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Representation to East Northamptonshire Local Plan Part 2 

Consultation on Additional Sites, 7th February – 23rd March 2020 

Land off Chelveston Road, Raunds, Northamptonshire 

On Behalf of Vistry Group 

I write on behalf of Bidwells’ client, Vistry Group, in response to the Consultation on Additional Sites in 

respect of the emerging East Northamptonshire Local Plan Part 2. 

Our client has interest in land at Land off Chelveston Road, Raunds, Northamptonshire. 

You will note that we (under the name Linden Homes Strategic Land) have previously responded to the 

Council with the following representations: 

• Call for Sites submission to the District-Wide Local Plan Part 2 – representation letter dated 10th 

September 2018 enclosed with Concept Masterplan, drawing no. CSA/3983/100, Rev A. 

• Representation to Draft East Northamptonshire Local Plan Part 2 consultation – representation 

letter dated 17th December 2018 enclosed with Concept Masterplan, drawing no. CSA/3983/100, 

Rev A. 

• Delivery Statement – representation letter dated 12th November 2019 enclosed with updated 

Concept Masterplan, drawing no. CSA/3983/100, Rev C and the following access drawings: 

o Proposed Roundabout General Arrangement, drawing no. WIE-SA-03-0001, Rev A01. 

o Proposed Roundabout Vehicle Swept Path Analysis, drawing no. WIE-SA-03-0002, Rev A01. 

o Proposed Roundabout Vehicle Swept Path Analysis, drawing no. WIE-SA-03-0003, Rev A01. 

The Concept Masterplan, drawing no. CSA/3983/100, Rev C as enclosed with the Delivery Statement 

shows the extent of our client’s land interest outlined in red.  

The Concept Masterplan, drawing no. CSA/3983/100, Rev C shows the proposal to take vehicular access 

to the site off the existing roundabout that also serves the adjacent residential development that is under 

construction by Taylor Wimpey known as Darcie Park. 
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An alternative proposal for the vehicular access is to take access via a proposed T-junction off Chelveston 

Road to the south of roundabout. This is detailed in the Concept Masterplan, drawing no. CSA/3983/100, 

Rev A which was enclosed in the earlier representation to the Draft East Northamptonshire Local Plan Part 

2. 

Prior to submission of the Delivery Statement, we met with you (Richard Palmer) on 16th October 2019 to 

discuss our client’s site in the context of the emerging Local Plan Part 2. The Delivery Statement provided 

you with clarification on matters as a supplementary update to our previous representations. 

This further representation is made in response to the consultation on the additional sites for the Local 

Plan Part 2 which presently does not consider sites such as our clients’ which are available, suitable and 

deliverable for new housing within the next 5 years. This letter sets out that the current approach is limited 

in terms of its failure to diversity growth or ensure the sufficient delivery of new homes over the Plan period 

to 2031.  

One purpose of the additional consultation is to identify additional housing sites to ensure the Council 

meets its future housing requirements up to 2031, to which this representation relates.  The second 

purpose is to provide a site to meet the need for specialist school provision within East Northamptonshire 

to which no comments are made within this representation.  

We understand that the Council consider that, at present, work is not required to address a strategic level 

of additional housing provision as this would take place through a future review of the Core Strategy. This 

representation provides a counter argument to this approach and provide commentary on the limitations 

of the current approach to allocating housing within the Local Plan Part 2.  

Limitations of Current Strategic Approach 

The Council anticipate that there may be a potential requirement for up to 500 additional dwellings to be 

factored into the Local Plan Part 2 housing allocations in advance of submitting the Plan for examination 

in 2020. 

The risk that some allocated sites within the adopted North Northamptonshire Joint Core Strategy (JCS) 

2011-2031 and emerging Local Plan Part 2 may not come forward as necessary or deliver the number of 

homes they are allocated for during the JCS period is acknowledged as the purpose for undertaking the 

additional sites consultation.   

Therefore, in order to address this risk and provide a robust and sound Local Plan Part 2, the number of 

sites and dwellings to be allocated by the Plan should exceed the objectively assessed need.  Allocating 

land for additional housing, above minimum targets, would also ensure there is sufficient flexibility within 

the JCS to respond to changing housing needs/trends over the JCS period. 

Additionally, a step away from reliance on a single growth strategy of major sustainable urban extensions 

(SUEs) for delivering additional housing is required.  Instead, a mixed and flexible approach should be 

adopted to ensure housing demand is met in all locations across the Plan area including other established 

settlements.  

At present, the JCS relies on three major sites for delivering new housing up to 2031, of which 73% of the 

3,700 new homes are allocated at Rushden East SUE. However, less than half (only 48%) of the allocated 

homes are anticipated to be delivered at Rushden East by 20311. Despite this clear under-delivery of 

                                                      
1 As evidence within Table 16 of Local Plan Part 2: Consultation Draft (November 2018) 
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homes at the SUE, the Council have still progressed with relying on further growth at Rushden East to 

meet housing delivery within the Local Plan Part 2. This is clearly a flawed approach and would not be 

considered justified under the National Planning Policy Framework’s (NPPF) tests of soundness. 

Annex 2 of the NPPF provides the definition of “deliverable” including that “where a site has outline planning 

permission for major development, has been allocated in a development plan, has a grant of permission 

in principle, or is identified on a brownfield register, it should only be considered deliverable where there is 

clear evidence that housing completions will begin on site within five years.”  

In October 2018, the Government published the Independent Review of Build Out Rates by Rt Hon Sir 

Oliver Letwin MP. The analysis found that the fundamental driver of build out rate once detailed planning 

permission is granted for large sites is the ‘absorption rate’ – the rate at which newly constructed homes 

can be sold into the local market without materially disturbing the market price. 

It is our view that both the adopted JCS and the emerging Local Plan Part 2 allocates a high proportion of 

residential allocations at Rushden which will result in the housing market for Rushden becoming flooded. 

This will result in a lower ‘absorption rate’ across the town which will mean that the predicted completions 

will be much lower than anticipated and existing allocations will continue to underdeliver. 

Instead, it is our view that a range of types and locations for residential development should be allocated 

across East Northamptonshire which will ensure there is a robust supply and will enable a variety of land 

to come forward where it is needed and deliverable as encouraged by the NPPF (paragraph 59). A range 

of options and variation on sizes of sites will provide flexibility that the market requires in order to ensure 

that the adopted JCS delivers its housing requirements. 

We note that the Additional Site consultation seeks to allocate up to 450 dwellings under [New] Policy 

EN27 on Land to the west of Rushden Lakes and east of Ditchford Lane. The allocation also includes: 

tourism, leisure and community facilities; employment provision; and new vehicular access from the new 

Rushden Lakes/Ditchford Lane link road. 

We consider that the proposed allocation of up to 450 dwellings at Rushden will not provide the Council 

with a solution to short-term housing delivery as we consider it likely that the allocation will require 

significant infrastructure requirements to come forward before the site can start delivering housing. The 

allocation is heavily reliant on the delivery of the new Rushden Lakes/Ditchford Lane link road as a primary 

vehicular access point. 

It is clear that the site on Land to the west of Rushden Lakes is unlikely to meet the definition of deliverable 

in the NPPF for the foreseeable future and will not contribute towards the District’s short-term housing 

delivery or the Council’s five-year housing land supply. 

We also consider that the proposed allocation on Land to the West Rushden Lakes appears isolated from 

the town of Rushden and there are poor existing pedestrian/cycle links across the A45 and within the 

industrial estate to the south of the A45 for accessing the town centre. 

Additionally, the Local Plan Part 2: Consultation Draft (November 2018) recognises that allocations within 

Raunds and Thrapston from the JCS have already come forward and are being built out. This indicates 

that these locations are better able to deliver housing growth quickly once allocated.  This would suggest 

that allocating more of these smaller sites at varying locations in particular market towns will better enable 

East Northants to demonstrate and maintain a 5-year housing land supply (5-yhls) moving forward.  
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In terms of current housing need and land supply, Policy 28 of the JCS sets out that East Northamptonshire 

District requires an annual average of 420 dwellings which equates to a housing requirement of 8,400 new 

homes between 2011 and 2031.  

Based on this need, the North Northamptonshire Authorities’ Monitoring Report (AMR) 2018/19 - 

Assessment of Housing Land Supply (2019-24) (December 2019) set out that East Northamptonshire has 

a 6.03-yhls for the period 2019-2024. Within this supply only 175 homes were anticipated to be delivered 

from the Rushden East over this 5-year period.  

However, a recent appeal decision in January 2020 at Land rear of 7 - 12 The Willows, Thrapston (‘The 

Thrapston Appeal’) in East Northamptonshire District has challenged this position.  As part of their 

Statement of Case, the Appellant provided an Updated Statement on Five-Year Land Supply which 

interrogated the Council’s position on 5-yhls and provided evidence that the Council’s housing land supply 

should be reduced to 2.88 years. This was as a result of relying on sites which do not meet the tests of 

deliverability in the NPPF (Annex 2) either due to being unallocated, unapproved development schemes 

or through the inability to demonstrate that they are suitable for residential development (i.e. free from site-

specific constraints).  

The Inspector agreed with the Appellant that the approach taken within the 2018/19 AMR used a 

“significantly flawed approach” by including sites which failed to meet the definition of ‘deliverable’ in the 

NPPF. The Inspector concludes that “As such, at least 774 homes can immediately be removed from the 

Council’s housing land supply. This alone means the Council is unable to demonstrate a five-year housing 

land supply, the supply being in the region of 4.28 years.” 

The Inspector acknowledged that evidence was presented at the appeal hearing on the deliverability of 

some of the Category B sites (those with outline permission or allocated in the development plan) relied 

upon by the Council to demonstrate a five-year housing land supply which the Appellant argued lowered 

the supply to 2.88-years. However, for the purposes of their assessment, felt it was sufficient to work with 

the 4.28-year figure.  

This appeal decision also recognised the connectivity of sites on the edge of the settlement boundary for 

towns such as Thrapston and stated that:  

“Settlements such Thrapston are well placed to accommodate additional homes given the 

services available, a point made in Policy 11 1b) of the JCS. In this respect, the appeal site, 

although outside the settlement boundary of Thrapston, and thus in a rural area, is very well 

connected to several facilities in the town centre.” 

The same conclusion made by the Inspector in regard to Thrapston can be applied to Raunds as they are 

both Market Towns under Part B of Policy 29 of the JCS.  The Inspector went on in the Thrapston Appeal 

to state that they had “not been presented with substantive evidence to suggest the housing deficit can be 

remedied without releasing land outside settlement boundaries”.  

This provides clear evidence for the sustainability of, and need for, allocating further development on the 

edge of market towns such as Raunds to meet future housing need. 

The appeal site was considered by the Inspector to be a good candidate for the necessary release of sites 

in the rural area given the absence of technical harm in respect of matter such as landscape impact, 

highway safety and flood risk. The following section reiterates from previous representations, why our 
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clients land off Chelveston Road in Raunds is free of technical constraints and is suitable for allocation for 

housing.  

Land off Chelveston Road, Raunds, Northamptonshire 

As outlined above, Land off Chelveston Road, Raunds, is being promoted for allocation for circa 120 

dwellings and associated infrastructure.  It is considered that this Site constitutes a sustainable, 

immediately deliverable and appropriate prospect to help housing need.  

The Concept Masterplan (drawing no. CSA/3983/100, Rev C) which accompanies this representation 

shows details of a proposed indicative layout and design to demonstrate how the site could appropriately 

accommodate the development of up to 120 dwellings and the supporting infrastructure. 

The 7.40ha site immediately adjoins the existing built-form of Raunds, to the east of Chelveston Road and 

is well connected to the rest of the settlement and the town centre. Raunds itself has a wide range of 

amenities and services including separate infant, primary, junior and secondary schools; a supermarket 

and a number of convenience food stores; a post office; a number of pubs / restaurants / cafes; a number 

of independent retails shops and services; a day nursery; a pharmacy; a library; a number of small 

businesses; a logistics and distribution centre; a petrol station/garage; publicly accessible open space and 

play areas; and number of sports clubs and facilities including a football, cricket and archery club. 

There are no known constraints to the proposed allocation of the site for housing.  The Site is designated 

as Flood Zone 1 on the Environment Agency’s flood maps online. As such, the land is assessed as having 

the lowest risk of flooding (less than 1 in 1,000 annual probability of river flooding). There are no Listed 

Buildings located on or in close proximity to the Site and there are no statutory landscape or wildlife 

designations on the Site. 

To the northwest of the Site, is new build residential development of 460 dwellings is under construction 

by Taylor Wimpey and is known as Darcie Park. A newly constructed roundabout to serve Darcie Park is 

located to the west of the Site. 

A public right of way also runs from west to east, from the existing roundabout serving Darcie Park, through 

the western part of the site and adjacent to part of the site’s southern boundary. The Concept Masterplan 

shows that this public footpath will be retained, and potentially new pedestrian and cycle connections can 

be created from the Site to the adjacent Darcie Park.  

The Concept Masterplan also shows proposed vehicular access from the new roundabout off Chelveston 

Road which also serves the adjacent new development of Darcie Park developed by Taylor Wimpey. The 

location of the proposed access off Chelveston helps towards defining more clearly the southern boundary 

of the proposed residential allocation of the site. 

The Proposed Roundabout General Arrangement, drawing no. WIE-SA-03-0001, Rev A01 enclosed with 

the accompanying Delivery Statement demonstrates how the proposed access from the roundabout can 

be delivered to safely serve the residential allocation of our client’s site. 

It is understood that the area of grassland land between the existing roundabout and our client’s site is 

owned by Northamptonshire County Council (NCC) as Highways Authority. Therefore, the proposed 

access arrangement is deliverable and there are no issues in relation to other third-party land ownership. 

The Proposed Roundabout Vehicle Swept Path Analysis, drawing no. WIE-SA-03-0002, Rev A01 and 

Proposed Roundabout Vehicle Swept Path Analysis, drawing no. WIE-SA-03-0003, Rev A01, also 
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enclosed within the accompanying Delivery Statement, provides technical details of how an FTA (Freight 

Transport Association) Design Articulated Vehicle and DB (Design Bulletin) 32 Refuse Vehicle would be 

able to access to site and from the site from Chelveston Road and Darcie Park via the roundabout. 

An alternative option for the proposed vehicular access is to take access via a proposed T-junction off 

Chelveston Road to the south of roundabout. This is detailed in the Concept Masterplan, drawing no. 

CSA/3983/100, Rev A which was enclosed in the earlier representation to the Draft East Northamptonshire 

Local Plan Part 2 and has been enclosed in this representation letter. 

Additional landscape planting along the southern boundary of the Site as indicatively shown in the Concept 

Masterplan is proposed to strengthen the edge of the proposed development with the open countryside to 

the south of the site. 

The whole the proposed residential allocation falls within the Neighbourhood Plan Area for the Raunds 

Neighbourhood Plan (RNP), which was formally adopted (‘made’) on 27th November 2017. 

We note that the RNP does not identify any specific residential allocations. However, we consider that the 

identification of our client’s site for a residential allocation in the Local Plan Part 2 would be compatible 

with the aims, objectives and policies of the RNP and overall requirement for the District to seek additional 

residential allocation at Market Towns such as Raunds. 

The proposed development of the site will contribute towards the Council’s current or future housing 

requirements. The site being up to 120 dwellings and free of constraints means it can be developed within 

the forthcoming five-year period. This will contribute towards maintaining a rolling 5-year supply of suitable 

housing sites throughout the remainder of the lifetime of the plan for the adopted JCS and the emerging 

Local Plan Part 2. 

We consider that the proposed residential development of the site will contribute towards the Council’s 

housing delivery as follows: 

Year Housing Delivery 

2021/22 40 dwellings  

2022/23 40 dwellings 

2023/24 40 dwellings 

 

We note that the proposed timetable for the review of the JCS was approved by the North 

Northamptonshire Joint Planning Delivery Unit on 25th July 2019, which is as follows: 

• Evidence Gathering and Scoping – July 2019–April 2021. 

• Consultation on Scope and Issues (Regulation 18) – Summer 2021. 

• Consultation on Options – Winter 2021. 

• Proposed Submission Consultation (Regulation 19) – Winter 2022. 

• Submission to Secretary of State (Regulation 22) – Spring 2023. 

• Commencement of Examination (Regulation 24) – Summer 2023. 

• Adoption (Regulation 26) – Winter 2023. 



Representation to East Northamptonshire Local Plan Part 2 

Consultation on Additional Sites, 7th February – 23rd March 2020 

Land off Chelveston Road, Raunds, Northamptonshire 

On Behalf of Vistry Group 

 

Page 7 

Given the above timetable for the review of the JCS, we consider that a significant proportion of our client’s 

site can contribute towards short-term housing delivery until JCS becomes adopted and a sufficient 

strategy for the District is in place. 

Overall, the Site constitutes a sustainable location for a sensitive southern extension to Raunds and there 

are no technical reasons which preclude development on this Site. Allocating this Site which lies on the 

edge of Raunds (identified as a Market Town) which has existing services and infrastructure, would deliver 

much needed housing and is considered to provide significant social, economic and environmental benefits 

which constitutes sustainable development. 

Summary 

Our client’s site represents an achievable, suitable and deliverable site for residential development to meet 

the existing and future housing requirements for East Northamptonshire District and Raunds and will boost 

the supply of housing and contribute to a deliverable supply of housing during the remainder of the plan 

period under the adopted JCS. 

The site can be developed within the forthcoming five-year period, which will contribute significantly 

towards maintaining a rolling 5-year supply of suitable housing sites throughout the remainder of the JCS 

plan period and towards a reviewing and adoption of the JCS. 

The site is fully in the control of our client, Vistry Group, and deliverable in the short to medium term. 

As such the site should be considered for allocation within the Local Plan Part 2. 

Should you have any queries in respect of my client’s representation, please do not hesitate to contact me. 

My contact details are included in the letterhead. Alternatively, I look forward to receiving your written 

confirmation of receipt of this representation and I look forward to receiving notification of all future stages 

of the emerging Development Plan including the Local Plan Part 2, review of the JCS and associated 

evidence base. 

Yours sincerely, 

 

Principal Planner, Planning 

Encl.  Copy of Delivery Statement, dated 12th November 2019  

           Concept Masterplan, drawing no. CSA/3983/100, Rev C 

           Concept Masterplan, drawing no. CSA/3983/100, Rev A 

           Proposed Roundabout General Arrangement, drawing no. WIE-SA-03-0001, Rev A01 

           Proposed Roundabout Vehicle Swept Path Analysis, drawing no. WIE-SA-03-0002, Rev A01 

           Proposed Roundabout Vehicle Swept Path Analysis, drawing no. WIE-SA-03-0003, Rev A01 

 

Cc.     Client 

 

 




