parks and gardens provision therefore the wider East 
Northamptonshire figure has been used.  
13 ‘Local’ is defined as Parish area; a reflection of the responsibilities of Town and Parish Councils for maintaining 
their stock of public open spaces 
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5.28 In the KKP Playing Pitch Strategy and Action Plan, the district is divided into two analysis 
areas (north and south) to allow for a more localised assessment.  Oundle and Thrapston 
are located in the north of the district, whilst Higham Ferrers, Irthlingborough, Raunds 
and Rushden are located in the south.  The shortfalls in the study are expressed in 
match sessions rather than in number of pitches required.  To convert match sessions 
into a number of pitches, the number of match sessions is halved (to take account of 
teams playing on a home and away basis).  This has been done to calculate the total 
demand, combining current demand and future demand. 
 
Figure 12: Playing Pitch Strategy and Action Plan – North and South areas14 

 
 
 

                                                
14 KKP Playing Pitch Assessment, Figure 1.1 
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Table 9: Playing pitch demand calculator 
Type of 
facility 

Analysis 
area 

Current demand 
shortfall 

Future demand 
shortfall 

Total demand 

Football 
(grass 
pitches) 

North 1.5 youth (11v11) 
match sessions 
1.5 youth (9v9) 
match sessions 

0.5 adult match 
sessions 
2.5 youth (11v11) 
match sessions 
2.5 youth (9v9) 
match sessions 

0.25 adult pitches 
2 youth (11v11) pitches 
2 youth (9v9) pitches 

South 2.5 adult match 
sessions 
1 youth (11v11) 
match sessions 
0.5 youth (9v9) 
match sessions 

4 adult match 
sessions 
5 youth (11v11) 
match sessions 
4.5 youth (9v9) 
match sessions 

3.25 adult pitches 
3 youth (11v11) pitches 
2.5 youth (9v9) pitches 

Football (3G 
AGPs) 

North One 3G pitch - One 3G pitch 
South Demand being met - - 

Rugby 
pitches 

North 4.5 senior match 
sessions 
3 mini match 
sessions 

- 2.25 senior pitches 
1.5 mini pitches 

South 5 senior match 
sessions 

- 2.5 senior pitches 

Hockey 
(sand AGPs) 

Districtwide Demand being met - - 

Cricket 
pitches 

North Demand being met - - 
South 2 match sessions 5 match sessions 3.5 pitches 

Tennis 
courts 

Districtwide Demand being met - - 

Bowling 
greens 

Districtwide Demand being met - - 

 
5.29 For all types of facilities either current demand is being met or there is an identified 

shortfall.  Some facilities also have a predicted future shortfall as a result of the 
exacerbation of the current shortfall.  The study concludes there is a need to protect and 
improve the existing provision, as well as to create new playing pitches. 
 

5.30 Large scale housing developments create additional need for sport and recreation 
facilities, therefore major developments will be required to provide developer 
contributions towards the provision and enhancement of playing pitches. 
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Policy EN11: Enhancement and provision of sport and recreation facilities 
 
All new strategic development for employment and housing will be required to 
contribute to the enhancement and provision of playing pitches to meet the needs of 
the population of the new development. 
 
The provision of playing pitches will be required for development where there is 
insufficient access to existing facilities within the local area. 
 
For all other qualifying development, contributions to enhance the quality and value of 
existing playing pitches within the locality will be required.  Developer contributions will 
be calculated based on the quantity standards for the scale of development proposed. 
 
The long term management and maintenance of all new playing pitches must be 
secured. 
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6.0 Social Capital 

 
6.1 Social capital is about how people (communities) coexist, function and live together.  It is 

defined as “the networks of relationships among people who live and work in a particular 
society, enabling that society to function effectively”.  Typically, the concept of social 
capital is closely related to quality of life considerations. 
 

6.2 There are many ways that the Plan can deliver social capital enhancements or gains i.e. 
quality of life improvements.  The Joint Core Strategy includes a policy framework to 
deliver the following outcomes: 
 
• Empowered and proactive communities; 
• Enhanced local character; 
• Excellent services and facilities; 
• A more diverse economy; 
• More walkable places and an excellent choice of ways to travel; 
• Stronger, more self-reliant towns; and 
• Enhanced quality of life for all residents. 
 

6.3 There are many aspects to social capital.  Elements of this concept include the 
protection, retention or enhancement of community assets.  For this, the Joint Core 
Strategy sets out a comprehensive overarching policy to support and enhance 
community services and facilities (Policy 7). 
 

6.4 However, the concept of social capital underpins all elements of quality of life, much of 
which is greatly influenced by the built environment.  The Joint Core Strategy sets out a 
range of policies for protecting assets, including the historic environment, landscape, 
biodiversity, geodiversity, water environment, place shaping and sustainable building 
standards.  These policies provide the overall framework for managing development. 
 

6.5 The Regulation 18 consultation and subsequent stakeholder engagement has revealed 
that there are a number of themes where this Plan could provide additional direction, 
over and above the Joint Core Strategy.  Policies within this section of the Plan will 
address the following matters: 
 
• Design and character; 
• Historic environment; 
• Tourism and culture. 
 
Design and character 

6.6 The Joint Core Strategy (Policy 8) sets out a broad range of place shaping principles 
relating to connectivity, the public realm, local character and quality of life.  This will be 
supported by a detailed Place Shaping Supplementary Planning Document (SPD), which 
is being prepared by the Joint Planning and Delivery Unit. 
 

6.7 The character of East Northamptonshire is defined by a range of built environment 
assets.  There are a large number of distinctive streetscapes and buildings of character 
across the district. 
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6.8 The varied criteria set out in Policy 8 of the Joint Core Strategy relate to major 
development schemes.  In the case of development management, over 80% of 
applications are minor schemes (householder applications, changes of use, schemes of 
1-2 dwellings etc).  A need to provide further direction regarding design and character 
through this Plan has been highlighted, especially in the absence of the finalised Place 
Shaping SPD. 
 

6.9 Policy EN12 (below) sets out detailed criteria against which new buildings, and 
extensions to existing buildings, will be assessed within their immediate context or 
setting.  These should be applied alongside the place shaping criteria in Policy 8 of the 
Joint Core Strategy. 
 
Policy EN12: Design of Buildings 
 
Development proposals must relate well to and enhance the surrounding environment, 
and will be supported where the design: 
 

a) Integrates positively with the surrounding area and creates a continuity of street 
frontage in terms of appearance, layout, massing and scale; 

b) Does not detract from the character of the existing building(s); 
c) Creates visual interest through careful use of detailing where appropriate;  
d) Is locally inspired where appropriate; and 
e) Incorporates amenity space to serve the needs of end users. 

 
 
 
Historic Environment 

6.10 The Joint Core Strategy and NPPF set out a range of policies for the protection of the 
historic environment or heritage assets.  The historic environment should be recognised 
as a critical element of the cultural and tourist offering of the district.  The district is home 
to a rich variety of designated and non-designated heritage assets, including scheduled 
ancient monuments, historic parks and gardens, and statutory and locally listed 
structures. 
 

6.11 The Joint Core Strategy contains an overarching policy for the protection of the historic 
environment (Policy 3).  The need to provide more detailed local direction through this 
Plan has been considered.  This Plan identifies where additional policies are necessary 
to supplement Policy 3 of the Joint Core Strategy, with regard to both designated and 
non-designated heritage assets. 
 
Designated Heritage Assets 

6.12 As illustrated in the Area Portrait, the historic built environment of East Northamptonshire 
is rich and varied.  The district is noted to contain the highest number of designated 
heritage assets within North Northamptonshire.  These include scheduled ancient 
monuments, listed buildings, conservation areas, and registered parks and gardens.  
Notable sites include: 
 

• Former Rothschild Estate at Ashton 



East Northamptonshire Council   Page 58 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

• Country houses including Apethorpe Palace 
• National Trust site at Lyveden 
• Key historic settlements such as Oundle, Higham Ferrers and Fotheringhay 
• Buildings and townscape of the boot and shoe industry 

 
6.13 The Joint Core Strategy and this Plan take a proactive approach to addressing the 

current pressures on this valued resource.  These measures include: 
 

• a series of historic environment policies which target heritage asset types, which 
are of particular local concern; 

• robust criteria for the identification of non-designated heritage assets, given the 
high number of such assets in the district; and 

• landscape and design policies which address the important inter-relationship 
between the historic, built and natural environment. 

 
6.14 While national legislation enables the historic environment (including heritage assets and 

their settings) to be adequately protected and enhanced within the development 
management process, it is considered that a local policy is necessary to reinforce this.  
The key consideration is the potential harm that might be caused to the heritage asset or 
its setting and the great weight that should be given to its conservation proportionate to 
its level of significance, and how that is balanced against the proposed public benefits of 
development proposals. 
 

6.15 Policy EN13 (below) recognises the key principles of the NPPF.  The balancing principles 
referred to in Policy EN13 reflect paragraphs 193 – 196 of the NPPF, providing additional 
district level direction.  In addition, the NPPF emphasises the importance of the 
opportunity that new development may provide to better reveal the significance of 
heritage assets.  Listed Buildings and Scheduled Ancient Monuments are also subject to 
separate regulatory regimes. 
 

6.16 There is a great deal of evidence available in the public domain relating to the historic 
environment which assists in the identification of historic significance.  Principally this is 
held at the Northamptonshire Historic Environment Record.  However, in the case of 
conservation areas, a number of them are supported by published appraisals and 
management plans which are available through the Council’s website.  These evidence-
base documents should be consulted and taken into account in the formulation of 
development proposals. 
 
Policy EN13: Designated Heritage Assets 
 
In considering proposals that affect a designated heritage asset or its setting, great 
weight will be given to the asset’s conservation. 

 
Development proposals that sustain and enhance the character, appearance and 
significance of designated heritage assets (and their settings), and that put them to 
viable uses consistent with their conservation, will be supported. 

 
Proposals that would lead to harm to the significance of a designated heritage asset 
or its setting will not be supported, unless a clear and convincing justification of public 
benefit can be demonstrated to outweigh that harm, in terms of: 
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a) the importance of the asset; 
b) the scale of harm; and 
c) the nature and level of the public benefit of the proposal. 

 
 
Non-Designated Heritage Assets 

6.17 A number of sites, structures and buildings have been identified as non-designated 
heritage assets through Conservation Area Appraisals and Management Plans, as well 
as relevant planning history. 
 

6.18 One way that this Plan can provide additional policy direction to non-designated heritage 
assets is through the preparation of a local list.  The Joint Core Strategy (paragraph 3.15) 
specifically recognises the potential to provide additional protection for non-designated 
heritage assets through the preparation of a local list.  This recognises the need to apply 
consistent criteria, but does not provide further details as to what criteria should be 
applied. 
 

6.19 Some made Neighbourhood Plans (e.g. Higham Ferrers and Raunds) include local lists.  
The previous Local Plan also included a limited local list, which would need to be 
reviewed and updated.  Non-designated heritage assets will continue to be identified as 
and when further Neighbourhood Plans are prepared. 
 

6.20 In order to ensure consistency, Policy EN14 (below) sets out further guiding principles for 
preparing local lists.  This is supported by Table 10 (below), which provides clarity on the 
types of buildings, sites and structures that the Council considers to be non-designated 
heritage assets.  It is not necessary for an asset to meet all relevant criteria, and the 
state of repair of an asset is not a relevant consideration when deciding whether or not a 
building, site or structure is a heritage asset. 
 
Table 10: Criteria for deciding whether a building/ site/ structure should be considered as a 
non-designated heritage asset 
Type of asset Criteria for selection 
Historic parks and 
gardens 

• Historic interest 
• Proportion of the original layout still in evidence 
• Influence on the development of taste whether through 

reputation or reference in literature 
• Early or representative of a style of layout 
• Work of a designer of local importance 
• Association with significant persons or historical events 
• Strong group value 

 
Buildings and structures • Aesthetic/architectural merit 

• Historic association 
• Age and rarity 
• Completeness 
• Social or communal value 
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Table 10: Criteria for deciding whether a building/ site/ structure should be considered as a 
non-designated heritage asset 
Type of asset Criteria for selection 
Assets of archaeological 
interest 

This Plan will follow the clarification provided by the Planning Practice 
Guidance15 as to what can be considered as a non-designated site of 
archaeological interest.  These non-designated sites may be included 
in the Northamptonshire Historic Environment Record. 
 

 
Policy EN14: Non-Designated Heritage Assets 
 
Development affecting a non-designated heritage asset where it is designed 
sympathetically having regard to the significance of the asset, its features, character 
and setting will be supported.  Development should seek to enhance the character of 
the non-designated heritage asset. 
 
The assessment of proposals for the demolition or total loss of a non-designated 
heritage asset will take into account the significance of the asset and the scale of 
harm or loss. 
 
Whether a site, feature or structure is considered to be a non-designated heritage 
asset will be guided by the criteria set out in Table 10. 
 
 
 
Tourism and Culture 

6.21 Tourism is a longstanding priority for East Northamptonshire Council.  The Council’s 
Economic Development Strategy specifies that the priority for economic growth should 
be those sectors “that will make a significant contribution to improving the quality of life 
for residents whilst enhancing the quality of place and securing prosperity in the local 
economy” (Economic Development Strategy 2017-2020, paragraph 1.7).  These include 
delivering increased tourism spending and job creation, particularly along the Nene 
Valley and in rural areas. 
 

6.22 The Economic Development Strategy highlights the mix of unspoilt countryside, historic 
market towns and attractive villages, which contribute to the character of the district.  The 
Council is a key partner in the Destination Nene Valley (DNV) partnership16 which 
promotes a diverse range of arts festivals and other cultural events throughout the Nene 
Valley between Northampton and Peterborough, including the Nene Valley Festival, held 
each September. 
 

6.23 Cultural attractions can be based on a variety of different interests.  Art galleries, 
environmental attractions, museums, historic buildings and landscapes may define 
cultural interest.  These are one mechanism by which improved participation in active 
leisure and recreation may be achieved (recognised in the Economic Development 
Strategy), thereby securing broader net gains to overall public health and wellbeing.  The 

                                                
15 Paragraph 039 – https://www.gov.uk/guidance/conservingand-enhancing-the-historic-
environment#nondesignated-heritage-assets  
16 www.nenevalley.net  

https://www.gov.uk/guidance/conservingand-enhancing-the-historic-environment#nondesignated-heritage-assets
https://www.gov.uk/guidance/conservingand-enhancing-the-historic-environment#nondesignated-heritage-assets
http://www.nenevalley.net/
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development and expansion of cultural attractions should therefore be supported by an 
appropriate policy framework to ensure their success and integrity is not compromised. 
 

6.24 The Joint Core Strategy contains several policies to enhance the area’s tourist and 
cultural assets and support proposals to expand the tourist industry (Policy 22(e)).  The 
JCS also seeks to promote tourism through delivering net improvements to Green 
Infrastructure (Policy 19), emphasising the importance of Oundle and Thrapston as 
gateways to the Nene Valley (Policy 20(b)) and the Rockingham Forest as tourist and 
recreation attractions (Policy 21(d)).  Recent developments such as Rushden Lakes and 
the Greenway have also delivered enhanced connectivity between the urban areas of 
Higham Ferrers, Irthlingborough and Rushden, and the Nene Valley.  Growth in the 
tourist economy balanced with the delivery of enhancements to GI corridors will be 
promoted through this Plan. 
 
Supporting tourist and cultural developments 

6.25 East Northamptonshire has a wide range of tourist and cultural assets, from the River 
Nene to churches and idyllic villages, to significant tracts of woodland, many of which 
contribute to defining the Rockingham Forest.  These all benefit the existing residents 
and workforce but also appeal to visitors and tourists.  It is important to not only protect 
and enhance the existing attractions but to actively support new tourist and visitor 
attractions through the planning system, including rural tourism. 
 

6.26 Cultural attractions such as theatres, museums, galleries, concert halls, cinemas and 
hotels are all defined as main town centre uses (NPPF Annex 2).  The NPPF 
(paragraphs 86-90) requires that larger scale proposals for new cultural assets will be 
subject to the Sequential and Impact Tests for main town centre uses, although smaller 
scale rural office, tourist or other small scale developments are exempt. 
 

6.27 Many tourist and cultural assets are associated with the Nene Valley.  Most are sited in 
locations that provide optimum opportunities for non-motorised vehicular access, utilising 
dedicated off-road routes such as the Greenway.  Committed or established tourist 
destinations such as Fineshade, Lyveden New Bield, Rushden Lakes, Stanwick Lakes 
and Oundle Marina already include provision for cultural uses which would otherwise be 
regarded as main town centre uses. 
 

6.28 This Plan will maximise opportunities to support growth in the tourism industry through 
supporting the development of tourism, in particular new hotels and tourist 
accommodation, especially in priority locations such as the Nene Valley and Rockingham 
Forest.  In order to proactively support arts, culture and tourism related development 
within the Rockingham Forest and Destination Nene Valley corridor, new proposals for 
these uses should be exempt from the Sequential and Impact Tests. 
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Figure 13: Nene Valley [source: www.nenevalley.net]  

 
 

http://www.nenevalley.net/
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Figure 14: Rockingham Forest and Destination Nene Valley 
 

 
 

6.29 Policy EN15 (below) sets out relevant criteria for managing tourism and cultural 
developments in the Nene Valley corridor and the Rockingham Forest.  Outside of these 
areas, Sequential and Impact Tests will apply for main town centre uses in the normal 
way. 
 
Policy EN15: Tourist and cultural developments 
 
Within the Destination Nene Valley corridor and Rockingham Forest areas, as shown 
on the Policies Map, proposals for the development of hotels, new tourist and/ or 
cultural assets, or the expansion of existing sites, will be supported provided that 
these: 
 

a) Are acceptable in terms of highways access; 
b) Do not adversely affect sensitive receptors (e.g. SSSI and SPA) and are 

accompanied by an Appropriate Assessment (in accordance with the Habitat 
Regulations) where required; 

c) Deliver enhanced connectivity to the Greenway and other defined Green 
Infrastructure corridors; and 

d) Do not have an adverse impact on the surrounding countryside e.g. King’s 
Cliffe Hills and Valleys area of tranquillity (Joint Core Strategy Policy 3(f)). 
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Beyond the Destination Nene Valley corridor and Rockingham Forest areas, tourist 
and cultural developments will be supported where these comply with other relevant 
local and national planning policies. 
 
 
 
Tourist accommodation 

6.30 In order to attract visitors to the area it is important to provide a range of accommodation 
options.  The initial stakeholder engagement and the Economic Development Strategy 
highlighted the lack of overnight tourist accommodation throughout the district.  
Maintaining the existing stock of tourist accommodation and increasing the overall offer 
of the district will be key objectives for this Plan. 
 

6.31 There are a limited number of camping locations, B&Bs, independent hotels and a few 
chain hotels located alongside main highway routes.  The north of the district is relatively 
well served with facilities sites include Top Lodge, Fineshade; New Lodge, Laxton (A43); 
the Talbot Hotel, Oundle and Yarwell Mill.  Several village pubs in the rural north of the 
district also offer overnight (B&B) accommodation.    For example, in nearby towns such 
as Stamford to the north there is a wider offer of overnight accommodation including 
large hotels. 
 

6.32  By contrast, to the south of the A14 tourist accommodation is limited, with few hotels and 
inns offering overnight accommodation.  The need for additional hotels or other tourist 
accommodation to the south of the district is emphasised.  It is important to recognise 
that to attract overnight visitors that want to enjoy all that there is on offer in East 
Northamptonshire, that accommodation needs are met.  This could take place with the 
re-use of redundant buildings in settlements, new provision in the towns, or further 
camping locations in rural areas.  In order to enhance and reinforce the existing 
characteristics of the district it will be expected that the highest level of sustainability 
should be achieved. 
 

6.33  Recent consents include the proposed Rockingham Forest Park, which includes 55 
tourist accommodation lodges and 9 camping pitches at Jack’s Green, Nassington.  If 
this scheme is implemented it will offer a significant improvement to the overall provision 
of tourist accommodation for the rural north of the district. 
 

6.34 Sustainable transport modes from tourist attractions and accommodation offers will be 
critical to ensure any adverse impacts arising from increased tourism activity is 
minimised.  It will be important to roll out programmes, such as the Greenway, in order to 
promote further connections to the key attractors and also for new provision to deliver 
further links into the network. 
 

6.35 It is reiterated that the one of the most significant issues affecting the tourist industry 
concerns the lack of overnight accommodation, particularly in the south of the district.  
This issue is reflected in national policy which sets a general presumption in favour of 
reusing redundant rural buildings for residential use (NPPF paragraph 79(c)).  It is 
important that this Plan provides appropriate direction to ensure that further losses to 
existing tourist accommodation do not occur (Policy EN16, below). 
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6.36 In accordance with Policy 25 of the Joint Core Strategy, the small scale development of 
self-catering accommodation through the conversion of, for example, farm buildings 
which could supplement farm incomes, or outbuildings attached to public houses should 
be supported. 
 
Policy EN16: Tourist accommodation  
 
The conversion of dwellings or redundant or disused rural buildings to guest house or 
bed and breakfast use will be supported.  Special regard shall be given to parking 
provision and the impact upon the amenity of neighbouring properties.  
 
In order to manage such developments it will be necessary to use suitable legal 
agreements to ensure that these are retained for tourist accommodation. 
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7.0 Economic prosperity 

 
7.1 Policy 22 of the Joint Core Strategy (Delivering Economic Prosperity) sets out North 

Northamptonshire’s overarching approach to economic development and sets a target 
net increase of 31,100 jobs across the North Northamptonshire area.  This is further 
defined in JCS Policy 23 (Distribution of New Jobs) which sets an East Northamptonshire 
target for a net increase of 7,200 jobs (Policy 23/ Table 3) across all economic sectors 
within the Plan period (2011-31).  Local economic development is being driven by 
Enterprising East Northants, the Council’s Economic Growth, Tourism and Regeneration 
Strategy17. 
 

7.2 Conventionally, employment monitoring has related to ‘B’ Use Classes i.e. business, 
industrial or logistics uses.  This is a reflection of historical monitoring regimes, which 
have focused upon the quantum of ‘B’ Use Classes that have been developed.  Current 
national policy identifies a distinct separation between main town centre uses and other 
employment uses (Table 11, below). 
 
Table 11: Employment use types 
NPPF designation Typology Use Class (2015 Use 

Classes Order, as 
amended) 

Non-town centre 
employment uses 

Research and development, light 
industrial 

B1(b), B1(c) 

 General industry B2 
 Storage and distribution – 

warehouses/ logistics 
B8 

 Residential institutions – care 
homes, boarding schools, colleges, 
training centres, hospitals, nursing 
homes, secure institutions 

C2 

 Non residential institutions – health 
centres, day care centres, schools 
etc  

D1 

 Petrol filling stations, car 
dealerships, scrapyards, vehicle 
hire centres, waste disposal 
installations. 

Sui Generis 

   
Main town centre uses Retail  A1 
 Financial and professional services A2  
 Food and drink – restaurants, 

pubs, takeaways etc 
A3-A5 

 Offices B1(a) 
 Hotels C1  
 Non-residential institutions – 

museums, libraries, exhibition 
D1 

                                                
17 https://www.east-
northamptonshire.gov.uk/info/100002/business/608/economic_development_and_tourism_strategy  

https://www.east-northamptonshire.gov.uk/info/100002/business/608/economic_development_and_tourism_strategy
https://www.east-northamptonshire.gov.uk/info/100002/business/608/economic_development_and_tourism_strategy
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Table 11: Employment use types 
NPPF designation Typology Use Class (2015 Use 

Classes Order, as 
amended) 

centres etc 
 Assembly and leisure – cinemas, 

bingo, indoor leisure etc 
D2 

 Theatres, casinos, retail 
warehouse clubs, nightclubs, 
laundrettes, amusement arcades, 
betting offices, payday lenders 

Sui Generis 

 
 
Macro-economic context: Strategic economic strategies 

7.3 To help set out effective district level policies, this Plan should consider and reflect the 
strategic economic framework.  The district forms the northernmost part of the South 
East Midlands Local Enterprise Partnership (SEMLEP) area; centred upon Milton Keynes 
and Northampton, and ranging from Corby, Oundle and the rural north of the district in 
the north, to Bicester, Aylesbury and Luton in the south.  Its east-west extent lies 
between Biggleswade (east) to Banbury (west).  SEMLEP also recognises the 
implications of major sub-regional centres beyond: London, Birmingham, Cambridge, 
Oxford, Leicester and Peterborough. 
 

7.4 The SEMLEP Strategic Economic Plan18 was recently updated (November 2017), a 
reflection of the incorporation of the former Northamptonshire Enterprise Partnership into 
SEMLEP, with effect from 1 April 2017.  The Strategic Economic Plan applies a long term 
vision, seeking to double the value of goods and services produced across the area by 
205019.  This Plan should understand and reflect SEMLEP’s strategic priorities.  The 
Strategic Economic Plan emphasises the opportunities offered by the development of the 
Cambridge-Milton Keynes-Oxford Growth Corridor to transform the area into a hub of 
knowledge intensive industry, to achieve a vision for the Corridor as “the UK’s Silicon 
Valley – a world renowned centre for science, technology and innovation”. 
 

7.5 The Strategic Economic Plan itself defines a vision, that: “The South East Midlands will 
build on its reputation as a premier location for growth, innovation, creativity and world-
leading technologies”.  To deliver this vision, it sets the following economic priorities: 
 
1. High-Performance Technology, including Next Generation Transport, to deliver 

commercialisation of innovation; 
2. Increased levels of private sector investment and grow jobs by 10% by 2025; 
3. Deliver greater trading activity between companies; 
4. Deliver sufficient new homes to meet the needs of the growing population; 
5. Deliver the infrastructure needed, including much-improved Broadband and wireless 

connections; 
6. Ensure that growth is undertaken in a manner that promotes social inclusion, equality 

and environmental sustainability. 
 

                                                
18 https://www.semlep.com/modules/downloads/download.php?file_name=742  
19 Known as “Gross Value Added”, or “GVA” 

https://www.semlep.com/modules/downloads/download.php?file_name=742
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7.6 The Strategic Economic Plan highlights the Northamptonshire Growth Hub, and 
SEMLEP’s active engagement with businesses, supporting these to set up and scale up.  
It emphasises the function of productivity-led growth i.e. innovation, enterprise, skills, 
physical capital (suitable infrastructure and premises) and competition.  It also seeks to 
promote the South East Midlands to prospective investors, to ensure that sufficient and 
suitable employment land and premises are made available. 
 

7.7 This Plan considers how the overarching Strategic Economic Vision and economic 
priorities could be achieved at a local level.  The Joint Core Strategy contains a range of 
policies for delivering economic prosperity (policies 22-25).  These, however, pre-date 
the SEMLEP Strategic Economic Plan.  The Plan provides policy direction, building on 
the principles set out through Enterprising East Northants and acknowledging the 
economic priorities of SEMLEP. 
 
Priority economic sectors 

7.8 There are a number of economic sectors for which this Plan is well placed to define 
spatial and more detailed local site specific proposals.  The Joint Core Strategy 
(paragraph 8.9/ Policy 22) identifies priority employment sectors.  Three sectors are 
highlighted as follows: 
 
• Logistics – storage and distribution; 
• High performance technologies; and 
• Renewable and low carbon energy and green technologies, including food 

production. 
 

7.9 It was anticipated in the Joint Core Strategy that high performance technologies, 
particularly related to motorsports would be located at the Rockingham Motor Speedway/ 
Enterprise Area.  However, the motorsports activities at this area have proved difficult to 
establish, and instead have focused in an area around Silverstone and Milton Keynes.  
On that basis, alternative employment uses will need to be explored for the Rockingham 
Motor Speedway/ Enterprise Area. 
 

7.10 The Joint Core Strategy supports the co-ordination of skills and training with sector 
specific requirements e.g. through training and employment agreements (Policy 22(d)).  It 
also identifies tourism as a further key economic sector (Policy 22(e)). 
 

7.11 SEMLEP’s key economic sectors reflect the Joint Core Strategy priority economic 
sectors.  The Strategic Economic Plan identifies particular strengths across the South 
East Midlands, in high performance technologies (e.g. autonomous vehicles, next 
generation transport), manufacturing technology (e.g. food and drink, footwear), logistics, 
and the creative/ cultural sector (paragraph 2.3.6). 
 

7.12 At a district level, the Council’s current Economic Growth, Tourism and Regeneration 
Strategy for the period 2017-2020 (Enterprising East Northants), defines local economic 
development priorities.  As for the Strategic Economic Plan, the Council’s strategy 
recognises the opportunities provided by Rushden Lakes, Rushden East, the Nene 
Valley and Tresham Garden Village.  It also recognises the emerging importance of the 
Cambridgeshire-Oxford Corridor, but reiterates the importance of the visitor economy (i.e. 
tourism).  Enterprising East Northants sets an overarching economic vision for the 
district: 
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“To secure sustainable job growth that will make a significant contribution to improving 
the quality of life for residents whilst enhancing the quality of place and securing 
prosperity in the local economy.” 
 

7.13 Recently delivered and emerging major developments throughout the district reflect the 
priority economic sectors of both the Joint Core Strategy and SEMLEP: 
 
• Logistics – major distribution centres developed at Warth Park, Raunds (Phase 2) 

and Islip Furnace (Primark); 
• High performance technologies – appropriate new employment uses will be 

considered for the Rockingham Motor Speedway/ Enterprise Area; 
• Renewable energy – major expansion of renewable energy capacity at Chelveston 

Renewable Energy Park; 
• Tourism – Rushden Lakes Phase 1 opened July 2017, with the opening of further 

development phases anticipated during 2018-2019. 
 

7.14 Significant logistics, renewable energy and tourism developments have been delivered 
within the first half of the Plan period.  However, it is recognised that to remain 
competitive the district needs to expand its attraction locally, both through developing its 
core sectors and a continued focus upon the training and skills base.  Employment 
development is anticipated at Rockingham Motor Speedway/ Enterprise Area during the 
Plan period, although for the purposes of Local Plan monitoring any new jobs would 
count against the Corby target (9,700 jobs across Corby Borough, 2011-2031), rather 
than that for East Northamptonshire. 
 

7.15 The Strategic Economic Plan highlights construction as a further driver for growth 
throughout the South-East Midlands area, including an expansion of apprenticeships.  
This reiterates the Government’s growth priorities, particularly regarding housebuilding.  
Other priority sectors such as green technologies are already highlighted in the Joint 
Core Strategy (Policy 22), with research and science (e.g. Life Sciences) similarly 
identified by SEMLEP. 
 
Delivering jobs 

7.16 The Joint Core Strategy Monitoring and Implementation Framework focuses on 
monitoring the numbers of jobs delivered over the Plan period.  This does not, however, 
set sectoral targets.  Instead, the Joint Core Strategy sets an overall requirement for a 
net growth of 7,200 jobs across all employment sectors for East Northamptonshire 
(Policy 23/ Table 3). 
 

7.17 Delivery of the 7,200 jobs requirement will entail a net increase of 360 jobs per year 
during the Plan period.  The jobs delivery trajectory has been undertaken on the basis of 
five-year blocks (Table12 and accompanying graph, below). 
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Table 12: Jobs delivery trajectory 

Table 12 

JCS Policy 23/ 
Table 3 
requirement 

Net No of 
jobs created 

Difference (JCS Table 
3 requirement minus 
Net No of jobs 
created) 

2011-16 1,800 2,520 -720 
2016-21 1,800 3,898 -2,098 
2021-26 1,800 1,474 326 
2026-31 1,800 1,473 327 
TOTAL 7,200 9,365 -2,16520 

 

 
 

7.18 During the first quarter of the Plan period (2011-2016) it is estimated that just over 2,500 
jobs were created, from significant developments that have already taken place.  The 
most substantial developments delivered during this period include: 
 

• Primark, Islip (over 1,300 jobs); 
• Warth Park (Phase 2), Raunds (over 600 jobs); and  
• Scottish Widows, Shipton Way, Rushden (over 300 jobs). 

 
7.19 It is anticipated that during the current (second) quarter of the Plan period (2016-2021), 

nearly 3,900 jobs are expected to be created.  Monitoring has identified a number of 
schemes, which have delivered or are expected to deliver, between 10 and 250 jobs.  
The most significant developments, recently delivered or currently under construction, 
are: 
 

• A later development phase (Phase 3) by Howdens, at Warth Park, south of 
Meadow Lane, Raunds (600 jobs); and 

• Phases 1-4 of Rushden Lakes (over 2,700 jobs). 
 

7.20 The large number of jobs that are anticipated to come forward during the 2016-2021 
period (Table 12, above) are largely a reflection of the Rushden Lakes development.  

                                                
20 Table 12 shows a “negative” jobs figure, indicating that the Joint Core Strategy requirement for 7,200 jobs should 
be exceeded by 2,165 jobs by 2031 
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During the second half of the Plan period (third and fourth quarters i.e. 2021-2031) 
further significant employment sites are anticipated to come forward.  The following 
strategic employment sites are anticipated to deliver the remaining jobs requirements 
over the rest of the Plan period: 
 
• Rockingham Motor Racing Circuit Enterprise Area, Corby/ Deene, although job 

creation at this location will be counted as part of Corby Borough’s jobs requirement 
(which is 9,700 jobs across Corby Borough, 2011-2031); 

• Irthlingborough West (over 950 jobs; a mixture of office, industrial and logistics uses); 
• Oundle Marina (redevelopment of site, replacing existing operations by new business, 

leisure, retail and tourism development would equate to an estimated net loss of 
around 250 jobs); 

• West End, Raunds (nearly 300 jobs at new distribution centre); 
• Rushden Gateway, Nene Valley Farm, Rushden (nearly 500 jobs at strategic 

employment land site, allocated in the Joint Core Strategy, Policy 35); and 
• Rushden East (nearly 1,500 jobs). 
 

7.21 Other significant sites are anticipated to come forward during the latter half of the Plan 
period.  However, these are not identified at present and therefore have not been 
included within the deliverable employment land supply: 
 
• Tresham Garden Village, Deenethorpe (estimated 1,500 jobs on the basis of a 1:1 

jobs to households ratio, as set out in the 2018 Tresham Garden Village 
Masterplan)21; 

• East Northamptonshire Enterprise Centre (estimated around 400 jobs from new 
business start ups over four years); and 

• Former Rushden & Diamonds FC stadium site, Nene Park, Irthlingborough (estimated 
around 300 jobs). 

 
7.22 Information setting out further details about jobs already delivered together with the 

trajectory for the remainder of the Plan period will be provided through a background 
paper.  The summary assessment (Table 12, above) estimates that over 9,300 jobs (i.e. 
2,165 in excess of the Joint Core Strategy requirement) will be delivered during the Plan 
period.  If Tresham Garden Village, the Enterprise Centre and the Nene Park sites are 
also counted, the Joint Core Strategy requirement for 7,200 jobs could be exceeded by 
over 3,300 jobs. 
 

7.23 Major development sites that are expected to come forward during the remainder of the 
Plan period are expected to deliver significantly in excess of the JCS requirement.  On 
this basis there is no need identified for further strategic employment sites to be allocated 
through this Plan, which will therefore focus upon delivering the remaining employment 
sites that are already in the pipeline, maximising opportunities for delivering high quality 
jobs in the priority sectors, alongside the retention and performance of existing 
employment areas. 
 

                                                
21 In the case of Tresham Garden Village the proposal represents an exception to the overall urban focused spatial 
development strategy.  Successful implementation of this site falls outside (i.e. over and above) the strategic 
housing and jobs requirements and it therefore should not be included as part of the overall strategic employment 
land supply for jobs delivery.  Nevertheless, it is anticipated that jobs creation at Tresham will be taken into account 
in assessing future requirements in reviewing the Joint Core Strategy, given that this development is already likely 
to be happening by the time that this review is completed (beyond 2021). 
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7.24 The Strategic Economic Plan sets a long term economic vision for the South East 
Midlands area, for the first half of the 21st century.  The Plan should acknowledge this 
vision, although jobs growth beyond 2031 is a matter for a review of the Joint Core 
Strategy, having regard to the growth aspirations arising from the Oxford/ Milton Keynes/ 
Cambridge corridor.  If the North Northamptonshire Growth Deal bid is successful, there 
could be a step change in the requirement for new employment opportunities linked to 
the acceleration of housing growth across the district and the rest of North 
Northamptonshire. 
 
Skills and innovation 

7.25 SEMLEP emphasises the importance of technological innovation as a key priority for the 
South East Midlands area.  This is reflected in the Council’s Economic Strategy, which 
includes a priority for: “Boosting the Skills Base – of local businesses and communities” 
(paragraph 1.7).  The Economic Strategy highlights a range of economic sectors where 
skills gaps are lacking e.g. health and social care and mechanical engineering. 
 

7.26 The Council is proactively working with employers and other partners in the training and 
educational sectors to address skills shortages.  A number of initiatives have already 
been delivered including the Business Charter, which has been prepared to strengthen 
the Council’s working relationship with local businesses, to enhance the services 
delivered and secure inwards investment for the district. 
 

7.27 The Council’s Economic Strategy (“Enterprising East Northants”) recognises the 
importance of major developments in delivering the vision: 
 
• Rushden East Sustainable Urban Extension; 
• Tresham Garden Village; and 
• The East Northamptonshire Enterprise Centre. 
 

7.28 The Joint Core Strategy already provides detailed direction for delivering Rushden East 
and Tresham Garden Village.  The Enterprise Centre is a smaller scale development 
project.  This Plan needs to recognise the requirements for the Enterprise Centre, 
through identifying and allocating a suitable location. 
 

7.29 A number of potential sites are being assessed around the district.  A decision on the 
preferred location is likely to be taken during 2019.  If a preferred site is identified prior to 
publication of the Pre-Submission Draft Plan, then the site may be included as an 
allocation.  Otherwise, the Plan will set out guiding principles to inform the site selection 
process for the proposed enterprise centre. 
 

7.30 Policy EN17 below sets out a specification for the Enterprise Centre.  It is important to 
ensure, by way of conditions and/ or legal agreements if necessary, that the enterprise 
centre continues to function as an incubator for start-up businesses over its lifetime.  In 
this way, it is important to set clear parameters for the proposed business incubator units. 
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Policy EN17: East Northamptonshire Enterprise Centre 

Provision will be made for development of the East Northamptonshire Enterprise 
Centre during the Plan period.  This will consist of the development of flexible 
managed workspace for small and micro-businesses22.  The Enterprise Centre 
should provide for: 

a) 60-75 units, ranging in size from 10-40m2 
b) At least 110 car parking spaces; 
c) Pedestrian, cycle and public transport connections to adjacent businesses, 

residential areas and public open spaces, to maximise integration with the 
surrounding locality; 

d) An opportunity to expand in the medium/ longer term; 
e) Should not give rise to unacceptable impacts upon the amenity of adjoining 

business premises; and 
f) Where necessary, should include suitable structural landscaping, in 

recognition of the wider setting enterprise centre. 
 
 
Protection of existing employment areas 

7.31 The outstanding new employment developments are anticipated to come forward during 
the remainder of the Plan period, predominantly at the major sites already committed, or 
allocated in the Joint Core Strategy.  The focus should be to support the economic 
outcomes of this Plan; namely the implementation of these schemes to deliver a diverse 
range and quality of jobs and business opportunities, and encourage greater 
opportunities for residents to work locally. 
 

7.32 Nevertheless the Plan should also recognise the role of the district’s existing/ established 
employment base.  The focus for this Plan ought therefore to be the identification, 
retention and consolidation of the area’s existing/ established employment base.  This is 
also emphasised in the Council’s Economic Strategy, which identifies an important 
constraint to economic growth as the lack of available sites to support the expansion of 
existing businesses (paragraph 4.2.3). 
 

7.33 The JCS already provides overarching policy criteria for safeguarding existing 
employment areas.  This includes a requirement for: “Safeguarding existing and 
committed employment sites for employment use unless it can be demonstrated by an 
applicant that there is no reasonable prospect of the site being used for that purpose” 
(Policy 22(c)), as one aspect of delivering a strong sustainable economy.  This Plan, as a 
site specific development plan document, ought to identify those industrial and 
commercial sites that should be designated as protected employment areas. 
 

                                                
22 The European Union defines small businesses are defined as up to 50 staff; micro-businesses up to 10 staff: 
http://ec.europa.eu/growth/smes/business-friendly-environment/sme-definition_en  

http://ec.europa.eu/growth/smes/business-friendly-environment/sme-definition_en
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7.34 The 2018 Employment Land Review (ELR)23 considered 44 established employment 
areas of greater than 1ha across the district.  A further 8 smaller employment areas (i.e. 
less than 1ha) were also assessed. 
 

7.35 Of the 52 sites considered through the ELR, 19 are already designated as protected 
employment areas, by virtue of their status in other recently adopted development plan 
documents.  Of these 19 sites, 8 Rushden sites (forming the Sander’s Lodge/ Crown 
Park, Northampton Road/ Wellingborough Road employment area) are covered by a 
single designation in the Minerals and Waste Local Plan.  This designation is also 
incorporated into the Rushden Neighbourhood Plan.  The other 11 such areas are 
similarly designated through Neighbourhood Plans and this Plan should recognise this 
position. 
 

7.36 Sander’s Lodge (Rushden), Kimbolton Road (Higham Ferrers) and the Nene Valley 
Business Park (Oundle) employment areas are identified in the Minerals and Waste 
Local Plan as suitable locations for waste management facilities (Policy 13).  It is 
important to ensure that the adverse environmental impacts arising from waste 
management uses are minimised, through robust application of development 
management policies from the Minerals and Waste Local Plan and Joint Core Strategy 
(Policy 8), alongside associated licencing regimes. 
 

7.37 The remaining 33 established employment areas were subject to more detailed 
assessment through the ELR.  Of these, 31 areas were found to be worthy for retention, 
at least in the short/ medium term.  Many of the assessed employment areas contain one 
or more “Top 40” businesses in East Northamptonshire, in terms of rateable value.  This 
provides a strong indicator as to the relative value or importance of a site as part of the 
existing employment land portfolio. 
 

7.38 Rushden Lakes also hosts a number of top 40 businesses, including House of Fraser, 
Marks & Spencer and Next.  This was not included in the employment land assessment, 
which focuses upon the quality and marketability of long established employment areas 
that may (in some cases) be coming to the end of their operational lives.  Table 13 
(below) shows the employment areas which host one or more of the top 40 businesses. 
 
Table 13     
Site name Location Top 40 businesses (measured by rateable 

value, as at 2018/19) 
Horizon Centre, Gretton 
Road 

Deene/ Corby Lloyds Bank plc 

Lakeside House, Bypass Higham Ferrers RPC Containers Ltd 
Whitworths, 
Wellingborough Road 

Irthlingborough Whitworths Ltd 

Islip Furnace Site, 
Kettering Road 

Islip Primark Stores Ltd; Dodson & Horrell Ltd 

East Road Oundle Waitrose Ltd 
Nene Valley Business 
Park 

Oundle Fairline Yachts Ltd 

Warth Park Raunds Howden Joinery Group Plc; Indesit Co UK Ltd; 
DSV Solutions Ltd; Exertis (UK) Ltd; Airwair 
International Ltd; 

                                                
23 [Link to be added when report finalised and published] 



East Northamptonshire Council   Page 75 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

Table 13     
Site name Location Top 40 businesses (measured by rateable 

value, as at 2018/19) 
Crown Park/ Express 
Business Park/ Sanders 
Lodge etc 

Rushden Waitrose Ltd; Belkin Ltd; Prism-DM Ltd 

Spire Road, John Clark 
Way 

Rushden URBN UK Ltd; DHL Supply Chain Ltd 

Rushden Lakes Rushden House of Fraser; Marks and Spencer Ltd; 
Primark Stores Ltd; H & M Hennes Mauritz UK 
Ltd; River Island Clothing Ltd 

Halden's Parkway Thrapston Primark Stores Ltd; WM Morrison 
Supermarkets plc; DSV Solutions Ltd; Saica 
Pack UK Ltd; Paperchase Products Ltd; 
Simplehuman (UK) Ltd 

 
7.39 The Aspinall Verdi study has stated that Whitworths has expressed a desire to retain its 

current premises at Irthlingborough for the medium/ long term.  Previous proposals for 
comprehensive redevelopment of the site for housing and wholesale relocation of 
Whitworths’ operation have been replaced by proposals for the release of part of the site 
for residential development; while concentrating the existing business on part of the site. 
 

7.40 The designated employment protection areas (i.e. those that ought to be safeguarded) 
are shown on the Policies Map.  Appendix 1 provides summary details for each site.  
Policy EN18 (below) should be utilised in conjunction with Joint Core Strategy Policy 
22(c) or relevant Neighbourhood Plan policies for the retention of existing employment 
areas. 
 
Policy EN18: Protected Employment Areas 

The existing employment sites, as shown on the Policies Map, are protected for 
employment use.  Proposals for re-development or changes of use of existing 
buildings should ensure that the overall provision of employment after development is 
no less than that of the current use of most recent use.  A reduction in the level of 
employment or development for non-employment uses will be only be supported 
where it can demonstrated that: 

a) There is no realistic prospect of the site or buildings being used or re-used, 
including redevelopment, for employment purposes; or 

b) Constraints associated with the site or buildings mean these would be 
unsuitable for re-use, in terms of siting, design, access, layout and 
relationship to neighbouring buildings and uses; and 

c) Development contributions will be made to support economic development 
across the district. 

 
 



East Northamptonshire Council   Page 76 of 146 
Local Plan Part 2: Consultation Draft (November 2018) 

Meeting development needs of business 
7.41 Enterprising East Northants emphasises the need to maintain a sufficient supply of 

deliverable land, to allow for existing businesses to expand.  While the committed major 
employment sites are more than sufficient to fulfil the JCS target (7,200 jobs), it is 
important to recognise the ever-changing needs of existing and established businesses/ 
employers at both a local and strategic level In the medium to long term these targets are 
likely to increase, largely due to additional growth aspirations arising from the Oxford/ 
Milton Keynes/ Cambridge corridor. 
 

7.42 The Economic Strategy also proposes an approach to ensure the release of suitable 
land, in and around existing employment areas.  It advises that the provision of smaller 
parcels of land in sustainable locations or within larger, strategic sites can help to meet 
the needs of small and medium-sized businesses (SMEs) and identified growth sectors 
and support the expansion of existing businesses enabling their retention within the 
district.  To this end, the Economic Strategy states that: “The council will identify any 
suitable sites for additional employment during the development of the District (Part 2) 
Plan” (paragraph 4.2.3). 
 

7.43 To meet the requirements of the Economic Strategy, the series of stakeholder (Member 
and Town/ Parish Council) workshops (held during 2017-2018) included the collation of 
local information regarding specific sites where redevelopment or enhancement is 
deemed desirable, or where provision could be made to facilitate the expansion of 
established businesses.  Where applicable, site specific policies for individual sites are 
included within the Town Strategies (section 9.0). 
 

7.44 It is considered important for this Plan to work towards creating the conditions in which 
businesses can invest, expand and adapt (NPPF paragraph 80).  The Joint Core 
Strategy already specifies that economic prosperity will be delivered through prioritising 
the enhancement of existing employment sites and the regeneration of previously 
developed land (Policy 22(b)).  This Plan will take this concept further, by explicitly 
recognising potential/ latent needs for established businesses to expand and grow. 
 
Policy EN19: Relocation and/ or expansion of existing businesses 

Proposals for the extension of existing business premises beyond their current 
curtilages will be supported, provided that these do not result in unacceptable 
impacts upon the amenities of neighbouring properties. 
Where businesses need to relocate from their current premises, this will be supported 
where a suitable site is available; one that: 

a) Is adjacent to an existing built up area (freestanding settlement) or a 
designated Protected Employment Area (Appendix 1); 

b) Would not result in an unacceptable impact on the amenity of  neighbouring 
properties; 

c) Where necessary, is suitable for the provision of HGV or commercial 
vehicular access to the strategic or classified road network; and 

d) Meets the requirements of the sequential and impact tests for main town 
centre uses. 
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Town centres 
7.45 The Plan recognises the national policy distinction between main town centre 

employment uses and non-town centre uses.  To fully address the economic and 
planning policy requirements of the district it is necessary to establish a comprehensive 
policy framework for main town centre uses. 
 

7.46 Policy 12 of the Joint Core Strategy provides the overarching spatial approach to 
managing main town centre uses within the North Northamptonshire Context.  This sets 
a two tier hierarchy of town centres: 
 
• Growth Towns (including Rushden town centre) – Focus upon adaptation and 

diversification so that the town centre can continue to function in a complementary 
way to the Rushden Lakes development; 

• Market Towns (including Higham Ferrers, Irthlingborough, Oundle, Raunds and 
Thrapston town centres) – Focus upon the role of Market Towns in providing mainly 
convenience shopping and local services. 

 
7.47 The NPPF emphasises a “town centre first” approach for main town centre uses, 

whereby the national sequential and impact tests should be applied for main town centre 
uses that are beyond the defined town centres.  This requirement is incorporated into the 
Joint Core Strategy (Policy 12(g)). 
 
Town centre boundaries and primary shopping areas 

7.48 The NPPF (paragraph 85(b)) requires Local Plans to define the extent of town centres 
and primary shopping areas, setting policies to give direction as to what types of uses 
would be permitted in these locations.  The Neighbourhood Plans for Higham Ferrers, 
Raunds and Rushden already set detailed policies for managing development within the 
respective town centres and primary shopping frontages (i.e. areas).  Table 14 (below) 
identifies where current up to date Neighbourhood Plan policies are already in place and/ 
or where previous Local Plan designations. 
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Table 14    
Town Centre Designated 

town centre 
boundary 
(since 2012 
NPPF)  

Designated 
primary 
shopping area 
(since 2012 
NPPF) 

Development plan 
document/ policy reference 
and other information 

Higham Ferrers 
  Higham Ferrers Neighbourhood 

Plan 2011-2031, “made” 
(adopted) April 2016 (HF.TCE1) 

Irthlingborough24 

X X 

Primary shopping frontage 
designated through District Local 
Plan, adopted November 1996 
(Policy S5). Pre-dates NPPF; 
therefore new town centre 
boundary has been designated 
and primary shopping frontage 
reviewed. 

Oundle 

X X 

Town centre boundary and 
defined shopping frontage 
designated through RNOTP, 
adopted July 2011 (Policy 18).  
Pre-date NPPF; therefore town 
centre boundary and defined 
shopping frontage have been 
reviewed. 

Raunds  

X  

Linear primary and secondary 
shopping areas defined through 
Raunds Neighbourhood Plan, 
made November 2017 (Policy 
R9/ Figure 6).  Linear 
designations reflect the character 
of Raunds Town Centre i.e. the 
Neighbourhood Plan found this to 
be the most appropriate 
approach. 

Rushden 

  
Town centre boundary (Policy 
R1) and defined shopping 
frontages (Policy R2) defined 
through Rushden Neighbourhood 
Plan, made June 2018 

Thrapston 

X X 

Town centre boundary and 
defined shopping frontage 
designated through RNOTP, 
adopted July 2011 (Policy 18).  
Pre-date NPPF; therefore town 
centre boundary and defined 
shopping frontage have been 
reviewed. 

 

                                                
24 Town centre boundaries and primary shopping areas for Irthlingborough, Oundle and Thrapston (shown in italics) 
are defined/ designated through this Plan.  In the cases of Higham Ferrers, Raunds and Rushden, these are 
already defined in the respective Neighbourhood Plans. 
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7.49 The Plan will focus upon defining town centre boundaries and primary shopping areas for 
Irthlingborough, Oundle and Thrapston i.e. those town centres whose designations pre-
date the NPPF. 
 

7.50 In the case of Oundle, the town centre boundary and primary shopping frontages were 
reviewed for the emerging Neighbourhood Plan.  With reference to this review, the first 
draft (Regulation 14) version of the Neighbourhood Plan (April 2018) stated that: “The 
town centre area and primary shopping frontages have changed very little since the 
boundaries were defined in the Rural North, Oundle and Thrapston Plan and it is 
therefore the intention to retain these boundaries as defined on the Policies Map as part 
of the Neighbourhood Plan”.  Therefore the previous Local Plan boundaries should be 
retained, although developments incorporating town centre uses at Oundle Wharf and 
East Road (Waitrose) since 2013 will have implications for the established town centre.  
Furthermore, earlier Local Plan town centre policies have been reviewed, in order to 
accord with Policy 12 of the Joint Core Strategy. 
 

7.51 The town centre boundaries and defined shopping frontages for Irthlingborough and 
Thrapston have also been reviewed.  This review was undertaken with reference to the 
series of Member and Town Council Workshops, held between November 2017 and April 
2018, together with the latest town centre monitoring, undertaken in spring 2018.  These 
two town centres were found to have the following characteristics: 
 
• Irthlingborough – Linear town centre (High Street) between Market Cross (east) and 

Oliver Twist pub (west), with the new Coop development at Market Cross (Church 
Street) becoming the main focus for the town centre. 

• Thrapston – Linear town centre (High Street) between Oundle Road junction (east) 
and Cosy Nook/ Midland Road junction (west), but no defined central focal point. 

 
7.52 This Plan sets out additional direction, over and above Policy 12 of the Joint Core 

Strategy, with reference to managing development within the existing town centres.  
While the Neighbourhood Plans for Higham Ferrers, Raunds and Rushden each set their 
own town centre development management policies, the Plan must address the 
requirements of other town centres which do not have Neighbourhood Plans in place. 
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Policy EN20: Town centres and primary shopping frontages 

Development within the town centre boundaries, as shown on the Policies Map will 
be supported where this will achieve vibrant and viable town centres.  Development 
should deliver increased vitality, through: 

a) At street level, maintaining a balance and mix of main town centre uses, 
including both convenience and comparison retailing, financial services and/ or 
food and drink businesses; 

b) Opportunities for a mixture of businesses, residential and live-work units, 
including at first floor level and above; 

c) Avoiding an over concentration of a particular Use Class; 
d) Retaining a predominantly retail offer for the defined shopping frontages; 
e) Enhancing the streetscape, to maximise opportunities for increased footfall;  
f) Improving the connectivity between High Streets, town centre car parking and 

the surrounding urban hinterland; and 
g) Preparing local development strategies to encourage the re-use of vacant and 

redundant premises for a balanced mix of uses, including where appropriate 
residential uses, to revitalise the character of the town centres. 

 
 
Managing the impacts of main town centre uses beyond the town centres 

7.53 The NPPF requires the preparation of an impact assessment for retail, office and leisure 
uses beyond the town centres (paragraph 89), except where sites are allocated through 
a development plan (i.e. this Plan or a Neighbourhood Plan).  The NPPF sets a default 
maximum 2,500m2 threshold floorspace for these main town centre uses before an 
“impact test” is required but, where appropriate, allows for Local Plans to set a lower 
local threshold. 
 

7.54 The Joint Core Strategy applies the national 2,500m2 threshold (Policy 12(g)).  This 
therefore provides an opportunity for this Plan to define a lower impact test threshold, 
provided that there is an evidence base to justify this.  It is necessary to assess the 
implications of the default threshold, in order to understand what this represents in 
practice.  In the case of retailing, consideration has been given to recent A1 retail 
developments that have been constructed throughout the district.  Table 15 (below) 
identifies these recent schemes. 
 

Table 15: Recent convenience 
retail developments 

  

Recent proposal or development 
scheme 

Location Gross floorspace (m2) 

Aldi, Attley Way Irthlingborough 1,254 
Former Express Works site, Church 
Street 

Irthlingborough 930 (main store) 

Waitrose, 66 East Road Oundle 2,203 
Asda, Warth Park Raunds 931 
Lidl, Newton Road Rushden 2,250 
Sainsbury’s, 100 High Street South Rushden 372 
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7.55 An assessment of town centre units undertaken by Raunds Town Council in 2015 

indicated that a majority of retail units could be lost through the new permitted 
development rights (SI 596) i.e. being less than 150m2 ground floor (retail) floorspace.  
Setting a lower threshold should therefore be considered in the case of the six town 
centres. 
 

7.56 Any impact test threshold should be set at an appropriate level.  On the one hand, it is 
essential to ensure that future edge of centre, out of centre and out of town 
developments for main town centre uses could be tested for their impact upon the town 
centres.  On the other hand, any such standards must be workable, especially in view of 
the need for Market Towns “to provide a strong service role for their local community and 
wider rural hinterland”, and (in the case of Rushden) provide “the focus for major co-
ordinated regeneration and growth in employment, housing, retail and higher order 
facilities” (Joint Core Strategy, Table 1). 
 

7.57 The Raunds based assessment revealed particular concerns about the loss of town 
centre retailing through the possible unchecked application of permitted development 
rights.  In the case of convenience retailing (priority for the Market Towns) reference is 
also made to the recently opened Sainsbury’s convenience store (out of centre) at 100 
High Street, Rushden.  This 372m2 (gross) floorspace development (250m2 net tradeable 
area) is closely related to the current “Sunday trading law” floorspace threshold; whereby 
Sunday opening times are restricted to 7 hours (stores greater than 280m2 trading area). 
 

7.58 Given the evidence that the Market Towns (particularly Raunds) are vulnerable to the 
loss of smaller retail units from primary shopping areas, it may be appropriate to set a 
100m2 threshold floorspace, for changes of use not covered by the 2015 General 
Permitted Development Order, recognising this sensitivity to the cumulative loss of 
smaller units (100-150m2 floorspace).  By contrast, it may be appropriate to apply a 
different threshold in the case of Rushden, acknowledging its Growth Towns status.  
Based upon the recent Sainsbury’s case, the 280m2 Sunday trading threshold is 
considered appropriate for Rushden. 
 
Policy EN21: Impact test thresholds for retail development 

Proposals for retail development outside the primary shopping areas of the six town 
centres should be supported by an appropriate impact assessment, where the 
following floorspace thresholds are exceeded: 

a) Rushden  280m2; and 
b) Market Towns 100m2. 

Impact assessments should be prepared in accordance with the relevant national 
guidance25. 

 
 

                                                
25 The Planning Practice Guidance provides full details about the obligations for undertaking a main town centre 
uses impact assessment: “Ensuring the vitality of town centres”: https://www.gov.uk/guidance/ensuring-the-vitality-
of-town-centres  

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
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Local Centres 
7.59 The Joint Core Strategy (Policy 12(g)) makes provision for the identification of further 

local centres, as appropriate.  The NPPF requires that all development proposals for 
main town centre uses (e.g. retailing, restaurants, indoor leisure and entertainment, 
hotels, offices, cultural and tourism development) need to be subject to the sequential 
test, where these are not in an existing centre and not in accordance with an up to date 
Local Plan. 
 

7.60 In the case of the six towns within East Northamptonshire, there may be circumstances 
where development proposals for uses such as neighbourhood convenience retailing, 
offices, pubs or other leisure facilities in out of centre locations would not meet the 
requirements of the national sequential test (NPPF paragraph 86).  Whilst the NPPF 
exempts small scale retailing, community or office developments in rural areas from 
national requirements to undertake sequential and/ or impact tests, no similar exemption 
exists for equivalent uses in out of centre locations within urban areas. 
 
What is a “local centre”? 

7.61 Groups or hubs of local services and facilities were identified through the series of 
Member and Town/ Parish Council workshops (2017/18).  These have been assessed on 
the basis of the existing range of these uses focusing upon defined main town centre 
uses, to establish whether any of these hubs could be considered to function as a local 
centre. 
 

7.62 For the purposes of the Plan, the term “local centre” refers to those smaller scale hubs of 
predominantly main town centre uses, but which do not fulfil the NPPF criteria to be 
designated town centres in their own right.  Typically, a local centre would contain most 
(if not all) of the following types of use: 
 
• Convenience store; 
• Post office; 
• Financial services e.g. small bank or estate agency; 
• Pub, entertainment or eating establishment; 
• Community centre; 
• Local leisure facility. 
 

7.63 To be defined as a local centre, the range of facilities must typically function to serve the 
immediate neighbourhood i.e. no more than 1000m2 floorspace (the standard threshold 
for major planning applications).  Other out of centre or out of town hubs of main town 
centre uses (e.g. retail parks) which serve a wider area cannot be regarded as local 
centres, even where these attract the predominant quantum of footfall. 
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Local centres within existing urban areas 
7.64 Local Centres are identified at Raunds and Rushden.  The promotion or retention of local 

facilities is a fundamental aspect of providing for suitable mixed use developments and 
enhancing opportunities to promote health and social wellbeing at a neighbourhood level, 
in accordance with the Government’s own (NPPF) definition of sustainable development. 
 

7.65 In the case of Rushden, the more peripheral residential parts of the urban area are up to 
1.5km “as the crow flies” (2-2.5km travelling distance) distant from the town centre.  This 
means that encouraging and supporting the development of neighbourhood hubs for 
appropriate “main town centre” uses could represent a vital assertion of sustainable 
development.  The development of a local centre is a specific requirement for Rushden 
East (Joint Core Strategy, Policy 33). 
 

7.66 The Joint Core Strategy (Policy 12) allows for the designation of local centres.  
Successful implementation of the overall strategy relies upon delivery of the sustainable 
urban extensions (including Rushden East).  This mechanism is therefore proposed as a 
means to allow for a local standard to be applied in the case of smaller scale 
development schemes for main town centre uses which are proposed to serve a local 
neighbourhood. 
 

7.67 The assessment process has found that the following locations fulfil the criteria for 
designation as local centres within the urban areas: 
 
• London Road/ Warth Park, Raunds – Local centre; 
• High Street South, Rushden – Linear local centre; 
• Wellingborough Road, Rushden – Linear local centre; 
• Grangeway shopping precinct, Rushden – Local centre; 
• 2-12 Blackfriars, Rushden – Local centre; and 
• Rushden East – Local centre, to be developed as part of SUE; 
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Figure 15: Rushden Local Centres 

 
 

Figure 16: Stanwick Local Centre 
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Local centres at large villages 
7.68 For main “town centre” uses within rural areas the NPPF applies specific exemptions i.e. 

small scale retailing, community or office developments in rural areas (paragraph88).  
Nevertheless, this Plan (Table 5/ Policy EN1) proposes a differentiation between the 
eight large villages and other freestanding (small) villages. 
 

7.69 Of the district’s eight large villages, Brigstock, Ringstead, Stanwick and Woodford all 
have nucleated hubs of local services and facilities (defined main town centre uses); 
namely convenience retailing/ post office, fast food takeaways, village hall/ social club 
and/ or pubs.  These differ from the other large villages (Easton on the Hill, King’s Cliffe, 
Nassington and Warmington) that have equivalent provision of local services and 
facilities, but which are dispersed around the villages.  Similarly, the small villages only 
tend to accommodate individual isolated local facilities; none are considered to host 
service hubs. 
 

7.70 In determining development proposals around villages with clustered service locations, it 
may be appropriate to include reference to the proximity of development to these hubs as 
one such measure (test) for sustainability.  The designation of local centres at Brigstock, 
Ringstead, Stanwick and Woodford should assist this aspect of decision making: 
 
• Hall Hill/ High Street, Brigstock – Linear local centre; 
• High Street, Ringstead – Linear local centre; 
• Church Street/ High Street, Stanwick – Linear local centre; and 
• High Street/ The Green, Woodford – Linear local centre. 
 
Figure 17: Brigstock Local Centre 
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Figure 18: Ringstead Local Centre 

 
 
Figure 19: Woodford Local Centre 
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7.71 None of the relevant Neighbourhood Plans has opted to designate local centres.  
Therefore, Policy EN22 (below) provides a detailed Local Plan policy framework for the 
defined local centres. 
 

7.72 The NPPF requires that all development schemes for defined main town centre uses, 
except those within existing town centres or allocated in an up to date development plan 
document, should be subject to the national sequential test requirements.  In practice, 
the application of Policy EN22 would mean that main town centre uses within the defined 
thresholds would be exempt from the national sequential test requirements. 
 
Policy EN22: Development of main town centre uses around the local centres 

For minor development schemes26 within 200m27 of the designated local centres, there 
will be a general presumption in favour of the following types of ‘main town centre’ 
uses: 

• Convenience retailing; 
• Financial services; 
• Community facilities; 
• Eating and drinking establishments; and 
• Local leisure facilities. 

Such proposals will be supported, provided that they: 
a) Deliver an overall enhancement to the neighbourhood offer for ‘day to day’ local 

services; 
b) Improve connectivity for pedestrians and cyclists, between the designated local 

centre and the adjacent neighbourhood; and 
c) Do not adversely affect local amenity, through providing an unacceptable impact 

through increasing antisocial behaviour, noise, smell or other impacts, and fulfil 
other relevant development management criteria within the Local Plan. 

 

                                                
26 Minor schemes are those of less than 1000m2 floorspace; the national standard threshold for major planning 
applications 
27 300m is the national standard for “edge of centre” developments.  On this basis, a reduced threshold (200m) has 
been suggested for “edge of local centre” development schemes involving main town centre uses. 
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8.0 Housing Delivery 

 
8.1 The Government, through the NPPF, emphasises the importance of providing a supply of 

housing required to meet the needs of present and future generations as a means to 
support strong, vibrant and healthy communities.  Broadly, the plan process for 
managing housing delivery falls into two parts: 
 
• Setting out housing requirements – ensuring that the Local Plan meets the identified 

housing need (both market and affordable housing); and 
 

• Allocation of housing land – Identifying a supply of specific achievable (i.e. deliverable 
or developable) housing sites for the entire Plan period (2011-2031). 

 
8.2 The Joint Core Strategy sets the overall housing requirements for the district identifying 

the major strategic development sites, such as the Rushden East sustainable urban 
extension.  The Plan will consider what additional housing land will need to be allocated 
to ensure the Council delivers, as a minimum, the overall strategic housing requirement 
for the district up to 2031. 
 

8.3 This Plan will consider how the Local Plan housing requirements, as set out in Table 5 of 
the Joint Core Strategy will be delivered throughout the district, as well as providing 
detailed policies relating to local housing need including housing mix and tenure, 
specialist housing needs, custom and self build.  The Plan also provides indicative 
housing targets to assist parish and community groups in planning for future proposals 
through Neighbourhood Plans. 
 
Housing Requirements 

8.4 The Joint Core Strategy specifies a housing requirement of 8,400 dwellings for the Plan 
period (2011-2031).  Table 5 sets out the required housing numbers that are expected to 
be delivered for each of the six towns, totalling 7,580 dwellings.  It also sets out a generic 
district-wide rural target (820 dwellings). 
 
Urban Areas 

8.5 A number of significant development sites have already come forward (i.e. under 
construction or having extant planning permission) at each of the six towns (Rushden, 
Raunds, Irthlingborough, Thrapston, Higham Ferrers and Oundle) during the first 7 years 
of the Plan period (2011-2018).  Alongside these, a large number of smaller development 
sites have also come forward; these are included in the latest (2018) AMR Housing Site 
Schedule28. 
 

8.6 At Raunds, development sites to the north, north-east and south of the town have 
progressed on the basis of the previous Local Plan (2008 Core Spatial Strategy) and are 
now under construction.  Similarly, the Thrapston South urban extension (allocated in the 
previous Local Plan) is also under construction.  Within the district three further major 
development sites are committed during the Plan period.  Details about these sites are 
set out in Table 16, below. 

                                                
28 Planning Policy Committee, 22nd October 2018, Agenda Item 6: https://www.east-
northamptonshire.gov.uk/meetings/meeting/899/planning_policy_committee  

https://www.east-northamptonshire.gov.uk/meetings/meeting/899/planning_policy_committee
https://www.east-northamptonshire.gov.uk/meetings/meeting/899/planning_policy_committee
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Table 16: Major sites 

Location Site name Total 
Capacity 

No of 
units, 
2018-
2031 

Delivery 
beyond 
2031 

Development 
Plan 
Document 

Current 
status 

Note 

Rushden Rushden 
East 

2,700 1,300 1,400 Local Plan 
(JCS Policy 
33) 

New 
strategic 
site/ SUE 

  

Higham 
Ferrers 

Land East 
of Ferrers 
School 

300 300 0 Higham 
Ferrers 
Neighbourhood 
Plan 

Self 
contained 
strategic 
site 
allocation 

  

Irthling-
borough 

West of 
Huxlow 
School/ 
Irthling-
borough 
West 

700 315 385 N/a – 
Resolution to 
grant 

Strategic 
site/ SUE 

Commitment 
on basis of 
(now defunct) 
2008 Core 
Spatial 
Strategy 

TOTAL Major 
urban 
extensions 

3,700 1,915 1,785       

 
8.7 As at 1 April 2018, the outstanding housing requirement for the six urban areas has been 

calculated, by way of deducting the following elements for each town: 
 
• Completions, 1 April 2011 – 31 March 2018; 
• Commitments (i.e. extant planning permissions or previously allocated sites), as at 1 

April 2018 (2018 AMR, Housing Site Schedule); 
• Major development sites (Table 16, above) plus other emerging proposed 

development sites identified in the 2018 AMR Housing Site Schedule). 
 

8.8 This approach provides a residual requirement for each of the six urban areas of the 
district.  The residual balance from the 8,400 total requirement represents a net quantum 
of development for which the Plan will need to make provision (Table 17, below). 
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Table 17: 
Urban areas 
residual 
housing 
requirement, 
as at 1 April 
2018 H

ou
si

ng
 re

qu
ire

m
en

t 
(2

01
1-

31
) 

C
om

pl
et

io
ns

 2
01

1-
17

 

C
om

pl
et

io
ns

 2
01

7-
18

 
%

 h
ou

si
ng

 re
qu

ire
m

en
t 

de
liv

er
ed

 a
s 

at
 3

1 
M

ar
ch

 
20

18
 

C
om

m
itm

en
ts

 (p
la

nn
in

g 
pe

rm
is

si
on

s)
 a

s 
at

 1
 

A
pr

il 
20

18
 

C
om

m
itm

en
ts

 
(r

es
ol

ut
io

ns
 to

 g
ra

nt
, 

D
ev

el
op

m
en

t P
la

n 
al

lo
ca

tio
ns

, R
us

hd
en

 
Ea

st
) a

s 
at

 1
 A

pr
il 

20
18

 

R
es

id
ua

l r
eq

ui
re

m
en

t a
s 

at
 1

 A
pr

il 
20

18
 

(c
om

m
itt

ed
 s

ite
s 

de
du

ct
ed

) 

Growth Town               
Rushden 3,285 851 102 29.0% 138 1,300 894 
Market Towns               
Higham 
Ferrers 560 285 73 63.9% 13 300 -111 
Irthlingborough 1,350 279 4 21.0% 109 315 643 
Raunds 1,060 262 125 36.5% 734 0 -61 
Thrapston 680 163 27 27.9% 531 10 -51 
Oundle 645 308 76 59.5% 19 70 172 
TOTAL 7,580 2,148 407 33.7% 1,544 1,995 1,486 
 

8.9 Table 17 shows that as at 1 April 2018 JCS housing requirements for Higham Ferrers, 
Raunds and Thrapston are being met, through housing completions (935 dwellings) and 
housing commitments (1,588 dwellings).  Outstanding residual housing requirements 
have been identified at Rushden (894 dwellings; see paragraph 8.10,below), 
Irthlingborough (643 dwellings; see paragraph 8.11, below) and Oundle (172 dwellings; 
see paragraph 8.12).  It is necessary, therefore, for this Plan to address the outstanding 
residual requirements for Rushden, Irthlingborough and Oundle. 
 

8.10 In the case of Rushden, the “making” (adoption) of the Rushden Neighbourhood Plan on 
4 June 2018 has had the effect of further reducing the residual requirement by 610 
dwellings, with a further 171 dwellings for unallocated brownfield sites within the urban 
area included within the latest (2018) housing land supply.  This equates to a reduction of 
the residual requirement for Rushden from 894 to 113 dwellings, of which this 
outstanding requirement could be met through future windfall development within the 
urban area. 
 

8.11 For Irthlingborough, emerging commitments for a further 275 dwellings are identified 
within the 2018 housing land supply.  This reduces the residual requirement to 368 
dwellings.  However, Table 17 (above) shows the latest position for the Irthlingborough 
West urban extension; namely that the trajectory for this site has been set back until later 
during the Plan period, such that just 315 (out of 700) dwellings are now anticipated to 
come forward within the Plan period, although progress in finalising the outstanding S106 
agreement during 2019 may enable the site to come forward earlier. 
 

8.12 A residual requirement for a further 172 dwellings at Oundle is also identified, where 
additional strategic land allocations are required to meet this target.  This residual figure 
for 172 dwellings at Oundle includes the previous Local Plan allocations at Ashton Road/ 
Herne Road Phase 2 (50 dwellings) and Dairy Farm (20 dwellings).  If these sites are 
excluded, the Oundle residual requirement would rise to 242 dwellings, as a minimum. 
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Rural Areas 
8.13 Table 5 of the Joint Core Strategy sets a district-wide rural housing requirement for 820 

dwellings.  This has implications for all rural parishes across the district.  Table 18 
(below) sets out a current position statement for the residual rural housing requirement, 
as at 1 April 2018. 
 
Table 18: Rural areas residual housing requirement, as at 1 April 
2018 

District rural housing 
requirement 2011-31 

JCS rural housing requirement 2011-31 820 
Rural housing completions 2011-17 -428 
Rural housing completions 2017-18 -39 
Extant planning permissions as at 1 April 2018 (as shown in 2017 AMR 
housing site schedule) -195 
Local Plan/ Neighbourhood Plan site allocations (as at 1 April 2018) -38 
Emerging Neighbourhood Plan site allocations, other emerging rural sites 
(>4 dwellings), as at 1 April 2018 -168 
RESIDUAL DISTRICT REQUIREMENT, AS AT 1 APRIL 2018 -48 
 

8.14 Table 18 demonstrates that the rural housing requirement for the district is already being 
met; indeed, exceeded by 48 dwellings.  As specified in the Joint Core Strategy, further 
rural housing sites will continue to come forward through windfalls, infilling, 
Neighbourhood Plan allocations and rural exceptions schemes (Policy 11(2)). 
 
Setting Village Housing Requirements 

8.15 While the rural housing requirement is already delivered (467 dwellings) or committed 
(401 dwellings), Neighbourhood Planning groups have sought indicative Ward or Parish 
level housing “targets”, to provide a basis for allocating future housing sites in a 
Neighbourhood Plan.  This issue is addressed in the updated (2018) NPPF, which states 
that strategic policies should also set out a housing requirement for designated 
neighbourhood areas (paragraph 65) or, at the very least, provide an indicative figure if 
requested by the neighbourhood planning body (paragraph 66). 
 

8.16 On the basis of this recent national policy change, it is necessary for the Plan to provide 
further local direction, in addition to the requirements stated in Table 5 of the Joint Core 
Strategy.  This Plan will therefore set additional local direction in identifying an 
appropriate quantum of development for each village to meet a locally arising need, in 
accordance with policies 11(2)(a) and 29 of the Joint Core Strategy. 
 

8.17 Using the total district rural population (20,26029), a methodology of rural population 
apportionment may be applied to estimate indicative growth figures for individual 
parishes/ villages for the Plan period (Table 19, below).  By this process (applying the 
2011 Census i.e. population at the start of the Plan period), supported by local housing 
needs assessments, indicative quanta of development over the plan period are identified.  
It is emphasised that these are derived from the overall rural housing requirement (820 
dwellings) and are not minima or set targets; rather, this is strategic guidance to support 
the preparation of Neighbourhood Plans.  Table 19 sets out indicative figures for each 
rural Parish over the Plan period. 
 

                                                
29 2011 Census 
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Table 19: Indicative rural housing need 
Population 
2011 
Census 

Step increase 
in no of 
dwellings 
over 20 years 

Range Parishes/ Villages 

<100 5 1-5 Blatherwycke, Deene, Lilford cum Wigsthorpe, Luddington, 
Newton Bromswold, Pilton, Stoke Doyle, Thurning, 
Wakerley 

100-249 10 6-10 Fotheringhay, Deenethorpe, Cotterstock, Apethorpe, 
Bulwick, Tansor, Twywell, Southwick, Lutton, Sudborough, 
Ashton, Laxton, Harringworth, Hargrave, Wadenhoe 

250-499 20 11-20 Hemington, Glapthorn, Duddington-with-Fineshade, 
Denford, Yarwell, Lowick & Slipton, Aldwincle, Great 
Addington, Little Addington, Benefield, Barnwell, Thorpe 
Achurch (with Clopton), Woodnewton, Polebrook 

500-749 30 21-30 Collyweston, Chelveston cum Caldecott, Titchmarsh 
750-999 40 31-40 Nassington, Islip, Warmington 
1000-1249 50 41-50 Easton on the Hill, King's Cliffe 
1250-1499 60 51-60 Brigstock, Ringstead, Woodford 
1500-1749 70 61-70 n/a 
1750-1999 80 71-80 Stanwick 
 

8.18 In many cases (in particular, King’s Cliffe), these step increase/ range figures have been 
exceeded.  In other cases (e.g. Chelveston cum Caldecott and Glapthorn), 
Neighbourhood Plans seek to deliver significantly more housing than is set out in through 
the indicative rural figures. 
 

8.19 Overall, it is emphasised that the rural housing requirement (820 dwellings) has already 
been met; either by way of completions, existing commitments or Neighbourhood Plan 
site allocations.  The role of these indicative figures is to inform the preparation of 
Neighbourhood Plans by setting out what would constitute an appropriate level of 
development for individual villages and/ or wards. 
 
Rural Exceptions Housing 

8.20 The revised NPPF (paragraph 79) advises that in rural areas planning policies should be 
responsive to local circumstances, supporting housing developments that reflect local 
needs.  It also recognises that where there are groups of smaller settlements, that 
development in one village may support services in a village nearby. 
 

8.21 The Joint Core Strategy (Policy 13) provides an overarching rural exceptions housing 
policy setting a strategic perspective on such development, which attempts to apply a 
policy that addresses all settlements across North Northamptonshire from large to small.  
East Northamptonshire is however particularly rural in nature.  The intention of the 
strategic policy is to meet local need where appropriate, recognising that the involvement 
of local communities is an essential prerequisite for the consideration of schemes to 
meet local housing need. 
 

8.22 Strictly applied, Policy 13 of the Joint Core Strategy could exclude the potential for rural 
exception housing across the majority of settlements within East Northamptonshire, 
although it does recognise that there may be special circumstances when development is 
acceptable in the rural area, particularly where proposals meet identified need for 
affordable housing provision which is also supported locally.  To explain how Policy 13 
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applies at a local level, Policy EN23 provides additional guidance for supporting 
proposals for rural exception housing schemes within the district. 
 
Policy EN23: Rural exceptions housing 

In recognition of the rural nature of the district the following criteria will apply when 
taking into account the suitability of settlements to provide for Rural Exceptions 
Housing: 

a) The proposed development will also assist in supporting services which are 
provided in neighbouring settlements; and 

b) Proposals will need to take into account the policy requirements set out in Policy 
13 of the Joint Core Strategy balanced against the need to assist in meeting a 
locally identified need for affordable housing provision. 

 
 
Strategic Housing Requirements 
Oundle 

8.23 In assessing housing land requirements, each urban area has a specifically identified 
housing requirement.  This requirement will need to be considered for each area where 
further housing sites would need to be allocated in the Plan.  Policy 29 of the Joint Core 
Strategy (Distribution of New Homes) requires a minimum of 645 houses to be provided 
at Oundle over the Plan period up to 2031.  To ensure Oundle meets this requirement, 
an outstanding requirement of approximately 300 new houses are to be provided through 
this Local Plan (Table 17, above refers). 
 

8.24  Development contributions will be sought towards infrastructure requirements; highways, 
utilities (i.e. sewerage, water, power etc), healthcare, education, open space, affordable 
housing and any other requirements where appropriate. 
 

8.25 Further, to ensure that the housing allocations proposed are brought forward to reduce 
the impact of development within the local area, the following development principles set 
out in Policy EN24 will be expected to be addressed in addition to any specific 
requirements set out in each site allocation policy. 
 
Policy EN24: Oundle housing allocations 

The following sites are allocated for housing development at Oundle as shown on the 
Policies Map and in the site specific maps under Policies EN25 to EN27: 

i) Stoke Doyle Road –  around 70 dwellings; 
ii) Cotterstock Road –  around 130 dwellings; and 
iii) St Christopher’s Drive –  around 100 dwellings. 

 
Key considerations to be taken into account for each of the sites along with appropriate 
Local Plan policies are: 

a) transport impact – including vehicular access points, visibility, pedestrian and 
cycle links and impact on the existing road network; 

b) impact on the surrounding landscape and street scene, to be addressed through 
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site design, mix and layout; 
c) the management of flood risk and drainage; 
d) impact on designated and non-designated heritage assets and their settings; 

and 
e) biodiversity impacts.  

 
8.26 Site specific requirements are set out at policies EN25 to EN27, below. 

 
Figure 20: Land rear of Cemetery, Stoke Doyle Road, Oundle 

 
 
Policy EN25: Stoke Doyle Road, Oundle 

Site Specifics 
Land at Stoke Doyle Road, as shown on the Policies Map and indicated above, is 
allocated for 3.5 ha.  It is expected that the proposed allocation will deliver around 70 
houses. 

a) This site is owned by two separate landowners but should be subject to a 
scheme that allows comprehensive development of the site. 

b) It will be expected to provide a housing mix which includes provision for older 
persons, on site affordable housing provision and 5% of plots should be made 
available as serviced building plots, in line with other policy requirements. 

c) Connections will be provided to the adjacent Public Rights of Way network, 
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providing access to Benefield and Stoke Doyle. 
d) Suitable structural landscaping will be provided to mitigate any potential adverse 

impacts of the development. 
e) The site will be required to set aside land to allow for an extension to Oundle 

Cemetery, as indicated in Figure 20 (above), in order to meet future 
requirements. 

 
Figure 21: Cotterstock Road/ St Peter's Road, Oundle 

 
 
Policy EN26: Cotterstock Road, Oundle 

Site Specifics 
Land at Cotterstock Road30, as shown on the Policies Map and indicated above, is 
allocated for 5.1 ha.  It is expected that the proposed allocation will deliver around 130 
houses. 

a) This site, which is within single ownership, will be expected to provide a housing 
mix which includes provision for older persons, on site affordable housing 
provision and 5% of plots should be made available as serviced building plots, in 
line with other policy requirements. 

b) Connections will be provided to the adjacent Public Rights of Way network, 
                                                
30 Approximately 50% of the gross site area (the northern part) is situated within Glapthorn Parish, although the 
whole site is regarded as meeting the strategic housing requirements for Oundle, comprising part of the Oundle 
urban area for the purposes of Local Plan monitoring 
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providing access to the Nene Valley and nearby villages (e.g. Cotterstock, 
Glapthorn and Tansor). 

c) Structural landscaping will be provided for the site boundary, to mitigate the 
impacts of smell or other pollution (e.g. from the sewage works to the north). 

d) A contribution towards the proposed extension to Oundle Cemetery31 at Stoke 
Doyle Road will be required. 

 
Figure 22: St Christopher’s Drive, Oundle 

 
 
Policy EN27: St Christopher’s Drive, Oundle 

Site Specifics 
Land at St Christopher’s Drive, as shown on the Policies Map and indicated above, is 
allocated for 3.9 ha.  It is expected that the proposed allocation will deliver around 100 
houses. 

a) This site, which is within single ownership, will be expected to provide a housing 
mix which includes provision for older persons, on site affordable housing 
provision and 5% of plots should be made available as serviced building plots, in 
line with other policy requirements. 

b) Connections will be provided to the adjacent Public Rights of Way network, 
providing access to the Nene Way and adjacent villages (e.g. Ashton, Barnwell 

                                                
31 Contributions will be sought from all three of the Oundle site allocations (policies EN25-EN27) to provide for an 
extension to the Cemetery 
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and Polebrook). 
c) Structural landscaping will be provided for the site boundary, to mitigate the 

impacts of noise and other pollution from the A605. 
d) A contribution towards the proposed extension to Oundle Cemetery at Stoke 

Doyle Road will be required. 
 
 
 
Housing Contingency 

8.27 The Joint Core Strategy (Policies 11 and 33) emphasises that the focus for this Plan 
should be to work with key stakeholders to secure the delivery of priority strategic sites, 
particularly those at Irthlingborough West and Rushden East.  The Plan should also 
consider, if required, a possible contingency scenario where an additional supply of 
reserve housing land allocations is needed. 
 

8.28 Delivery of the spatial strategy remains dependent upon the completion of at least 1,915 
dwellings (23% of the total 8,400 dwellings required) at three outstanding major sites 
during the remainder of the Plan period, although it is recognised that additional 
development will take place at Rushden East and Irthlingborough West to meet the 
overall housing requirement here beyond the Plan period of 2031.  This requirement, for 
the three largest outstanding sites, is in addition to the housing allocations at Raunds and 
Thrapston (already under construction): 
 
• Rushden East; 
• Land east of Ferrers School, Higham Ferrers; and 
• Irthlingborough West. 
 

8.29 As at April2018, the majority of strategic development sites across the southern part of 
the district (south of the A14) were already committed and/ or under construction.  In the 
case of the largest urban extensions (Rushden East and Irthlingborough West), the 
principle of development is established through the Joint Core Strategy and a resolution 
to grant planning permission respectively.  The smaller Higham Ferrers site is also 
allocated for development in that Neighbourhood Plan. 
 

8.30 The NPPF requires the Council to maintain a rolling supply of specific deliverable sites 
(paragraph 67).  The challenges around development viability for delivering major 
sustainable urban extensions were subject to detailed discussions during the 2015 
Examination for the Joint Core Strategy.  The Inspector concluded that, the overall 
urban-focused spatial development strategy concentrating “on existing towns and a 
series of deliverable SUEs represents the most suitable and sustainable strategy for the 
area over the plan period” (paragraph 91, Joint Core Strategy Inspector’s Report, 22 
June 2016). 
 

8.31 The Joint Core Strategy Inspector also recognised the need to ensure that the proposed 
strategic housing land allocations (sustainable urban extensions) were realistically 
deliverable (paragraph 53).  He highlighted that it would be challenging to deliver the 
sites highlighted in the housing trajectory on time but concluded, in the case of Rushden 
East, that “there are reasonable prospects that the prospective timeline towards 
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delivery…providing around 1,600 new homes over the plan period, whilst ambitious, 
should be realistically achievable” (paragraph 113). 
 

8.32 The Council monitors progress in respect of housing land availability on an ongoing 
basis, reporting the latest position on an annual basis, prepared on the position at the 
end of the financial year.  In recent years the Council has identified a housing land supply 
of specific, deliverable housing sites in excess of a 5 year housing requirement as 
required by the NPPF. 
 

8.33 The latest position (reported to Planning Policy Committee in October 2018, for the 2018 
Authorities’ Monitoring Report (AMR) indicates a supply of 5.46 years (2018-2023, with a 
5% buffer), and identifies a total housing land supply in excess of the strategic 
requirement, of around 550 dwellings. 
 

8.34 As indicated above, the Council regularly monitors its position in relation to housing land 
supply against the requirements of the Joint Core Strategy, and has considered whether 
additional contingency housing provision should be provided to ensure the overall 
housing requirements are met within the Plan period.  Concerns had arisen over the 
major strategic sites taking longer to progress than originally anticipated through the 
housing trajectory, as set out in Annex A of the Joint Core Strategy.  Accordingly, the 
following amendments to the housing trajectory are specified: 
 
• Rushden East – reduction of 300 dwellings within the Plan period; and 
• Irthlingborough West – reduction of 385 dwellings within the Plan period. 
 

8.35 Those concerns, however, do not relate to the principle of site delivery; rather they relate 
to the anticipated start dates for construction, which in the case of Rushden East and 
Irthlingborough West is likely to mean that some additional development will occur 
beyond the end of the Plan period which raised initial concerns.  In respect of the 2018 
housing land supply position the latest figure equates to the delivery of 1,615 dwellings 
within the Plan period. 
 

8.36 Taking into account the 2018 housing land supply position, the Council has determined 
that the need for housing site contingency provision is not necessary.  This decision has 
been taken, based on the following considerations:  
 
• The housing land supply shows a robust position in respect of meeting the overall 

Joint Core Strategy housing requirements for East Northamptonshire; and 
• Additional housing requirements over and above the strategic allocations have been 

identified through the opportunity to create a new garden communities settlement at 
Tresham Garden Village (Joint Core Strategy Policy 14). 

 
8.37 A Masterplan and delivery strategy for Tresham Garden Village is currently in progress 

with a planning application expected in 2019, which will provide for an additional 1,500 
dwellings above the strategic housing requirement.  There is an intention to undertake a 
review of the Joint Core Strategy to address and inform key issues moving forward, such 
as the implications arising from the Oxford/ Milton Keynes/ Cambridge growth corridor, 
and the anticipated creation of a single unitary status from May 2020 for the four North 
Northamptonshire local planning authorities (Corby, Kettering ,Wellingborough and East 
Northamptonshire). 
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Housing Mix and Tenure 
8.38 The NPPF requires that a sufficient amount and variety of land should be brought 

forward through the Local Plan to address the needs of groups with specific housing 
requirements (paragraph 59), and that the size, type and tenure of housing needed for 
different groups of the community should be assessed and reflected in planning policy 
(paragraph 61), in order to create inclusive and mixed communities. 
 

8.39 The Joint Core Strategy (Policy 30) sets out the strategic approach to providing for a mix 
of dwelling sizes and tenures in order to meet the needs of the wider community.  The 
policy sets out targets for affordable housing provision and highlights the need to provide 
for specialist forms of housing, particularly those relevant to older persons.  It builds on 
the requirements set out in the NPPF that support strong, vibrant and healthy 
communities by providing a sufficient number and range of houses to meet the needs of 
both present and future generations, as well as requiring new development to meet 
national space and accessibility standards (Category 2 as a minimum). 
 

8.40 The Joint Core Strategy provides extensive policy direction for the provision of affordable 
housing within the district.  The Council will utilise Policy 30 to negotiate its affordable 
housing provision based on local evidence of need and scheme viability.  The Council 
also welcomes the provision of low cost home ownership initiatives, in addition to 
meeting the affordable housing requirements. 
 

8.41 This Plan seeks to provide additional policy direction to help address local housing 
needs/ demands across East Northamptonshire.  Policy 30 of the Joint Core Strategy is 
based on the 2012 Strategic Housing Market Assessment (SHMA) and subsequent 
updates, which analyses demographic and housing data to project the need for future 
housing requirements across the area.  It provides the basis for developers, housing 
providers and local planning authorities to identify the mix of housing that is required to 
help create a balanced housing market, and set policies to this effect. 
 

8.42 The 2015 update to the SHMA provides an interactive toolkit to enable household 
requirements to be remodelled or updated based on new information being received.  
Whilst Policy 30 provides a strategic approach to providing for an appropriate mix of 
housing, detailed negotiations with site promoters will be based on the latest evidence 
together with further appropriate studies.  The locally specific policies contained in this 
section of the Plan are informed by evidence bases and other evidence of housing need, 
which is referred to in relation to the particular policy itself. 
 

8.43 In addition to the above it is important to take into account the Council’s aspirations not 
just in recognising its pro active approach to delivering future housing growth above the 
strategic requirements, but also in driving up the value of the district, building on its 
desire to attract improved and higher quality job opportunities as well as ensuring an 
element of future housing delivery seeks to reflect that change by providing the ability to 
deliver high quality homes. 
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Informing East Northamptonshire’s Housing Mix 
8.44 The Joint Core Strategy (paragraph 9.26) indicates that the demographic evidence of 

need does not take into account the aspirations of many households to have a spare 
bedroom, to provide for additional useable space for a number of reasons.  Further, the 
Joint Core Strategy supports the opportunity to provide for a higher proportion of larger 
(4-bedroom) dwellings, where local evidence is provided in relation to the housing market 
stock and the local housing need. 
 

8.45 In addition to providing flexibility to accommodate demand for larger dwellings, Policy 30 
requires that account be taken of the composition of the existing dwelling stock.  The aim 
is to ensure a balanced dwelling stock is provided in a particular neighbourhood or ward, 
where local evidence supports this approach. 
 

8.46 The Council has sought additional evidence to better understand and inform a local 
approach to setting out its housing mix, through commissioning a report by Housing 
Vision – Informing East Northamptonshire’s Housing Mix – Evidence to support Planning 
for Larger Residential Properties (June 2017)32. 
 

8.47 The report concludes that there is some opportunity to develop larger and higher value 
housing options, and that an exclusive focus on the supply of smaller dwellings to meet 
population growth and the needs of new households may not be the most appropriate 
solution to meeting future housing need.  For example, more sophistication is found to be 
required to meet aspirational demand and to enable a wide range of housing options, 
including options for older households looking to downsize within the district, along with 
providing choices which might appeal to those with high incomes.  East 
Northamptonshire is facing significant demographic change through increased growth in 
the number of older households, which will continue to be a key driver throughout the 
Plan period.  The implications relate to the need and demand for suitable housing options 
ranging from quality properties to attract down sizing, to the need for accommodation 
with high levels of support and care. 
 

8.48 The report concludes that there is some opportunity to develop larger and higher value 
housing options, and that an exclusive focus on the supply of smaller dwellings to meet 
population growth and the needs of new households may not be the most appropriate 
solution to meeting future housing need.  For example, more sophistication is found to be 
required to meet aspirational demand and to enable a wide range of housing options to 
reflect the Council’s aspirations as reflected in paragraph 8.43 above. 

 
8.49 In addition the Council has an increasing number of older persons households.  The 

Housing Vision report recognised the opportunity to address opportunities through the 
Local Plan to provide high quality smaller housing provision across the district as part of 
the Council’s housing mix, to enable older person households looking to downsize and to 
help free up larger properties as a consequence. 
 

8.50 Requirements for new homes are based on the identified need to address existing 
deficits between the housing supply and local need and demand, as identified through 
the SHMA.  The Plan will aim to further inform local imbalances in housing provision by 

                                                
32 https://www.east-
northamptonshire.gov.uk/info/100007/housing/1829/informing_east_northamptonshires_housing_mix  

https://www.east-northamptonshire.gov.uk/info/100007/housing/1829/informing_east_northamptonshires_housing_mix
https://www.east-northamptonshire.gov.uk/info/100007/housing/1829/informing_east_northamptonshires_housing_mix
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seeking to provide a balance and mix of housing that recognise the requirements of 
those inadequately housed and the aspirational requirements of demand. 
 
Policy EN28: Housing mix and tenure to meet local need 

All housing developments will be expected to provide a suitable mix and range of 
housing, including a range of size, type and tenure (as set out in Policy 30 of the Joint 
Core Strategy) that recognise the local need and demand in both the market and 
affordable housing sectors. 
In particular consideration will be given to: 

a) Recognising the potential to increase the proportion of higher value, larger 
properties in areas where local evidence identifies a lack of opportunity for 
higher income earners to acquire such properties; and 

b) Meeting the needs of an ageing population by providing the opportunity for 
smaller properties to encourage downsizing within the district. 

 
 
Specialist and Older Persons Housing Provision 

8.51 One of the most pressing issues facing North Northamptonshire over the next 20 years is 
the growth in older person (65+ years) households.  The North Northamptonshire SHMA 
(2015 toolkit update) estimates growth of around 20,100 specialist housing units to meet 
community need between 2011-2031, with the largest growth forecast within East 
Northamptonshire district.  Here 79% of future household provision (compared with a 
figure of 60% across the sub region) is identified. 
 

8.52 Specialist housing for older persons is intended to provide for an environment where 
residents can care for themselves, retaining independence and security of tenure.  Three 
main types of provision are identified as follows: 
 
• Retirement housing – provides some additional features including communal areas, 

often referred to as “sheltered housing” in the affordable sector and “retirement living” 
in the private sector, which may include a scheme manager based on site. 
 

• Supported housing – for older persons requiring a greater range of facilities than 
retirement housing, with support and care services available, and which includes 
extra care housing.  Each household has self-contained accommodation. 
 

• Retirement villages – larger schemes of accommodation with a central hub 
providing a range of facilities, which can include registered care home 
accommodation.  This type of provision is usually developed close to existing centres 
of population. 

 
8.53 In addition to the above, whilst not recognised as specialist housing, both residential and 

nursing homes can also provide care and/ or nursing requirements for people whose 
care or health needs mean that they cannot live independently. 
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8.54 The 2015 toolkit update projects the number of older households requiring specialist 
housing in East Northamptonshire as 985 dwellings over the Plan period (up to 2031), 
which equates to 49 per annum.  Table 20 below refers: 
 
Table 20: East Northamptonshire: Projected housing requirements for older 
persons 2011-2031 (SHMA update 2015) 
65+  
households 

65+ totals Under occupying Designated Sheltered Extra 
care 

Additional 
households 

6,656 4,125 419 200 366 

 
8.55 More recent information, commissioned by the Northamptonshire Councils along with the 

Clinical Commissioning Groups (CCGs) is reported through the Study of Housing and 
Support Needs of Older People across Northamptonshire (March 2017).  The study 
identifies the future requirement for retirement housing in East Northamptonshire as an 
annual target figure of 103 dwellings up to 2031, with an emphasis on outright home 
ownership (68%) over shared equity/ ownership (32%), although subsequent Sheffield 
Hallam University research indicates a reduction in reliance upon home ownership as the 
main requirement. 
 

8.56 Specialised housing services for older person provision vary between tenures, types of 
accommodation and providers, with individual care needs supported in different ways, 
therefore a variety of care needs will need to be addressed across the Plan period.  In 
addition a shortfall in care home provision has been identified within the County as a 
whole, along with the need for more specialist care to be provided to meet dementia 
patient requirements. 
 

8.57 The Joint Core Strategy (Policy 30) encourages Sustainable Urban Extensions (SUEs) 
and other strategic developments to make specific provision towards meeting the needs 
of specialist housing requirements for older persons, including designated sheltered and 
extra care accommodation.  The study also recognises the role that SUEs can provide in 
meeting the needs of the older person requirement, though expresses caution of the 
ability to meet these needs in the earlier phases of development, advising that it may be 
appropriate, initially, to look at additional locations that have better established access to 
local facilities.  To this end, the new housing site allocations at Oundle (Policies EN25-
EN27) are all required to make provision for older persons households. 
 

8.58 Locations around the district’s Growth and Market Towns (as identified in Table 5 of the 
Joint Core Strategy) offering a more sustainable location in relation to accessing local 
facilities and services will provide the most suitable opportunity to meet retirement and 
extra care provision in the short term.  These will therefore be encouraged, together with 
the provision and safeguarding of sites at the SUEs and strategic sites. 
 

8.59 The Council will seek to negotiate a proportion of housing to meet older person provision 
on development proposals for 50 or more dwellings.  Provision could be made for age 
restricted accommodation, sheltered or extra care schemes, with the expectation that 
proposals will be designed to meet the Building Regulations Category 3 accessibility 
standards, or through the provision of bungalow style development. 
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8.60 In determining an appropriate proportion the Council will have regard to evidence of local 
need (where this is available), the scale and location of the site, including access to local 
facilities and the viability of development. 
 
Policy EN29: Specialist and older persons housing provision 
To help meet future requirements for specialist housing; including retirement housing for 
older persons the Local Planning Authority will seek to ensure that a proportion of its 
overall housing provision will address the identified needs of an ageing population within 
the district. 
 
Housing for older people should include the provision of bungalows and extra care 
accommodation and (where need can be demonstrated) an element of care home 
schemes. 
 
In particular, sites of 50 or more dwellings will be required to provide for the needs of 
older households.  The detailed proportion, type and tenure mix will need to take into 
account: 
 

a) evidence of identified need; 
b) the scale and location of the development; 
c) access to local facilities and public services; and 
d) viability of the development. 

 
The criteria for site selection and design principles will also need to meet the 
requirements laid out in Appendix 3.   
 

8.61 Strategic housing developments can play an important role in meeting future needs for 
specialist older persons accommodation; this is recognised through the evidence 
provided by the study of housing needs of older people across Northamptonshire (March 
2017) which also indicated that provision be made: “in the first instance by zoning sites 
for future development of older persons housing/care homes and public transport routes 
are in place”. 
 

8.62 Extra Care Housing is housing designed with the needs of older people who require 
varying levels of care and support available on site.  People who live in Extra Care 
Housing can still occupy their own self contained homes, having their own front door.  
Extra Care Housing is also known as very 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. 
 
Policy EN30: Extra care accommodation 
 
On the major strategic housing sites at Rushden East, Tresham Garden Village and 
Irthlingborough West, provision should be made to address specialist housing provision 
by the inclusion of extra care accommodation to meet identified need. 
 
Masterplan Framework documents for these developments should ensure such provision 
through the safeguarding of suitable sites and the setting out of design principles for 
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delivery. 
 
In addition to those strategic sites listed in the policy, the Council will encourage the 
provision of extra care accommodation in sustainable locations across the district, 
particularly within the identified growth and market towns.  In such locations the criteria 
for site selection and design principles will need to meet the requirements laid out in 
Appendix 3. 
 

8.63 Given the identified scale of need for older person provision within the district, in addition 
to negotiating for a proportion of housing need on qualifying sites in accordance with 
Policies EN29 and EN30 above, the Council will also encourage retirement housing, 
supported housing and, where a need can be identified, care home schemes on windfall 
sites that come forward in locations which provide good access to public transport links 
and local facilities. 
 
Policy EN31: Supporting older persons’ accommodation need 
 
Retirement housing, supported housing and, where a need can be identified, care homes 
schemes will be encouraged provided that the proposal has good access to local 
facilities and public transport services. 
 
 
 
Self and Custom Build  

8.64 Self and custom build can play a key role in increasing housing supply, enabling more 
people to meet their aspirations of home ownership.  Self build and custom build housing 
is defined as housing built by individuals or groups for their own use, either by building 
the home on their own (self build) or by working with housebuilders (custom build); this 
can assist in providing homes to meet individual requirements that aren’t available in the 
current market.  Government recognises that self build rates are lower in the UK than in 
other European countries and that a number of barriers to delivery have been 
recognised, including access to suitable serviced plots, exacerbated through the planning 
system.  A serviced plot is defined as a plot of land that has access to a public highway 
and has connections for the usual range of facilities including electricity, gas, water, 
waste water and digital connectivity, or can be provided with these services in specified 
circumstances or a defined period. 
 

8.65 The NPPF requires local planning authorities to provide for a mix of housing reflecting 
both demographic trends and local community needs, including those groups of the 
community who wish to build their own home.  The Council recognises that there is a 
growing interest from people to influence the design and specification and to build their 
own home and supports the belief that, if managed properly, self and custom 
housebuilding can make a meaningful contribution to the overall supply of housing in the 
area. 
 

8.66 The Self Build and Custom Housebuilding Act (2015) requires local planning authorities 
to keep a register of individuals and associations who are seeking to acquire serviced 
plots of land in order to build houses within the local area, and to have regard to this 
register as a material consideration in making planning decisions.  Furthermore, the 
Housing and Planning Act (2016) places a duty upon local planning authorities to grant 
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suitable development permission in respect of providing serviced plots of land to meet 
demand arising within the local area.  It is therefore considered appropriate to set a 
target figure for providing that a proportion of development sites be identified through the 
Plan for self and custom build. 
 

8.67 Policy 30 of the Joint Core Strategy supports the opportunity to bring forward proposals 
for individual and community custom build developments and requires that SUEs and 
other strategic developments should facilitate this provision by making available serviced 
building plots to assist delivery. 
 

8.68 In addition to the above, it is envisaged that Neighbourhood Plans may also provide local 
communities with the opportunity to encourage self and custom build housing by creating 
new planning policies or allocating new development sites in their designated area to 
meet local need. 
 

8.69 In order to ensure that serviced plots identified for self and custom build housing are 
delivered, the local planning authority will require appropriate conditions to be put in 
place on an outline planning permission.  Where schemes propose a range of housing 
types and tenures, development proposals will be expected to be divided into separate 
phases for site infrastructure, speculative development and each serviced plot.  
Furthermore, serviced plots should be offered for sale to self and custom builders, for a 
minimum of 12 months, to allow developers to reclaim plots if they remain unsold and to 
prevent the possibility of undeveloped plots of land in the long term. 
 

8.70 The Council maintains its Self and Custom Build Register, as required by Government 
regulation, which provides some indication of the local level of demand for serviced plots.  
To fulfil this demand and encourage the contribution that self and custom build can make 
to the housing market mix, the Council will look to support applications for the delivery of 
serviced plots on suitable sites.  Policy EN32 (below) therefore sets out requirements for 
the delivery of serviced plots to support self and custom house building.  It does not, 
however, set requirements for the building of dwellings by individuals on plots other than 
serviced plots. 
 
Policy EN32: Self and custom build housing 
The Council will require applications for the delivery of serviced plots for self and custom 
build housing in suitable locations where proposals are in compliance with other plan 
policies. 
 
On sites of 50 or more dwellings, 5% of the plots should be made available on site as 
serviced building plots to enable the delivery of self and custom build properties, subject 
to appropriate demand being identified. 
 
The Council will also support applications for the delivery of serviced plots on sites of 
less than 10 dwellings to meet identified demand, particularly where they are encouraged 
through the preparation of neighbourhood plans. 
 
Serviced plots should be offered for sale to self and custom builders for a minimum of 12 
months. 
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Gypsies, Travellers and Travelling Showpeople 
8.71 Government policy requires local planning authorities to use evidence to plan positively 

and manage development for the travelling community, using a robust evidence base to 
establish accommodation needs to inform local plan policy along with the determination 
of planning applications. 
 

8.72 Policy 31 of the JCS provides that sufficient sites for gypsy and travellers and travelling 
show people accommodation will be identified in line with a clear evidence base.  It sets 
out a pitch provision (2011-2022) based on findings of the 2011 North Northamptonshire 
Gypsy and Traveller Accommodation Assessment (GTAA), which updates the 2008 
Assessment. 
 

8.73 In respect of East Northamptonshire, the updated GTAA identifies that a total of 14 
pitches were required in the district, comprising a mixture of residential and transit 
pitches in addition to plots for travelling show people.  These are identified at Table 21 
below: 
 
Table 21: North Northamptonshire GTAA 2011 Update 
East Northamptonshire 
requirements 

2012-2017 2017-2022 Total 

Residential pitch 2 5 7 
Transit pitch 3 0 3 
Travelling Show people plots 4 0 4 
Total   14 
 

8.74 Policy 31 of the Joint Core Strategy also requires the Council to protect existing lawful 
sites, plots and pitches for gypsy and travellers within the district.  Where necessary it 
requires Part 2 Local Plans to allow any further sites required to meet identified need, 
setting out criteria to guide the consideration of locations for new sites. 
 

8.75 Since the 2011 GTAA update, no further sites have been submitted/ granted permission 
within East Northamptonshire, although a small element of need remains outstanding.  
No representations were raised in respect of the district’s provision for Gypsy and 
Traveller accommodation through the Regulation 18 consultation undertaken for the 
Plan. 
 

8.76 However, Policy 31 of the Joint Core Strategy provides a clear steer for assessing any 
future planning applications that may arise.  In addition work has recently been 
commissioned to update the NNGTAA to support the review of the Core Strategy and to 
update the assessment for the period 2017-2031.  The outcome of this work will provide 
the opportunity for the Council to address future requirements, which will be set out in a 
separate site allocations document potentially incorporating the wider needs of 
Northamptonshire through the auspices of the new unitary council which will commence 
in May 2020. 
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9.0 Town Strategies 
 

9.1 East Northamptonshire includes six towns within its administrative area, each of which 
contains services and facilities that serve a wider catchment area, and provide the 
opportunity for future growth and investment.  This is recognised through the spatial 
policy direction set out in the Joint Core Strategy and explained further through the 
earlier sections of this Plan, which provide an area portrait and spatial development 
strategy in respect of the towns.  This Plan will also consider the fundamentals of town 
centres as hubs for social interaction within the local community as the basis for 
understanding how town centres need to evolve to be fit for purpose in 21st Century 
Britain. 
 

9.2 This section of the Plan seeks to promote the vitality and viability of the six towns, by 
allowing the potential for each town to prosper and diversify whilst meeting the district’s 
development needs in a sustainable manner.  This will include providing the opportunity 
for each town to respond to evolving market conditions by identifying future investment 
potential and providing the flexibility to respond to changes in demands for different uses. 
 

9.3 The Joint Core Strategy sets a general presumption in favour of the re-use of suitable 
previously developed land and buildings within the urban areas.  This Plan will provide 
further direction by identifying particular sites within the main urban areas that can 
actively contribute to supporting the future prosperity and activity of each town. 
 

9.4 In addition to policy direction provided through the Joint Core Strategy, this Plan will seek 
to compliment those detailed town centre related policy proposals set out in 
Neighbourhood Plans.  Neighbourhood Plans for Rushden, Higham Ferrers and Raunds 
are already in place; whilst Neighbourhood Plans for Oundle and Irthlingborough are 
emerging (with the latter at an early stage of preparation).  There is no Neighbourhood 
Plan in preparation for Thrapston.  Thrapston Town Council has proposed to work with 
the District Council to secure local aspirations through this Plan. 
 

9.5 The Plan sets out overarching guiding principles for the re-imagination of the six town 
centres.  This is supplemented by individual town strategies, recognising policy initiatives 
identified in the relevant Neighbourhood Plans, but providing additional project and/ or 
site specific detail where appropriate.  Each town strategy is structured in the following 
way: 
 
• Spatial character – An assessment of the key characteristics of each urban area 

undertaken to inform decision making, based upon concepts outlined in the 2015 
Urban Structures Study33 and character area designations set out in some 
Neighbourhood Plans; 

• Town centre re-imagination – site specific redevelopment proposals for town centre 
sites (where applicable); 

• Other redevelopment opportunities e.g. sites identified in Brownfield Land 
Register34. 

 

                                                
33 http://www.nnjpdu.org.uk/publications/north-northamptonshire-urban-structures-study-january-2015/  
34 http://www.nnjpdu.org.uk/publications/north-northamptonshire-brownfield-land-register-2017/  

http://www.nnjpdu.org.uk/publications/north-northamptonshire-urban-structures-study-january-2015/
http://www.nnjpdu.org.uk/publications/north-northamptonshire-brownfield-land-register-2017/
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Reimagining Town Centres – guiding principles 
9.6 The Joint Core Strategy sets out the overarching spatial policies for the six towns (Policy 

11(1)).  Further direction for the town centres is set out at Policy 12(d) for Rushden and 
Policy 12(f) for the other market towns. 
 

9.7 This Plan provides additional guiding principles to support the re-imagination of all town 
centres, in order to enhance and/ or maintain their vitality and viability as community 
hubs.  These principles will be complemented through an assessment of assets, 
challenges and opportunities which will inform future delivery strategies for each town.  A 
number of future redevelopment or investment opportunities exist within the town 
centres, including those identified through ongoing stakeholder involvement which has 
informed the preparation of this Plan. 
 

9.8 In preparing this Plan views of the strengths and weaknesses of the district’s town 
centres were sought both through public consultation and through a series of stakeholder 
events held with ward Councillors and with Town and Parish Councils.  Policy EN33 sets 
out a framework for assessing development opportunities within and around the town 
centres, as and when these arise.  Strategies for each town will also be prepared to 
provide further site specific guidance, where appropriate. 
 
Policy EN33: Reimagining Town Centres – guiding principles 

Development and redevelopment proposals for town centre sites should deliver a focus for 
increased interaction within the local community which will in turn drive footfall to sustain 
and enhance vitality and viability.  The Council will work proactively with stakeholders 
where such opportunities arise in order to secure the following outcomes: 

a) Maintain a mixture of uses that attract visitors and encourage greater social 
interaction; 

b) Consolidation and improvement to the retail offer of the six town centres, by way of 
enhancements to identified active frontages; 

c) Improvements to each town’s community, leisure and cultural offer, to provide 
enhanced opportunities for the growth in both the day-time and night-time 
economies; 

d) Implementing high quality public realm improvements including the development of 
new landmark features within town centres and beyond, especially at, or adjacent 
to, gateway sites identified in each town strategy, or a Neighbourhood Plan; 

e) Enhancements to pedestrian connectivity within the town centres, and to residential 
and employment areas beyond; 

f) Ensuring accessible public car parks and the provision of enhanced connections 
between these and the primary shopping areas of each town; 

g) Encouraging a step change in the quality of architecture and urban design; and 
h) Providing sustainable development with a focus on low carbon energy solutions. 

Development and redevelopment proposals will be informed by the preparation of a series 
of development briefs, which should be adopted as supplementary planning documents. 
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Rushden 
9.9 The Joint Core Strategy (Table 1) defines Rushden’s status as the Growth Town; the 

focus for major regeneration and growth within the district.  The majority of this growth 
will be delivered through the following strategic sites: 
 
• Rushden East Sustainable Urban Extension (including a minimum of 2,500 new 

homes, employment and supporting community and leisure facilities); 
• Land at Nene Valley Farm, Northampton Road, also known as “Rushden Gateway” 

(mixed use retail, employment, and care home); and 
• Rushden Lakes (focus on retail, leisure and tourism). 
 

9.10 The Rushden Neighbourhood Plan was made in June 2018 and sets out policies which 
address the following issues: 
 
• Managing new development within the defined urban area; 
• Promoting housing allocations for over 600 dwellings within the urban area; 
• Preferred housing mix, types and making provision for self-build housing ; 
• Design, landscaping, enhancing the public realm of town centre car parking; 
• Town centre – mix of uses, shopping frontages and first floor uses; and 
• Employment – delivery of new and retention of existing employment floorspace. 
 
Spatial character 

9.11 The urban areas of Rushden and neighbouring Higham Ferrers consist of four distinctive 
spatial elements, plus the Avenue Road/ Bedford Road/ Newton Road ribbon 
development.  The spatial strategy for the latter is defined by Policy H1 of the 
Neighbourhood Plan.  Figure 23 and Table 22 set out the main characteristics of each 
spatial area, together with the relevant spatial strategy policy references that would apply 
as follows: 
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Figure 23: Rushden and Higham Ferrers Spatial Diagram 

 
 
Table 22 
Spatial parts of 
Rushden and 
Higham Ferrers 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area • Defined by radial routes – Higham Road/ High 
Street/ Bedford Road (north-south) and John 
Clark Way/ Newton Road/ Wellingborough Road 
(east-west) 

• Based around Victorian terraced roads, with 
former Boot and Shoe factory sites, with post-war 
suburban development to the south 

• New (2000s) distribution centre to east of town 
centre, off John Clark Way (Spire Road) 

• Includes key services and facilities – town centre, 
leisure centres (Pemberton Centre/ Splash Pool), 
schools 

• Character defined main public open spaces – 
Rushden Hall Park, Spencer Park 

 

Policy EN1(1)(a); 
JCS Policy 
11(1)(a) 

Rushden West 
(employment 
area) 

• Main employment area of Rushden 
• Longstanding industrial area, has grown in a 

piecemeal way over a long period 
• Includes environmentally challenging businesses 

e.g. Monoworld, Sander’s Lodge (waste 
treatment) 

• Incorporates Rushden Lakes and Rushden 

Policy EN1(1)(a); 
JCS Policy 
11(1)(a) 
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Table 22 
Spatial parts of 
Rushden and 
Higham Ferrers 

Characteristics Relevant spatial 
strategy 
policies 

Gateway – main new employment sites 
• Includes enhanced visitor access to Nene Valley, 

via Rushden Lakes 
 

Rushden East 
(Sustainable 
Urban Extension) 

• Proposed strategic urban extension to east of A6 
Bypass 

• Requires new east-west connections across A6 
• Development will include new community 

infrastructure; e.g. schools, neighbourhood centre 
• Development will be supported by strategic green 

infrastructure 
 

Policy EN1(1)(a); 
JCS Policy 33 

Avenue Road/ 
Bedford Road/ 
Newton Road 

• Ribbon development, connecting Newton Road, 
Avenue Road and Bedford Road 

• Suburban character 
• Includes a mix of rural businesses (e.g. stables) 

and more urban uses (e.g. care homes) 
 

JCS Policy 
11(1)(b); 
Neighbourhood 
Plan Policy H1 

   
Higham Ferrers • Self contained urban area, enclosed by Rushden 

(south), A6 Bypass (east) and A45 Bypass (west) 
• Historic market town – includes many heritage 

assets e.g. Chichele College, Castle 
• Main employment area to the east of the town 

(south of Kimbolton Road) 
• Individual character areas are defined in the 

Higham Ferrers Neighbourhood Plan 
 

Policy EN1(1)(a); 
JCS Policy 
11(1)(b) 

 
9.12 In preparing this spatial character portrait a number of issues affecting Rushden have 

been identified: 
 
• Achieving the delivery of the Joint Core Strategy allocated strategic sites at Rushden 

East, and Rushden Gateway (Nene Valley Farm); 
• Opportunities to deliver improved connectivity and enhanced wellbeing through 

improved access to the Greenway; 
• Town centre – improving overall character and quality; improving traffic management 

within the town centre (possible proposals to realign road network) with particular 
focus on the area bounded by the High Street, College Street and Duck Street; 

• Sport and Leisure – future of existing leisure centres (Splash Pool/ Pemberton 
Centre); 

• Reconfiguring the use of town centres car parks to improve accessibility whilst also 
driving mixed use development opportunities 

• Environmental challenges arising from existing industrial operations e.g. Monoworld 
(Sander’s Lodge), Travis Perkins (town centre); 

• Potential for additional tourist accommodation, especially in light of the success of 
Rushden Lakes (5 million visitors in its first year of operation); 

• Design of new residential development within the urban areas. 
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9.13 In many cases, the issues identified through the 2017/18 workshop events are addressed 
through Neighbourhood Plan policies e.g. town centre public realm traffic and car parking 
within the town centres, housing design and mix, and housing land allocations.  
Furthermore, the Rushden west employment area is identified as being suitable and 
appropriate for waste management operation through the policies contained in the 
Northamptonshire Minerals and Waste Local Plan (adopted July 2017).  Nevertheless, 
site specific policies are included within the Rushden town strategy, relating to the 
following: 
 
• Town centre re-imagination; 
• Other brownfield sites. 
 
Town centre re-imagination 

9.14 The Rushden Neighbourhood Plan focuses upon managing development and the 
retention of public car parking within the existing town centre.  It does not include site 
specific proposals for the enhancement or re-imagination of the town centre.  It does, 
however, set out principles for enhancement of the public realm, including the 
identification of town centre gateway sites. 
 

9.15 The Council’s Economic Strategy seeks to revitalise and bring investment into the 
district’s town centres.  It proposes active measures for “Driving Town Centre 
Revitalisation”.  This is a particular issue for Rushden, as the designated Growth Town 
and largest town centre within the district. 
 

9.16 As part of the engagement with stakeholders in drafting the Plan, site specific 
opportunities for revitalising Rushden town centre have been identified as follows: 
 
• Alfred Street and associated Tennyson Road School sites; 
• Potential redevelopment of East Northamptonshire town centre land holdings – 

Splash Pool and Wilkinson site redevelopment and linkages to High Street; College 
Street, Duck Street, Eaton Walk, Station Road, West Street; 

• Reconfiguration of town centre car parking. 
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Figure 24: Rushden redevelopment opportunities 

 
 

9.17 Of the potential town centre re-imagination sites, the redevelopment of the Splash Pool 
and Wilkinson sites, two of the Council’s main remaining land holdings within the district, 
is currently being pursued.  Policy EN34 sets out redevelopment proposals for the Splash 
Pool and Wilkinson sites.  Other redevelopment opportunities in and around the town 
centre will be guided by the town centre re-imagination principles (Policy EN33, above) 
and through the preparation of development briefs. 
 
Policy EN34: Splash Pool and Wilkinson site redevelopment 

Redevelopment proposals for the Splash Pool and Wilkinson sites together with the 
associated highways network, as shown on the Policies Map, should deliver increased 
footfall and enhanced vitality and viability for the town centre.  These outcomes should 
be delivered through: 

a) Opening up a pedestrian link between the High Street and the shop units on 
Eaton Walk; 

b) Development of a new public square between the High Street and Eaton Walk; 
c) Improvements to the public realm to create a distinct quarter; 
d) Reconfiguration and enhancement of public car parking provision and enhanced 

connections between these and the High Street (primary shopping area). 
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Other brownfield sites 
9.18 The Rushden Neighbourhood Plan allocates six housing sites, delivering around 600 

new homes.  This covers virtually all of the remaining deliverable housing land within the 
main urban area.  One significant exception, however, is the former factory site, between 
71 Oakley Road and 37-51 Washbrook Road, Rushden.  Three such sites have been 
identified, through the Brownfield Land Register and Employment Land Review, where 
redevelopment should be encouraged and supported through the Local Plan: 
 
• Former factory site, between 71 Oakley Road and 37-51 Westbrook Road (0.28ha); 
• The Windmill Club / Business Centre, Glassbrook Road (0.5ha); and 
• Rectory Business Centre (1.1ha). 
 

9.19 Site specific proposals to support the release of these sites for redevelopment are set out 
below. 
 

9.20 Former factory site, between 71 Oakley Road and 37-51 Westbrook Road – This 
former factory was demolished in 2009 and the site remains derelict.  Various potential 
redevelopment proposals have been put forward, but none have been successful.  The 
challenge in securing redevelopment of this site was recognised during 2016/17, when 
the Pilot Brownfield Register was set up.  As at 2018 the 0.28ha Oakley Road factory site 
was the only outstanding site listed in the Brownfield Register remaining undeveloped, or 
without current planning permission. 
 

9.21 Given that the site is not allocated in a development plan document, but is listed in the 
Brownfield Land Register, it is therefore necessary to set out development principles for 
the site through this Plan.  These are set out in Policy EN35 (below). 
 
Figure 25: Former factory site, between 71 Oakley Road and 37-51 Washbrook 
Road, Rushden  
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Policy EN35: Former factory site, between 71 Oakley Road and 37-51 Washbrook 
Road, Rushden 

The vacant Oakley Road factory site, as shown on the Policies Map, is allocated for the 
development of approximately 10 dwellings.  The development should provide: 

a) A mix of housing types and tenures to meet local needs, consisting of 
predominantly small and medium sized properties35; 

b) Development of a new public square between the High Street and Eaton Walk; 
c) Improvements to the public realm to create a distinct quarter; 
d) Reconfiguration and enhancement of public car parking provision and enhanced 

connections between these and the High Street (primary shopping area). 
 
 

9.22 Employment sites recommended for redevelopment – The 2018 Employment Land 
Review recommended that two employment areas should be released for alternative 
uses.  In both cases, it was found that the existing employment premises were found to 
be in poor condition and coming to the end of their useful economic lives. 
 

                                                
35 Rushden Housing Mix Assessment, March 2016: https://www.east-
northamptonshire.gov.uk/downloads/file/7395/parish_level_housing_mix_assessment_rushden_3_ext  

https://www.east-northamptonshire.gov.uk/downloads/file/7395/parish_level_housing_mix_assessment_rushden_3_ext
https://www.east-northamptonshire.gov.uk/downloads/file/7395/parish_level_housing_mix_assessment_rushden_3_ext
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9.23 The 0.5ha Windmill Club/ Business Centre, Glassbrook Road, consisting of small 
business units and a social club, is situated within a predominantly residential area, 
adjacent to the Pemberton Centre.  This dry leisure centre was previously considered, 
along with the town centre Splash Pool site, for redevelopment as part of wider proposals 
for a new Rushden Leisure Centre.  It remains uncertain when these longstanding 
proposals for a new leisure centre could be delivered, although any future masterplan for 
redevelopment of the Pemberton Centre could also incorporate the Windmill Club and 
Business Centre site. 
 

9.24 The larger (1.1ha) Rectory Business Centre and adjacent telephone exchange, 
warehousing and factory premises, are situated adjacent to the town centre to the east of 
Rectory Road, between Albert Road and Victoria Road.  This significant and long 
established employment area has poor and difficult road access, with the current units in 
a poor state of repair and nearing the end of their economic lives.  The Employment Land 
Review found that the site is situated within a predominantly residential area, so would 
be well suited for housing. 
 

9.25 Policy EN36 (below) supports the redevelopment of the Rectory Business Centre 
employment area between Albert Road and Victoria Road for residential uses.  This sets 
out key development principles, as and when the site becomes available for 
redevelopment. 
 
Figure 26: Rectory Business Centre, Rushden  
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Policy EN36: Rectory Business Centre, Rushden 

Redevelopment of the Rectory Business Centre site, as shown on the Policies Map, 
will be supported for residential development, for approximately 35 dwellings.  
Redevelopment proposals will be supported by a comprehensive masterplan and 
should deliver: 

a) A mix of housing types and tenures to meet local needs, consisting of 
predominantly small and medium sized properties; 

b) Improved vehicular access arrangements, upgrading the Albert Road and 
Victoria Road junctions with Rectory Road; 

c) Enhancements to the public realm, especially the streetscapes of Albert Road 
and Victoria Road; 

d) Improved east-west pedestrian and cycle connectivity between the town 
centre and residential areas to the east, including the provision of appropriate 
Rectory Road crossing arrangements; and 

e) Appropriate development contributions towards education and training, to 
offset the loss of longstanding business premises. 

 
 
Higham Ferrers 

9.26 The Joint Core Strategy (Table 1/ Policy 11) sets a distinctive spatial strategy for Higham 
Ferrers, as providing a localised convenience and service role, with growth pressures 
directed to Rushden.  This provides recognition of Higham Ferrer’s close function 
relationship with its larger neighbour and Growth Town. 
 

9.27 The Higham Ferrers Neighbourhood Plan (made April 2016) sets out a comprehensive 
range of detailed policies for the town, regarding: 
 
• Housing – windfall development, mix and tenure; 
• Site allocations – Land east of Ferrers School, Higham Ferrers East (part of Rushden 

East); 
• Provision, protection and enhancement of community facilities; 
• Development management – design (e.g. character areas), heritage assets; 
• Green infrastructure – Greenway extensions, Local Green Space; 
• Communications – Chowns Mill junction improvements, development of broadband, 

connections; 
• Residential parking standards; 
• Town centre – managing uses (e.g. hot food takeaways), public realm improvements. 
 

9.28 Higham Ferrers’ spatial character is considered alongside neighbouring Rushden, in 
Table22, above.  This recognises the strong functional relationship between the two 
towns, and the different but closely related spatial development strategies (see Policy 
EN1 (1)(a), above).  Furthermore, the Neighbourhood Plan includes detailed guidance 
regarding various defined character areas which make up the urban area. 
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9.29 Whilst the Neighbourhood Plan contains detailed policies for managing development 
within the town centre, the stakeholder engagement for this Plan revealed a significant 
brownfield redevelopment opportunity within Higham Ferrers. 
 
Brownfield sites 

9.30 One significant potential redevelopment opportunity within the Higham Ferrers urban 
area has been identified.  This is the brownfield Federal Estates site, south of Newton 
Road and east of William Steele Way. 
 

9.31 The 4.4ha Federal Estates and former Textile Bonding factory sites are situated within 
the designated Employment Protection Area, designated as such by the Neighbourhood 
Plan, JCS Policy 22(c) and Policy EN18 of this Plan.  Nevertheless, the sites contain two 
large warehouses and a factory, which have stood vacant for over 10 years.  Despite 
long term marketing36 of the Federal Distribution Centre site and former Textile Bonding 
factory the units (totalling over 18,000m2) remain vacant.  The NPPF and relevant Local 
Plan policies allow for the release of sites for alternative uses where there is no 
reasonable prospect of an application coming forward for the allocated use (paragraph 
120). 
 

9.32 Furthermore, concerns were raised through stakeholder engagement regarding the 
limited options available to provide pedestrian and cycle connections between the 
allocated housing site (Land east of Ferrers School; Neighbourhood Plan Policy HF.H4) 
and town centre facilities.  If the two vacant warehouses and factory building were 
released for housing, they could deliver the following benefits: 
 
• Redevelopment of redundant brownfield land; 
• Additional housing land supply within the Higham Ferrers urban area; and 
• Opportunities to improve pedestrian and cycle connections between the allocated 

housing site to the east of Ferrers School and Higham Ferrers town centre, via 
Newton Road and/ or the Midland Road/ former Textile Bonding factory link road. 

 
9.33 The site has capacity for around 120 dwellings.  Appropriate structural landscaping would 

be required to provide a suitable buffer between the site and adjacent factories (i.e. 
Woodleys, Bury Close). 
 

                                                
36 https://www.primelocation.com/to-rent/commercial/property/higham-ferrers/  

https://www.primelocation.com/to-rent/commercial/property/higham-ferrers/
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Figure 27: Federal Estates/ former Textile Bonding factory site, Newton Road/ 
Midland Road, Higham Ferrers 

 
 
Policy EN37: Federal Estates/ former Textile Bonding factory site, Newton Road/ 
Midland Road, Higham Ferrers 

The vacant Federal Estates/ former Textile Bonding factory sites, as shown on the Policies 
Map, are allocated for the development of at least 120 dwellings.  The development should 
include: 
a) A mix of housing types and tenures to meet local needs, consisting of an appropriate 

mix of residential properties37; 
b) Appropriate development contributions towards education (primary and secondary), 

social, community, public open space and green infrastructure, in accordance with 
priorities set out in the Infrastructure Delivery Plan; 

c) East/ west connections, providing linkages between Ferrers School, the allocated 
housing land to the east, Moulton College campus and the Rushden East sustainable 
urban extension, and the town centre; 

d) Improvements to the Midland Road/ Newton Road link roads; and 

e) Appropriate mitigation measures to ensure that the amenity of future occupiers is not 
unacceptably affected by the established businesses at Woodley’s Yard and Bury 
Close. 

                                                
37 Higham Ferrers Housing Mix Assessment, March 2016: 
https://www.eastnorthamptonshire.gov.uk/downloads/file/7387/parish_level_housing_mix_assessment_higham_fer
rers  

https://www.eastnorthamptonshire.gov.uk/downloads/file/7387/parish_level_housing_mix_assessment_higham_ferrers
https://www.eastnorthamptonshire.gov.uk/downloads/file/7387/parish_level_housing_mix_assessment_higham_ferrers
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Irthlingborough 

9.34 The Joint Core Strategy (Table 1) defines priorities for Irthlingborough; the regeneration, 
diversification and expansion of the town’s employment and service base.  This Plan 
(Policy EN1(1)(b)) provides further direction, including a focus upon delivering the 
Irthlingborough West sustainable urban extension.  It also identifies the following 
redevelopment opportunities within the urban area: 
 
• Town centre re-imagination – Former Select & Save, 13-21 High Street/ St Peter’s 

Way Car Park, Irthlingborough; and 
• Other brownfield sites – Former Rushden and Diamonds FC Stadium site, Nene Park, 

Diamond Way, Irthlingborough. 
 
Spatial character 

9.35 Irthlingborough consists of five distinctive spatial parts.  Figure 28 and Table 23 outline 
the main characteristics of each area, with the relevant spatial strategy policy references. 
 
Figure 28: Irthlingborough Spatial Diagram 
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Table 23 
Spatial parts of 
Irthlingborough 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area 
(existing) 

• South of the A6, defined by main arterial routes – 
Finedon Road, Station Road, Wellingborough 
Road 

• Includes key services and facilities – town centre, 
schools 

• Hosts main employer – Whitworth  
 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Irthlingborough 
West 
(Sustainable 
Urban Extension) 

• Permitted major extension to main urban area 
• Will enable new Finedon Road (A6) and 

Wellingborough Road connections 
 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Irthlingborough 
East 

• Former principal employment and leisure hub 
• Separated from main urban area by A6 Bypass 
• Two main elements – Nene Park (former 

Rushden & Diamonds FC stadium, south of 
Diamond Way/ Marsh Lane) and Nene Business 
Park (mixed use redevelopment site, north of 
Diamond Way/ Marsh Lane) 

• Mixed use developments at Nene Business Park 
site (Attley Way) currently under construction – 
new food/ convenience retailing, housing 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Crow Hill (lower) • Ribbon development along Addington Road 
• Separated from main urban area by A6 Bypass 
• Characteristically suburban, but with rural 

elements e.g. Bypass Farm/ butchers 
 

Policy EN4; JCS 
Policy 11(2)(a) 

Crow Hill (upper) • Secondary/ smaller part of Irthlingborough, with 
urban character 

• Separated from main urban area by A6 Bypass 
and some agricultural fields 

• Addington Road provides main arterial route 
• Includes some local services, facilities and 

businesses – convenience store, community 
centre, Frontier Centre 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

 
9.36 Irthlingborough is a designated Neighbourhood Area, and there is the intention to 

prepare a Neighbourhood Plan.  Preparation is at an early stage and will aim to 
complement the policies that are set out in this Plan. 
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9.37 In formulating this Plan, a number of issues affecting Irthlingborough have been 
identified.  These were initially highlighted through the Regulation 18 consultation 
(January – March 2017) and subsequent stakeholder workshops as follows: 
 
• Securing the successful implementation of the Irthlingborough West sustainable 

urban extension; 
• Making provision for Whitworths’ business plans (main employer in the town), 

enabling the company to remain at Irthlingborough; 
• Town centre re-imagination – securing the benefits of the new Market Square/ Church 

Street Coop etc development and addressing other redevelopment opportunities (e.g. 
former Select & Save premises, 13-21 High Street and St Peter’s Way Car Park); and 

• Securing the successful redevelopment of Nene Park (former Rushden & Diamonds 
FC stadium) site. 

 
9.38 The spatial strategies for the Crow Hill parts of Irthlingborough are set in policies EN1 

and EN4 of this Plan.  This section of the Plan considers what further direction is required 
to facilitate the redevelopment of significant development sites within Irthlingborough. 
 
Irthlingborough West and Whitworth site 

9.39 Outline planning permission for the Irthlingborough West sustainable urban extension 
was granted in November 2014, subject to the completion of a S106 agreement.  This 
site is identified as a strategic commitment in the Joint Core Strategy.  The Council will 
work to promote and support the successful delivery of Irthlingborough West. 
 

9.40 Planning permission for the comprehensive redevelopment of the Whitworths food 
factory site (to the south of Irthlingborough West) for housing was granted in 2010.  This 
has since lapsed and Whitworths has since indicated that it is keen to realign its 
operations on the current site.  Policies EN18 and EN19 (Protected Employment Areas, 
and relocation and/ or expansion of existing businesses respectively) provide the 
relevant policy framework for managing future Whitworths’ development proposals. 
 
Town centre re-imagination 

9.41 It is anticipated that the mixed-use redevelopment former Express Works Factory site 
(Coop site) will provide a catalyst for further investment into Irthlingborough town centre 
and will provide a major new focal point and hub for the town centre.  It will improve the 
setting of the Market Cross and St Peter’s Church, two key heritage assets within the 
town. 
 

9.42 The former Select & Save building (13-21 High Street) has been vacant for over a 
decade.  It is highlighted as the principal re-imagination opportunity within the town 
centre.  It is proposed that comprehensive redevelopment of the site, be encouraged 
through this Plan. 
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Figure 29: Former Select & Save, 13-21 High Street/ St Peter's Way Car Park, 
Irthlingborough 

 
 
Policy EN38: Former Select & Save, 13-21 High Street/ St Peter’s Way Car Park, 
Irthlingborough 

The vacant Select & Save and St Peter’s Way Car Park site, as shown on the Policies 
Map, is allocated for redevelopment, with a focus upon maintaining an appropriate mix 
and range of main town centre uses.  Redevelopment proposals should deliver: 

a) A balance and mix of main town centre uses, including convenience and 
comparison retailing, financial services and/ or food and drink businesses; 

b) Enhancements to the primary shopping frontage on the High Street; 
c) Pedestrian connections between the High Street, St Peter’s Way and St Peter’s 

Church; 
d) Provision for suitable service arrangements for the new business premises; 
e) Sufficient public car parking; 
f) Opportunities for live-work units at first floor level or above; and 
g) An enhancement to the settings of heritage assets, with particular reference to 

St Peter’s Church and the Louisa Lilley almshouses. 
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Other brownfield sites 
9.43 The Irthlingborough East part of the town has long functioned as the main employment 

and leisure location for the town as a whole.  The site has hosted a variety of uses and 
businesses; most notably the former Rushden & Diamonds FC stadium site at Nene 
Park.  The area consists of six distinct parts: 
 
1. Diamond Business Centre, Attley Way (2.9ha); 
2. East of Attley Way (Land Adjacent Marsh Lane), Nene Business Park (5.2ha); 
3. Former Rushden and Diamonds FC Stadium / associated infrastructure, Diamond 
4. Way (7.2ha); 
5. Lexicon House/ Waterside House Business Centre, Station Road (3.8ha); 
6. Sports and Exhibition Centre, Nene Park, Diamond Way (1.1ha); and 
7. West of Attley Way, Nene Business Park (1.20ha). 
 
Figure 30: Irthlingborough East/ Nene Park 

 
 

9.44 Of the Nene Business Park/ Diamond Business Centre (north) parts of the 
Irthlingborough East area (sites 1, 2 and 6), a new Aldi store is scheduled to open by the 
end of 2018.  Furthermore, permission was granted in 2018 for the construction of 100 
dwellings East of Attley Way (site 6). 
 

9.45 Sites 4 and 5 are mostly in use.  The Waterside House Business Centre includes 
premises for small business start ups, while the Sports and Exhibition Centre has, since 
2012, been used for leisure and office uses, including a gym. 
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9.46 The Former Rushden and Diamonds FC Stadium (site 3, Nene Park), was demolished in 
2017.  This, the largest part of Irthlingborough East, is one of the most significant 
brownfield sites within the district.  However, the range of potential uses for site 3 is 
greatly restricted by a number of development constraints.  The majority of the site is 
situated within the Environment Agency’s Flood Zone 3.  In most circumstances this 
precludes all but less vulnerable (to flooding) and water compatible uses; such as most 
main town centre uses, leisure or general industrial uses.  The site is also situated 
adjacent to the Upper Nene Valley Gravel Pits SPA/ Ramsar site, which will also have 
significant implications for the range of appropriate uses for the site. 
 

9.47 The importance of securing a suitable redevelopment scheme for the Nene Park site (site 
3) will form a key part of the future strategy in order to secure investment for 
Irthlingborough.  This Plan will be proactive in allowing for suitable redevelopment 
proposals, setting out a framework and parameters for the redevelopment of the former 
Rushden and Diamonds FC Stadium. 
 
Policy EN39: Former Rushden and Diamonds FC Stadium site, Nene Park, 
Diamond Way, Irthlingborough 

The former Rushden and Diamonds FC Stadium site, as shown on the Policies Map, is 
allocated for a mix of main town centre, business and leisure uses.  Proposals should 
deliver: 

a) Flood compatible employment uses such as tourism, cultural or leisure related 
development, complementing the nearby offers of Irthlingborough, Higham 
Ferrers and Rushden town centres, and Rushden Lakes; 

b) Appropriate flood risk mitigation measures; 
c) Measures to enhance biodiversity, deliver ecosystem services and ensure that 

any development does not have a significant adverse impact upon the adjacent 
SPA/ Ramsar site; 

d) Improved arrangements for pedestrian and cyclists, crossing the A6 to Station 
Road and the town centre (east); 

e) Pedestrian and cycle connections to the East Northamptonshire Greenway, via 
the Old Bridge and Marsh Lane (west); 

f) High quality landscaping; and 
g) Provision for new moorings along the River Nene Navigation and direct riparian 

access. 
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Oundle 
9.48 The Joint Core Strategy Policy 11(1)) recognises Oundle’s role as the main service 

centre for the rural north part of the district.  This requires that this Plan should focus 
upon the consolidation and enhancement of this vibrant Market Town. 
 

9.49 There is an outstanding requirement for around 300 dwellings during the remainder of 
the Plan period.  This strategic requirement is covered under Housing Delivery (section 
8.0).  This section of the Plan concentrates on the more detailed (non-strategic) matters 
affecting Oundle.  It focuses upon two potential redevelopment opportunities to the east 
of the town; the East Road employment area and Riverside Hotel. 
 
Spatial character 

9.50 Oundle and its surrounding rural hinterland consist of four distinctive spatial parts, plus 
the closely connected villages of Ashton, Cotterstock, Glapthorn and Stoke Doyle.  
Figure 31 and Table 24 (below) outline the main characteristics of each, with the relevant 
spatial strategy policy references. 
 
Figure 31: Oundle Spatial Diagram 

 
 
Table 24 
Spatial parts of 
Oundle 

Characteristics Relevant spatial 
strategy 
policies 

Historic core • Defined by West Street and North Street (A427) 
• Includes key services and facilities – town centre 
• Historic character defined by Oundle School 

Policy EN1(1)(c); 
JCS Policy 
11(1)(b) 
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Table 24 
Spatial parts of 
Oundle 

Characteristics Relevant spatial 
strategy 
policies 

• Hosts main employment areas – Nene Business 
Park/ Fairline Boats; East Road 

 
Oundle north • Suburban urban extension, north of New Road, 

focused upon arterial Glapthorn Road/ 
Cotterstock Road 

• Developed since 1950s 
• Focal points – Oundle Primary School, 

Occupation Road playing fields 
• Potential for expansion of urban area to the north 

 

Policy EN1(1)(c); 
JCS Policy 
11(1)(b) 

Oundle Marina/ 
Barnwell Country 
Park 

• Significant tourism and leisure hub 
• Separated from main urban area by River Nene 
• Majority of area is functional floodplain 
• Committed redevelopment proposal – Oundle 

Marina 
• Further opportunities e.g. Barnwell Mill 

 

Policy EN1(3)(a); 
JCS Policy 
11(2)(a) 

Elmington/ 
Laxton Drive 
(Ashton Parish) 

• Ribbon development along A605 
• Separated from main urban area by A605 Bypass 
• Suburban element (Laxton Drive) 
• Riverside Hotel presents redevelopment 

challenge 
 

Policy EN1(3)(a); 
JCS Policy 
11(2)(a) 

 
9.51 Oundle Town Council has led the preparation of a Neighbourhood Plan since 2012.  A 

first draft version of the Plan was published for consultation in April 2018, but significant 
further work will be required before the Town Council is in a position to submit the 
Neighbourhood Plan. 
 

9.52 In formulating this Plan and the Neighbourhood Plan, a number of issues affecting 
Oundle have been identified.  These were initially highlighted through the Regulation 18 
consultation (January – March 2017), subsequent stakeholder workshops and the 
Neighbourhood Plan consultation as follows: 
 
• Delivery of the outstanding strategic housing requirements; 
• East Road employment areas – further development opportunities at Reclamation 

Centre, Eastwood Road, and Former Recycling Centre/ Council Car Park (Herne 
Park), East Road; and 

• Delivering redevelopment of the Riverside Hotel. 
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Figure 32: Oundle – key redevelopment opportunities 

 
 
East Road employment areas 

9.53 Two potential redevelopment opportunities to the east of East Road were identified 
during the stakeholder workshops.  The stone reclamation centre, adjacent to Waitrose 
(opened 2013) is a long established business.  There are no current proposals to 
relocate the current business, or release the site for redevelopment. 
 

9.54 Planning permission for the change of use of the former Recycling Centre and Council 
car park at Herne Park to a mixture of office, light industry and storage was granted in 
2014.  The former recycling centre was occupied by North Equipment Ltd in 2016, 
although the former car park (included within the land holdings of North Equipment Ltd) 
remains under-used. 
 

9.55 While both the recycling centre and former Council car park could provide development 
opportunities, neither site is currently available.  Both are brownfield sites, situated within 
the urban area.  Future development proposals would be informed by other Local Plan 
policies, including the spatial strategy (Policy EN1(1)(c) and Joint Core Strategy Policy 
11(1)(b)), together with other relevant development management policies (e.g. Joint Core 
Strategy Policy 6 – Development on Brownfield Land).  Future development proposals 
could be supported through site specific development briefs. 
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Riverside Hotel 
9.56 The Riverside Hotel forms a main gateway to Oundle (although it is located in the Parish 

of Ashton).  It is a non-designated heritage asset, having been constructed in the 1840s 
as a hotel to serve the former Oundle railway station, and is sited adjacent to the Grade II 
listed Oundle town bridge and the River Nene. 
 

9.57 Outline planning permission for the development of a new hotel at the Riverside was 
granted in 2005 (reserved matters approved in 2011), incorporating the existing buildings 
into a larger new hotel complex.  This permission remains “live”, as implementation of 
this consent was subsequently commenced. 
 

9.58 The previous Local Plan policy expressed a preference for the reinstatement of the 
Riverside Hotel as a restaurant, pub or hotel.  It also identified potential alternative uses 
for the site, such as a resource centre, training facility, offices, or businesses uses.  The 
following policy is proposed to guide future proposals in delivering a successful 
redevelopment of the site: 
 
Figure 33: Riverside Hotel, Station Road, Oundle 

 
 
Policy EN40: Riverside Hotel, Station Road, Oundle 

Redevelopment proposals for the former Riverside Hotel, as shown on the Policies 
Map, for the following uses will be supported: 

a) Reinstatement as a restaurant, public house, hotel or tourist accommodation; 
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b) Training facility and/ or resource centre; or 
c) Small business units, or other potential service employment uses. 

Redevelopment schemes should deliver the following outcomes: 
d) Retention and enhancement of the heritage asset; 
e) Appropriate flood mitigation measures, including appropriate access and egress 

arrangements; 
f) Provision for new moorings along the River Nene Navigation and direct riparian 

access; and 
g) Improved arrangements for pedestrian and cyclists, to the town centre (east, via 

North Bridge) and riverside paths. 
 
 
Raunds  

9.59 The Joint Core Strategy (Table 1) defines priorities for Raunds; the regeneration, 
diversification and expansion of the town’s employment and service base.  Further 
direction is provided in Policy EN1(1)(b) of this Plan.  The Raunds Neighbourhood Plan 
(made November 2017) provides additional local detail relating to the following: 
 
• Housing – design, mix and car parking standards; 
• Open space – protection of existing areas and standards for providing new open 

spaces in association with new developments; 
• Local Green Space; 
• Protection and enhancement of community facilities; 
• Town centre re-imagination – mix of uses, shopping frontages, public realm, creating 

safer streets for pedestrians and cyclists; 
• Employment – protecting existing areas, supporting new proposals and supporting 

tourism and the visitor economy; 
• Natural and built environment – Green infrastructure (e.g. tree planting), locally listed 

buildings (non-designated heritage assets) and protection of Upper Nene Valley 
Gravel Pits SPA/ SSSI, while supporting enhanced connectivity to the Nene Valley. 

 
9.60 The Neighbourhood Plan also sets out a detailed vision for the town; emphasising the 

importance of a regenerated town centre, with aspirations to become a vibrant market 
town, with a variety of artisan and boutique style shops.  Policies focus upon managing 
the existing range of town centre uses, although the Neighbourhood Plan does not 
include any site specific proposals, with the exception of policies for the protection of 
existing functions. 
 

9.61 In developing the Plan, further stakeholder views were sought through the Member and 
Town/ Parish Council workshops.  The workshops provided an opportunity for 
stakeholders to identify any other matters that the Neighbourhood Plan did not cover and 
are discussed below in paragraph 9.62. 
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Spatial character 
9.62 The Raunds urban area consists of six distinctive spatial parts, plus the closely 

connected village of Stanwick.  Figure 34 and Table 25 (below) outline the main 
characteristics of each, with the relevant spatial strategy policy references. 
 
Figure 34: Raunds Spatial Diagram 

 
 
Table 25 
Spatial parts of 
Raunds 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area • Defined by London Road (west), Brick Kiln Road 
(north) and High Street/ Brook Street 

• Includes key services and facilities – linear town 
centre, focused on The Square/ Brook Street 

• Historic character defined by St Peter’s Church 
• Hosts significant suburban areas to the east and 

west of High Street/ Brook Street 
 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Raunds north • Sustainable urban extension to the north of Brick 
Kiln Road (also known as Border Park) 

• Developed since 2013 
• Focal points – Raunds Town FC, new local 

centre/ service hub adjacent to London Road/ 
A45 

• Potential for further expansion of urban area to 
the east of Border Park 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 
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Table 25 
Spatial parts of 
Raunds 

Characteristics Relevant spatial 
strategy 
policies 

 
Raunds north 
east 

• Sustainable urban extension to north east of 
existing urban area, known as Northdale End 

• Significant new green infrastructure corridor 
adjacent to Brooks Road, utilising Hog Dyke 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Raunds south • Sustainable urban extension to the south of the 
town 

• Two significant developments to south of Grove 
Street – Weighbridge Way (developed during 
2000s) and Willow Way (2010/11) 

• Major development at Darcy Park (also known as 
Darsdale Farm) recently started, including 
significant new public open space 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Warth Park • Main employment area of Raunds 
• Major strategic warehousing and distribution site 
• Also includes significant new green infrastructure 

between warehouses and A45 
 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Brooks Road • Ribbon development along Brooks Road, beyond 
Northdale End 

• Suburban character 
• Transition between urban (Northdale End) and 

rural (Brook Farm Livery Stables) 
 

Policy EN1(3)(a); 
JCS Policy 
11(2)(a) 

 
9.63 In formulating this Plan and the Neighbourhood Plan, a number of issues affecting 

Raunds have been identified as follows: 
 
• Retention of existing community facilities and securing improvements to health 

facilities; 
• Employment – need to encourage more small and medium enterprises; 
• Town centre re-imagination – overall enhancements to town centre – opportunities 

identified, including The Spinney, Brook Street and library (High Street) if vacated – 
town centre “gateway” sites; 

• Other opportunities – Fire/ Police Station, if these are relocated and land south of 
Marshall Road. 

 
9.64 In nearly all cases, the issues identified through the 2017/18 workshop events are 

specifically addressed by one or more Neighbourhood Plan policies.  Identified 
community facilities (including the library) are protected by Policy 7 of the Joint Core 
Strategy and Policy R8 of the Neighbourhood Plan.  No significant redevelopment 
opportunities within the main urban area were raised. 
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Thrapston 
9.65 The Joint Core Strategy (Table 1) defines priorities for Thrapston; the regeneration, 

diversification and expansion of the town’s employment and service base.  This Plan 
(Policy EN1(1)(b)) provides further direction, recognising that significant growth has been 
delivered at Thrapston South, through the previous Local Plan. 
 
Spatial character 

9.66 The Thrapston urban area consists of two distinctive spatial parts, with a further two 
distinctive spatial elements at Islip, to the west of the River Nene.  Figure 35 and Table 
26 (below) outline the main characteristics of each, with the relevant spatial strategy 
policy references. 
 
Figure 35: Thrapston and Islip Spatial Diagram 

 
 
Table 26 
Spatial parts of 
Thrapston and 
Islip 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area • Defined by radial arterial roads – High Street/ 
Huntingdon Road, Midland Road and Oundle 
Road 

• Historic core based around High Street/ 
Huntingdon Road and Midland Road, with post-
war suburban development to the north (Oundle 
Road, Lazy Acre) 

• Includes key services and facilities – town centre 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 
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Table 26 
Spatial parts of 
Thrapston and 
Islip 

Characteristics Relevant spatial 
strategy 
policies 

retailing, school, main public open spaces, leisure 
centre 

 
Haldens Parkway 
(employment 
area) 

• Main employment area of Thrapston, east of 
A605 

• Major strategic warehousing and distribution site, 
with access to A14 and A45 Trunk Roads 

• Scope for further expansion of logistics or 
warehousing businesses, if necessary 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Islip village • Self contained village, with a range of services 
but a close functional relationship with Thrapston 

• Linear village, defined by Lowick Road, High 
Street and Chepel Hill/ Toll Bar Road 

 

Policy EN1(2)(b); 
JCS Policy 
11(2)(a) 

Islip south • Linear area, west of River Nene, situated 
between Kettering Road and A14 

• Major strategic employment site, including Islip 
Furnace and Primark premises 

• Linear/ ribbon development part of Islip village to 
the south of Kettering Road, separated from Islip 
village by cricket field/ Woolpack pub 

 

Policy EN1(2)(b) 
& EN1(3)(a); JCS 
Policy 11(2)(a) 

 
9.67 Thrapston is not designated a Neighbourhood Area.  However, the Town Council led the 

preparation of the 2013 Thrapston Community Plan38, which sets a vision for the future of 
Thrapston, supported by a 10 year Action Plan to unlock the potential of the town, deliver 
a regenerated town centre, support managed growth of the town and create the 
foundations for an enhanced local community spirit (paragraph 1.2).  The Community 
Plan will help to inform this Plan strategy for Thrapston. 
 

9.68 In formulating this Plan, a number of issues affecting Thrapston have been identified as 
follows: 
 
• Potential for enhanced green infrastructure, sport and recreational facilities in the 

Meadow Lane/ Thrapston Lakes area; 
• Improved connections to the East Northamptonshire Greenway, via Islip; 
• Town Centre – future of existing services e.g. library, Barclay’s Bank (closed October 

2018); and the range and offer of town centre businesses; 
• Various redevelopment/ re-imagination opportunities around the town. 
 

9.69 The previous Local Plan set out detailed policies for the regeneration of Thrapston, 
including overall principles and site specific proposals based on a 2003 Masterplan for 
the town, which advocated wholesale redevelopment of certain sites around the town 
centre. 
 

                                                
38 https://www.east-northamptonshire.gov.uk/site/scripts/download_info.php?downloadID=1951&fileID=5404  

https://www.east-northamptonshire.gov.uk/site/scripts/download_info.php?downloadID=1951&fileID=5404
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9.70 The concept of comprehensive redevelopment has been largely replaced by an 
incremental approach to the re-imagination of town centres advocated in the current 
Economic Strategy.  Site specific allocations are proposed where these are considered 
desirable.  Elsewhere, development principles are set out to inform future proposals. 
 
Town centre re-imagination 

9.71 This Plan sets out guiding principles, to provide a framework for the re-imagination of 
Thrapston town centre.  Previous Local Plan regeneration policies have been reviewed 
and incorporated into the town centre re-imagination guiding principles (Policy EN33, 
above). 
 

9.72 Two deliverable sites within the town centre are recognised that have, the potential to 
deliver significant opportunities to enhance Thrapston’s vitality.  Planning permission for 
the conversion of the listed 71-75 High Street and associated outbuildings for retail, office 
and residential uses was granted in 2014.  The residential aspects of the consented 
scheme have since been implemented, although the completion and occupation of the 
High Street retail part of the scheme is still awaited. 
 

9.73 In October 2018, Barclay’s closed its Thrapston branch (41 High Street), the last bank in 
the town.  Like the listed 71-75 High Street, this is a landmark (albeit non-designated) 
heritage asset at the junction of Chancery Lane and the High Street.  Future uses for this 
building would need to have regard to its historic character. 
 

9.74 Otherwise, there are no deliverable (i.e. short term), site specific opportunities anticipated 
to further progress the revitalisation of Thrapston town centre.  Nevertheless, several 
potential opportunities were identified through the 2013 Community Plan and 2017/18 
Member and Town/ Parish Council workshops: 
 
• Cattle Market, Market Road; 
• Chancery Lane/ Bull Ring (Chancery Autos/ St John Ambulance); 
• 17-31 High Street/ Library 
• Bridge Hotel/ Scotts, Bridge Street; 
• Former Coal Yard, Midland Road. 
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Figure 36: Thrapston Town Centre redevelopment opportunities 

 
 

9.75 While none of these sites are available in the short term, in most cases these were 
recognised in previous Local Plan regeneration policies.  Sites such as the Bull Ring, 17- 
31 High Street, the Bridge Hotel and Scotts may become available in the medium to long 
term, but there no certainty of this.  Policy EN41, together with Figure 36 (above) 
identifies overarching principles that will guide future development proposals as/ when 
any of these sites becomes available. 
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Figure 37: Cattle Market, Market Road, Thrapston 

 
 
Policy EN41: Cattle Market, Market Road, Thrapston 

The Cattle Market site, as shown on the Policies Map, is allocated for redevelopment, 
with a focus upon maintaining an appropriate mix and range of uses compatible with 
the town centre.  Redevelopment proposals should deliver: 

a) A balance and mix of main town centre uses, including convenience retailing, 
financial services and/ or food and drink businesses; 

b) Opening up of a new north-south active town centre frontage to the south of the 
High Street; 

c) Enhanced north-south pedestrian connectivity, between the High Street, Market 
Road, Grove Road and the Leisure Centre (Cedar Drive); 

d) Vehicular access from Market Road, with off-site improvements to the Midland 
Road junction, and provision for suitable service arrangements for the new 
business premises; 

e) Opportunities for residential uses appropriate for a town centre site, including 
live-work units or specialist housing at first floor level or above; 

f) Enhancements to the settings of adjacent heritage assets and the Conservation 
Area; and 

g) Additional town centre public car parking. 
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10.0 Monitoring and implementation 
 

10.1 In order to measure the effectiveness of the Local Plan Part 2, this needs to be 
underpinned by an effective monitoring and implementation framework.  The Joint Core 
Strategy sets out a detailed range of monitoring indicators.  It highlights the key 
infrastructure needed to secure implementation of these strategic policies (Joint Core 
Strategy, Table 8), identified in the Infrastructure Delivery Plan (IDP). 
 
 
Key infrastructure projects 

10.2 This Plan, which provides additional detail to support the strategic policies of the Joint 
Core Strategy, will be supported by the strategic infrastructure identified within the IDP, 
together with additional more localised infrastructure where a local need has been 
identified.  Key infrastructure within the district – that which is expected to be delivered 
within the Plan period – is noted as follows: 
 
• Chowns Mill roundabout improvements, A45/ A6 Higham Ferrers/ Rushden; 
• Corby Northern Orbital Road Phase 2 (Final); 
• A45 Stanwick to Thrapston dualling; 
• Ditchford Lane/ Rushden Lakes link road; 
• Tresham Garden Village – A43 link road, with secondary A427 access; and 
• Greenway extensions. 
 
 
Monitoring the Local Plan Part 2 

10.3 The Joint Core Strategy provides an extensive monitoring framework with a 
comprehensive set of performance indicators and targets. The monitoring indicators 
within this Plan should be reviewed in conjunction with those in Table 9 of the Joint Core 
Strategy. Critical elements of this Plan which will be monitored include: 
 
• Housing completions by location; at each town and within the rural areas; 
• Delivery of main town centre uses by location – town centres, local centres, edge of 

centres and out of centre locations; 
• Delivery of priority green infrastructure corridors, extensions to the Greenway and 

enhancements to the quality of public open space, sport and recreation facilities; 
• Delivery of improvements to heritage assets, and the tourism and cultural offer of the 

district; 
• Delivery of jobs and implementation of economic development projects such as the 

Enterprise Centre; 
• Implementation of housing land allocations to deliver the residual housing 

requirements; and 
• Delivery of regeneration priorities for the six towns. 
 

10.4 If monitoring identifies that a policy is not achieving its objectives, key policy targets are 
not being met or the context has changed (for example, the performance and nature of 
the economy), the Council will take remedial action, working with North 
Northamptonshire partners.  This may include: 
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• Identifying the reasons for under-performance against targets and discussing with 
partners and stakeholders; 

• Reviewing the evidence base for availability and deliverability of housing/ employment 
land, through the framework of the Authorities’ Monitoring Report (AMR); 

• Working with developers and landowners of existing committed or allocated sites to 
produce viable and suitable schemes; 

• Seeking to identify additional sources of finance or alternative programmes for the 
delivery of infrastructure; 

• Discuss with partners and service providers potential solutions to better address 
issues within the design of schemes. 

 
10.5 This Plan will be implemented in conjunction with the broader strategic framework set out 

in the Joint Core Strategy.  If the various actions fail to realign delivery of outputs and 
outcomes then it may be necessary to consider a review of targets, consider changes to 
the allocation of employment/ housing land, or consider a review of this Plan/ Joint Core 
Strategy.  Where necessary to aid implementation, Supplementary Planning Documents, 
masterplans or further guidance may be produced to provide further detail on specific 
policy areas. 
 

10.6 The AMR will report on the extent to which policies set out in the Local Plan are being 
achieved and targets are being met.  As well as linking with spatial outcomes and 
policies, indicators in the AMR also link to the Sustainability Appraisal objectives in order 
to identify the significant effects of policy implementation. 
 

10.7 The Joint Core Strategy contains strategic direction with regard to development 
contributions.  This direction is set out in Policies 7 and 10. 
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Table 27: Performance indicators and targets for monitoring 
Policy Objective  Indicator  Targets  
EN1 Provide additional rural spatial 

direction/ settlement hierarchy (i.e. 
large/ small/ restraint villages and 
open countryside) 

Number of dwellings permitted 
within the different areas of the 
settlement hierarchy 

Direct development to Rushden and 
the Market Towns 
Restrict all but small scale or infill 
development in rural areas, unless 
promoted through Neighbourhood 
Plans and/ or rural exceptions 
housing schemes 

EN2 Provide a clear differentiation 
between the urban/ built up areas 
and their surrounding rural 
hinterlands 

Number of dwellings permitted 
within the main urban areas, and 
beyond the main urban areas 

Restrict inappropriate development 
beyond the main urban/ built up 
areas 

EN3 Provide a clear differentiation 
between the freestanding villages 
and their surrounding rural 
hinterlands 

Number of dwellings permitted 
within the free standing villages, 
and beyond the free standing 
village areas 

Restrict inappropriate development 
beyond the free standing villages 

EN4 Provide a clear differentiation 
between urban outliers/ ribbon 
developments and their 
surrounding rural hinterlands 

Number of dwellings permitted 
within the ribbon development 
areas of lower Crow Hill 
(Irthlingborough) and Brooks 
Road (Raunds) 

Restrict inappropriate development 
in the defined ribbon development 
areas 

EN5 Protect the peripheral land of 
settlements against unsuitable 
development 

Development permitted outside of 
the defined settlement boundaries 

Restrict inappropriate development 
on the periphery of settlements with 
a defined boundary 

EN6 Provide clear guidelines for 
appropriate replacement dwellings 
in open countryside 

Number of dwellings permitted 
and/ or built in the open 
countryside 

Restrict the development of 
inappropriate new build 
replacement dwellings in open 
countryside 

EN7 Protect and enhance existing and 
future Green Infrastructure 
corridors 

Net loss/ gain in GI across the 
district  
New open space provided within 
or connected to the existing GI 
network 
Projects to enhance GI in the 
district 

Net increase in connected open 
space and GI throughout the district 

EN8 Protect and enhance the 
Greenway and its connections to 
the wider GI network 

Number and amount of 
contributions by developers and 
other funding streams 
Completion of Greenway projects/ 
developments 

Complete the Greenway within the 
district 

EN9 Define an enhanced local 
interpretation of the NPPF criteria 
for the designation of Local Green 
Space 

Designation of Local Green Space 
within Neighbourhood Plans 

No loss of Local Green Space 

EN10 Enhance existing open space or 
provide new open space 

Number of permitted 
developments of 10 or more 
dwellings, or 0.3 or more hectares 

Net increase in open space across 
the district 

EN11 Enhance existing sport and 
recreation facilities, or provide 
new sport and recreation facilities 

Number of permitted strategic 
developments 

Net increase in sport and recreation 
facilities across the district 

EN12 Provide clear guidance for the 
design of development with regard 
to its impact on the surrounding 

Number of permissions and 
refusals where the policy was 
used to make the decision  

Restrict inappropriate development 
of new buildings and extensions so 
that they are in keeping with the 
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Table 27: Performance indicators and targets for monitoring 
Policy Objective  Indicator  Targets  

area surrounding environment 
EN13 Sustain and enhance the 

appearance and setting of 
designated heritage assets 

Number of permissions and 
refusals where the policy was 
used to make the decision 

Restrict inappropriate development 
which affects a designated heritage 
asset or its setting 

EN14 Sustain and enhance the 
appearance and setting of non-
designated heritage assets 

Number of permissions and 
refusals where the policy was 
used to make the decision 

Restrict inappropriate development 
which affects a non-designated 
heritage asset or its setting 

EN15 Provide clear direction for tourist 
and cultural developments in the 
Nene Valley corridor and 
Rockingham Forest areas 

Number of permitted tourist and 
cultural development within these 
areas 

Encourage appropriate 
development in the Nene Valley 
corridor and Rocking Forest areas 

EN16 Support the conversion of small-
scale redundant or disused rural 
buildings to guest house/ B&B 
accommodation 

Number of permitted conversions 
of rural outbuildings to provide 
overnight accommodation 

Encourage the conversion of 
redundant small-scale rural 
buildings 

EN17 Ensure the Enterprise Centre 
continues to function as flexible 
managed workspace for small and 
micro-businesses 

Use status of the site Encourage appropriate 
development at the Enterprise 
Centre 

EN18 Ensure that existing employment 
sites are protected for 
employment use 

Use status of the sites No loss of employment uses within 
the Protected Employment Areas 
unless the site is demonstrably no 
longer suitable for employment 

EN19 Provide clear direction for the 
relocation and expansion of 
existing businesses 

Number of permissions and 
refusals where the policy was 
used to make the decision 

Encourage established businesses 
to expand and grow in appropriate 
locations 

EN20 Increase the vitality of the town 
centres and primary shopping 
areas 

Public realm improvements within 
the town centres and primary 
shopping areas 

Encourage appropriate 
development within the town 
centres and primary shopping areas 

EN21 Provide floorspace thresholds for 
impact assessments for retail 
developments 

Number of permitted retail 
developments outside the primary 
shopping areas of the six towns 

Restrict inappropriate retail 
development outside the primary 
shopping areas of the six towns 

EN22 Provide clear direction for 
specified main town centre use 
developments outside of the local 
centres  

Number of permitted specified 
main town centre uses within 
200m of the local centres 

Encourage specified main town 
centre uses outside of the local 
centres that offer day to day local 
services, improved connectivity and 
do not affect local amenity 

 EN23 Provide suitable development 
management criteria for Rural 
Exceptions Housing schemes 

Number of affordable units 
achieved 

Encourages the provision of 
affordable housing to meet 
identified needs in the rural areas 

 EN24 Delivery of sites in accordance 
with the Local Plan (Joint Core 
Strategy) requirements 

Meeting overall strategic housing 
requirements at Oundle 

To provide for strategic shortfall in 
housing numbers of around 300 
dwellings at Oundle 

 EN25 Implementation of Stoke Doyle 
Road site within the Plan period 

Meeting strategic housing 
requirements site specific 

To provide site specific housing 
requirements assisting the strategic 
shortfall at Oundle 

 EN26 Implementation of Cotterstock 
Road site within the Plan period 

Meeting strategic housing 
requirements site specific 

To provide site specific housing 
requirements assisting the strategic 
shortfall at Oundle 

 EN27 Implementation of St 
Christopher’s Drive site within the 
Plan period 

Meeting strategic housing 
requirements site specific 

To provide site specific housing 
requirements assisting the strategic 
shortfall at Oundle 

 EN28 Delivery of an appropriate mix of Type, mix and range of units Encourages a range and mix of 
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Table 27: Performance indicators and targets for monitoring 
Policy Objective  Indicator  Targets  

housing sizes, types and tenures 
to meet local need 

achieved house types and tenures to meet 
the needs of the wider community 

 EN29 Delivery of specialist housing; e.g. 
older persons accommodation to 
meet local need 

Number of older persons units of 
accommodation achieved on sites 
of 50 dwellings or more 

Encourages the provision of older 
person housing to meet identified 
needs  

EN30 Delivery of suitable Extra Care 
development schemes as part of 
major strategic sites in 
accordance with local needs 

Number of Extra Care units of 
accommodation achieved on 
major strategic sites/ sustainable 
urban extensions 

Encourages the provision of older 
person housing to meet identified 
needs 

 EN31  Delivery of specialist housing e.g. 
older persons accommodation to 
meet local need 

Number of older persons units of 
accommodation achieved 

Encourages the provision of older 
person housing to meet identified 
needs 

 EN32 Delivery of self and custom build Number of self and custom built 
dwellings achieved on sites of 50 
dwellings or more 

Meeting the housing needs of the 
wider community 

EN33 Delivery of development within the 
town centres and surrounding 
urban areas in accordance with 
the development principles 

Development permitted in 
accordance with the policy criteria 

No of development proposals 
approved in accordance with all of 
the relevant policy criteria 

 EN34 Redevelopment of the Splash 
Pool and Wilkinson sites 

Development permitted on the 
Splash Pool and Wilkinson sites 

Redevelopment of the sites to 
include pedestrian links, a new 
public square, public realm 
improvements, and provision of 
public car parking 

 EN35 Redevelopment of the former 
factory site between 71 Oakley 
Road and 37-51 Washbrook Road 

Development permitted on the 
former factory site 

Redevelopment of the site to 
include approximately 10 dwellings 
with a mix of housing types to meet 
local needs, developer 
contributions, vehicular access, and 
pedestrian/ cycle connections 

 EN36 Redevelopment of the Federal 
Estates site 

Development permitted for 
housing on the Federal Estates 
site 

Redevelopment of the site to 
include at least 120 dwellings with a 
mix of housing types to meet local 
need, developer contributions, 
improved connections and link 
roads, and appropriate mitigation 
measures 

EN37 Release and redevelopment of the 
Rectory Business Centre site for 
housing 

Development permitted for 
housing on the Rectory Business 
Centre  site 

Redevelopment of the site to 
include at least 35 dwellings with a 
mix of housing types to meet local 
need, developer contributions, 
improved connections and 
appropriate mitigation measures 

 EN38 Redevelopment of the former 
Select & Save and St Peter’s Way 
Car Park site 

Development permitted on the 
former Select & Save and St 
Peter’s Way Car Park site 

Redevelopment of the site to 
include a mix of main town centre 
uses, enhancement of the primary 
shopping frontage, pedestrian 
connections, suitable service 
arrangements, public car parking, 
live-work units at first floor or above, 
and enhancement to the settings of 
heritage assets 

 EN39 Redevelopment of the former 
Rushden and Diamonds FC 

Development permitted on the 
former Rushden and Diamonds 

Redevelopment of the site to 
include flood compatible 
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Table 27: Performance indicators and targets for monitoring 
Policy Objective  Indicator  Targets  

Stadium site FC Stadium site employment uses, appropriate flood 
mitigation measures, enhancements 
to biodiversity, improved pedestrian 
and cycle connections, high quality 
landscaping, and new moorings  

 EN40 Redevelopment of the Riverside 
Hotel site 

Development permitted on the 
Riverside Hotel site 

Redevelopment of the site for 
restaurant, public house, hotel, 
tourist, training facility/ resource 
centre, or small business/ 
employment use, to include 
retention and enhancement of the 
heritage asset, appropriate flood 
mitigation measures, new moorings, 
and improved arrangements for 
pedestrians/ cyclists 

 EN41 Redevelopment of the Cattle 
Market site 

Development permitted on the 
Cattle Market site 

Redevelopment to include a mix of 
main town centre uses, opening up 
of a new active frontage, pedestrian 
connectivity, vehicular access, 
appropriate residential uses at first 
floor level or above, enhancements 
to the setting of heritage assets, 
and public car parking 
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Glossary  
 
Affordable Housing – social rented, affordable rented and intermediate housing, 
provided to eligible households whose needs are not met by the market 
 
Authorities’ Monitoring Report (AMR) – a report that reviews the performance of the 
Council’s planning policies 
 
Biodiversity – the variety of life in all forms 
 
Brownfield Land – land which has previously been developed or built upon 
 
Comparison Retailing – the provision of items not obtained on a frequent basis, 
including clothing, footwear and household goods 
 
Convenience Retailing – the provision of everyday essential items, including food, drink 
and newspapers/ magazines 
 
Core Spatial Strategy (CSS) – the North Northamptonshire Core Spatial Strategy, 
adopted in June 2008 and covered the period of 2001-2021 
 
Development Brief – a document that set out detailed development principles for a 
development site 
 
Development Plan – includes adopted Local Plans and Neighbourhood Plans 
 
Geodiversity – the range of rocks, minerals, fossils, soils and landforms 
 
Green Infrastructure (GI) – a network of multi-functional green space which is capable 
of delivering a range of environmental and quality of life benefits for local communities 
 
Habitat Regulations Assessment – required under the European Directive 92/43/EEC 
to assess the impacts of implementing a policy on European (Natura 2000) Sites, to 
determine whether it would have an adverse effect on the integrity of the site 
 
Heritage Asset – a building, monument, site, place, area or landscape identified as 
having a degree of significance meriting consideration in planning decisions, because of 
its heritage interest 
 
Housing Land Supply – paragraph 73 of the NPPF requires local planning authorities to 
identify and update annually a supply of specific deliverable sites sufficient to provide five 
years’ worth of housing against their housing requirement, including a buffer 
 
Joint Core Strategy (JCS) – the North Northamptonshire Joint Core Strategy, adopted 
in July 2016 and covering the period of 2011-2031 
 
Local Centre – a centre that includes a range of small shops and services of a local 
convenience nature, serving a small catchment 
 
Local Enterprise Partnership (LEP) – a voluntary partnership between local authorities 
and businesses to create/ improve conditions for economic growth 
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Local Plan – the plan for future development of the local area, drawn up by the local 
planning authority in consultation with the community 
 
Local Planning Authority (LPA) – East Northamptonshire Council is the local panning 
authority for the district 
 
Main Town Centre Uses – retail development (including warehouse clubs and factory 
outlet centres); leisure, entertainment and more intensive sport and recreation uses 
(including cinemas, restaurants, drive-through restaurants, bars and pubs, nightclubs, 
casinos, health and fitness centres, indoor bowling centres and bingo halls); offices; and 
arts, culture and tourism development (including theatres, museums, galleries and 
concert halls, hotels and conference facilities) 
 
National Planning Policy Framework (NPPF) – sets out the Government’s planning 
policies for England and how these are expected to be applied 
 
Neighbourhood Plan – a plan prepared by a town/ parish council or neighbourhood 
forum for a particular neighbourhood area 
 
North Northamptonshire Joint Planning Unit (NNJPU) – a local partnership between 
Corby, Kettering, Wellingborough and East Northamptonshire councils, together with 
Northamptonshire County Council 
 
Planning Practice Guidance (PPG) – a web-based resource which sets out national 
planning guidance on various topics 
 
Policies Map – shows the policies of the development plan 
 
Previously Developed Land – land which is or was occupied by a permanent structure, 
including the curtilage of the developed land and any associated fixed surface 
infrastructure 
 
Primary Shopping Area (or Primary Shopping Frontage) – defined area where retail 
development is concentrated 
 
Section 106 Agreement (S106) – a legally binding agreement or planning obligation 
between the local planning authority and named parties in relation to a planning 
application, often referred to as developer contributions 
 
Self and Custom Build Housing – housing built by an individual, a group of individuals, 
or persons working with or for them, to be occupied as homes by those individuals 
 
Sequential and Exception Tests (flood risk management) – two key tests to be 
applied where development is proposed within the designated Environment Agency 
Flood Zones 2 and 3 
 
Sequential and Impact Tests (Main Town Centre Uses) – two key tests to be applied 
when planning for town centre uses which are not in an existing town centre and which 
are not in accord with an up to date Local Plan 
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Site of Special Scientific Interest (SSSI) – a site or area identified and designated by 
Natural England as being important due to its wildlife, geology or landform 
 
Special Protection Area (SPA) – an area designated under the European Union 
Directive on the Conservation of Wild Birds as being of international importance for the 
breeding, feeding, wintering or the migration of rare and vulnerable species of birds 
found within European Union countries 
 
Strategic Environmental Assessment (SEA) – required by European Directive 
2001/42/EC and carried out as part of the wider Sustainability Appraisal to assess the 
effects of certain plans and programmes on the environment 
 
Strategic Housing Market Assessment (SHMA) – a technical study which assesses 
housing need and demand across a defined market area 
 
Sustainability Appraisal (SA) – Section 19 of the Planning and Compulsory Purchase 
Act 2004 requires a local planning authority to carry out a Sustainability Appraisal of each 
of the proposals in a Local Plan during its preparation, to promote sustainable 
development and ensure the Plan contributes to environmental, economic and social 
objectives 
 
Sustainable Urban Extension (SUE) – a substantial mixed use development including 
employment, local facilities and at least 500 new homes, which provide well planned and 
managed new neighbourhoods 
 
Supplementary Planning Document (SPD) – a document that adds further detail to 
policies in the Local Plan with regard to specific sites or particular issues 
 
Town Centre – a defined area which includes the primary shopping area and areas 
predominantly occupied by main town centre uses within or adjacent to the primary 
shopping area 
 
 
 
 


