








 

1. Background 
 
The site sits within Crow Hill, an area in need of investment and regeneration as referenced in the Draft 
Local Plan. The site, if developed, would be brought forward as part of a wider vision for Frontier Centre, 
ensuring its place as an important charity, with its HQ in East Northamptonshire. For further information 
please refer to our Vision Document included at Appendix 2. 
 
The Local Plan Part 2 was formally launched in January 2017. This was followed by a public consultation of 
the Draft Plan (November 2018 – February 2019). Following this, the Council’s responses to representations 
were approved in stages at various meetings of the Planning Policy Committee held between March 2019 
and January 2020. In progressing the Local Plan Part 2, ENC aimed to provide more detailed local planning 
policy guidance, to support the strategic policy direction set out in the North Northamptonshire Joint Core 
Strategy, which was adopted in July 2016, with a plan period up to 2031. This would provide for the 
outstanding strategic allocations set out in that Plan. 
 
The Joint Core Strategy under Policy 28 states that East Northamptonshire as a whole has a housing 
requirement of 8,400 units over the plan period or 420 units per year. It is noted that this is lower than the 
Standard Method figure. On a local level Irthlingborough is afforded 1,350 units or 67.5 units per annum. It 
is understood that growth afforded to the settlement is 17.8% of the Core Strategy's total housing 
requirement. It is in this context that the Local Plan Part 2 needs to ensure that it plans for sufficient 
housing land within this Plan period. 
 
The following comments are therefore produced in the context of the East Northamptonshire Local Plan 
Additional Sites Consultation of February to March 2020. It is understood that the Council are consulting on 
the basis that they have proposed an additional development site to the West of Rushden Lakes shopping 
and leisure area, called Rushden Lakes West, as a means to meet the identified shortfall. We have a 
number of comments to make in this regard given the further evidence base work which needs to be 
carried out principally in terms of access, noise, flood risk and ecology. At this stage there appear to be 
constraints in terms of access (via a bridge with no footway), coverage of c.40-50% of the site by Flood 
Zone 2/3 and its border with the SSSI/SPA giving rise to potentially insurmountable ecological issues subject 
to further survey work. 
 
This representation seeks to demonstrate how the ‘Land at Frontier Centre’, if brought forward in 
accordance with the documents enclosed at Appendix 2 and 3, can constitute sustainable development in 
the context of the National Planning Policy Framework (NPPF). Furthermore, we demonstrate how the site 
could deliver high quality, sustainable and well-connected housing, assisting the Council with meeting their 
housing requirement and in doing so, support the divestment strategy of one of East Northamptonshire’s 
major charities and employers. Put simply, it is a clear candidate for allocation within the emerging Local 
Plan, with a number of benefits beyond that of a conventional housing promotion. 
 

2. Vision 
 
Rock UK 
 
Rock UK is a Christian not-for-profit charity, operating as one of the largest outdoor activity charities in the 
UK, welcoming children and young people of all faiths and none to the outdoor activity centres on its four 



 

sites. Every year they welcome over 60,000 young people to experience life-changing adventures. They 
keep their costs competitive so that as many young people as possible can benefit from their facilities. 
 
Their affordable pricing strategy is customer led. However, this means that the organisation does not 
generate surpluses for major capital projects. Capital projects are therefore usually funded by either 
fundraising or selling of non-strategic assets. We are therefore exploring the possibility of divesting this 
small area of the site for development, to release much needed capital for reinvestment by Rock UK. 
 
The ability to release selected, less well used aspects of the estate, will mean the charity is able to retain a 
long term sustainable footing, providing help and support for children for generations to come. 
 
Frontier Centre 
 
Frontier Centre and Rock UK’s HQ is located in Northamptonshire in the heart of England. An outdoor 
adventure centre has been run here since 1983 by the NAYC (Northampton Association of Youth Camps) 
before partnering with Rock UK (formerly the Barnabas Trust) who took on sole ownership in the 1990s. 
 
Frontier Centre is a popular residential adventure centre with good quality facilities including a range of 
adventure activities. These facilities are used extensively throughout the year by several hundred different 
groups, including many local community groups. Activity sessions are highly inclusive to suit participants of 
all physical and mental ability. 
 
The centre’s activity provision, encouraged by Government in line with the school curriculum, is regulated 
by the HSE through the Adventure Activities Licensing Service (AALS). Frontier Centre also holds LOtC 
accreditation (Learning Outside the Classroom) which, together with its AALS licence, ensures that 
instructors with nationally recognised qualifications are used, with all facilities properly maintained and 
managed. 
 
Frontier Centre is also a major local employer and welcomes c.17,000 annual visitors. Frontier Centre 
employs approximately 45 staff (36 centre staff and 9 Head Office staff), together with approximately 10 
volunteers, making it a significant employer in Irthlingborough. Almost all of these staff live within a 15 mile 
radius of Frontier Centre. In addition, the centre creates indirect employment for approximately 12 local 
people through its catering, cleaning and laundry local supplier contracts. These services are worth almost 
£300,000 per annum in contributions to the local economy. Taken together 67 people, either directly or 
indirectly, work at or for Frontier Centre which attracts significant inward investment with over 400 groups 
visiting annually. 
 
The development will place the charity on a long-term sustainable footing whilst also supporting the 
regeneration of Crow Hill. Plans include the expansion of 'Whittaker Lodge' and the delivery of additional 
self-catering accommodation in the south eastern corner of the site. 
 
It will enable a programme of increased capacity at Frontier Centre, in turn helping and supporting the 
regeneration of Crow Hill, providing c.3 FTE jobs and injecting an additional c. £150,000 per annum into the 
local economy in addition to the jobs created as a result of construction and housing. This will all be 
implemented by a charity with a track record of delivering successful projects and assisting in the 
regeneration of communities, such as the Summit Centre in Wales. For more information please refer to 
the Vision Document at Appendix 2. 



 

 
Site Masterplan 
 
As a key landholder within Crow Hill, Rock UK are keen to work closely with ENC in order to align objectives 
and mutually strengthen the role of Crow Hill, Irthlingborough as an important town in the District. They 
are seeking to ensure it develops and continues to thrive for the future. 
 
This representation is made in the context of 14.6 Ha (gross) of landholdings situated to the north of Crow 
Hill named as ‘Land at Frontier Centre’. The land included would be better served to allow a potential 
residential allocation and future development of c.350-400 units. The site is located to the north west of 
Rock UK’s Frontier Centre site and east of Addington Rd. There is also potential for the inclusion of 
additional land for circa 70-90 new homes (3.2Ha gross), known as Phase B, if desired. 
 
Addington Road runs adjacent to the sites western boundary and would be used as the site’s principle 
access point. The site’s spatial positioning shows a natural extension to the settlement, aligned to Crow Hill, 
completing the settlement’s unfinished form and allowing a wider mix of homes, including potential for 
larger, executive homes. 
 
The character of the immediate Crow Hill area is predominately residential, set within a rural-urban fringe 
location c.2km from Irthlingborough’s established centre along a main bus route with services including 
shops, cultural facilities, schools, a library and St Peters Church. Irthlingborough is also considered as one of 
the Market Towns (Tier 2) within the North Northamptonshire Joint Core Strategy (Adopted 2016). The 
location is therefore considered sustainable in this respect, subject to the provisions set out at Appendix 2. 
These provisions will allow investment in bus services and social infrastructure at Crow Hill, including 
investment in the mixed use community centre, gifting land for additional parking and bringing elements of 
mixed use. Rock UK has good experience of this with the success of the Summit Centre, helping to deliver 
community facilities within a settlement to assist in its regeneration.  
 
The nearest bus stop is approximately 100 metres from the site and offers a high frequency bus service 
(every 30 minutes) to the larger centres of Wellingborough, Kettering and Rushden (No’s 44 and 49) and 
Woodford (No.45). The site is also well connected in terms of walking and cycling, with several well used 
routes nearby. The proposals will offer the opportunity to enhance the existing services for the benefit of 
current and future residents of Crow Hill.  
 
We have reviewed the local schools and there appears to be capacity at the majority of nurseries, primary 
schools and secondary schools within 5km of the site (Source: Department for Education, 2019) 
 
Crow Hill is considered by the North Northamptonshire Joint Planning Unit Council (NNJPU) as a sustainable 
location due to its high levels of access to alternative modes of transport and its proximity to the growth 
towns of Rushden, Wellingborough and Kettering. Further comments in relation to the sustainability of the 
Crow Hill are contained later in this statement. 
 
Beyond the principle of development, the site’s direct relationship with Crow Hill is acknowledged in the 
officer’s report to application (ref: 12/00767/FUL) which states:   
 

‘The site is located outside of the main town of Irthlingborough, on the edge of a housing estate 
known as Crow Hill’’. 



 

 
As referenced above, through releasing capital receipts to re-invest into Rock UK and Frontier Centre, 
specifically in relation to the build out of a residential housing scheme, the wider site will be able expand 
and improve its service offering, while assisting the Council with the regeneration of Crow Hill, thereby 
addressing the under delivering of dwellings within Part 2 of the Plan. 
 
Technical Considerations  
 
Table 1 has set out the detailed considerations and response to the ENC site assessments, however the 
proposed development of this site will be carefully planned at the relevant stage to ensure that it meets 
the low carbon requirements of 21st century living. The impact would be mitigated as part of the scheme 
design, following a detailed Landscape Assessment, which could draw on pioneering approaches avoiding 
the loss of the areas of higher landscape value, drawing on these assets to create a unique sense of place, 
whilst allowing for reinvestment in the site. One example of this would be in the root-balling and relocation 
of existing trees to minimise their loss and ensure replanting at strategic locations across the site.  
 
In terms of technical deliverability, the site falls within Flood Zone 1, which means that this site is at the 
lowest risk from flooding. Based on the vulnerability classifications defined within the Planning Practice 
Guidance, all types of proposed development are acceptable in Flood Zone 1. A desktop review has also 
highlighted that the site is not affected by any other formal statutory land, ecological designations or Tree 
Preservation Orders (TPOs).  
 
Given the masterplan approach envisaged within the Vision Document (Appendix 2) the site itself forms a 
natural extension to the settlement and regeneration of Crow Hill, allowing for a contribution to the critical 
mass of residents to help support and sustain the existing facilities and economy. Developing the site would 
mean creating an enhanced defensible edge to Crow Hill, while incorporating existing open spaces and tree 
planting to help on-site biodiversity.  
 
To the north east of the site, pedestrian and cycle access into the existing public right of way and Crow Hill 
will formalise sustainable connections to Stanwick Lakes; aiding the integration with the rest of the existing 
settlement. This will all benefit social integration and stability, creating and adding to the sense of place. 
  
Site Summary 
 
The site is currently in single ownership with Rock UK willing to release the land for development in the 
near future. As a key landholder within Irthlingborough, Rock UK are keen to work closely with ENC in order 
to align objectives and mutually strengthen the role and enhance the status of Crow Hill as an important 
settlement within the district. The size of the site is such that it would make a significant but appropriate 
contribution towards the Council’s housing requirement over the remainder of the Plan Period.  
 
It is in this context that the land included would be better served to allow a potential residential allocation 
and future development of c.350-400 units. Further to this, if ENC require further land, additional land 
under Rock UK’s wider ownership could be utilised for an additional 70-90 plots (Phase B) to assist in the 
critical mass of the site and enable wider regeneration.  
  



 

3. Local Plan Commentary  
 
Housing Provision (OAN) – Policy 28 
 
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. As previously discussed the Joint Core Strategy sets out the overall housing requirement for 
the district, and the Local Plan Part 2 will identify the allocations to ensure that the Council delivers, as a 
minimum, the overall strategic requirement for the district up to 2031.   
 
Policy 28 of the Joint Core Strategy sets a housing requirement for East Northamptonshire of 8,400 units 
(OAN), or 420 dpa to be delivered over the period 2011-2031. Therefore, ENC must identify a sufficient 
supply of deliverable sites to deliver at least 8,400 units over the Plan period in accordance with the current 
document, without taking into account any uplift as a result of the Standard Methodology. 
 
 
Standard Methodology 
 
The North Northamptonshire Joint Core Strategy (NNJCS) was submitted for examination before Thursday 
24th January 2019. As such the transitional arrangements for Local Plans and Neighbourhood Plans as set 
out at ‘paragraph 214’ of the revised 2019 NPPF is applied, which provides that 'the policies in the previous 
Framework will apply for the purpose of examining plans, where those plans were submitted on or before 
24 January 2019'.  
 
As such the Joint Planning Unit were not required to adopt the Standard Methodology approach which 
assesses housing need for an area, however the standard method approach should now be used to set the 
‘baseline’. However, it’s important to consider and highlight the existing uncertainties of using the standard 
methodology approach when setting an area’s housing requirement (LHN). 
 
It must be highlighted that Standard Method is still subject to review and likely to be revised in the next 12 
months and should therefore not be relied upon without testing. However, MHCLG are explicit that if 
Councils want a more ambitious local plan for growth then they should incorporate positive growth to their 
housing figures (PPG 02a-010) and it is therefore the default minimum position for new local plans. In the 
instance of South Kesteven, for example, whilst the Local Plan was submitted under transitional 
arrangements, the Inspector built in a policy review mechanism to ensure a rapid review of land to bring it 
in line with the higher Standard Method, delaying the housing need.  

Finally, it is worth setting out how the area is one of national focus given the Oxford - Cambridge Growth 
Arc. Whilst on the outer margins, it is set to benefit from infrastructure investment and is a priority and 
target region in which to direct new growth. The Council are likely to come under significant pressure from 
MHCLG to plan positively for the next 20-30 years (see National Infrastructure Commission).   
 
East Northamptonshire should therefore allocate sufficient land to incorporate the standard methodology, 
using the 2014-based household projections and the latest affordability ratio of 8.45 as the minimum. Their 
starting point would equal 473 dpa a rise of 53 units per year since the transitional arrangements (i.e. 
remaining 12 years of the plan) or a total gross ENC Local Plan Requirement of 9,036 units. The LHN figure 



 

is therefore higher than the existing OAN figure and it is within this context that we offer the following 
advice to the Council to ensure they are delivering a sufficient supply of housing land.   
 
Clearly this highlights that even though this is still a new method for calculating housing need, the Council 
should still plan to allocate land to meet the figure, as set out by the Standard Methodology, in the 
interests of ensuring the Plan is both effective and justified.  

It’s also noted that over the years 2011 – 2018, the Council have delivered 3,021 units over the 8 year 
period, which equates to an under delivery of 339 units against the OAN of 420dpa or 3,360 dwellings. In 
accordance with PPG (011 Reference ID: 2a-011-20190220), the Council should reference their past under 
delivery in their supply. 
 
Recommendation 1: East Northamptonshire Council as a minimum should allocate additional land to meet 
their housing requirement of 9,375 dwellings or an additional 975 units in ENC, reflecting wider economic 
ambitions, addressing past underperformance and in line with the Standard Method. In the interests of 
effective, consistent, positive and justified plan making. 
 
Additional Housing Sites Assessments Commentary 
 
The distribution of new growth is mainly focussed to the designated Growth Town (Rushden), Market 
Towns (Irthlingborough, Higham Ferrers, Raunds, Thrapston and Oundle). 
 
Whilst we consider that housing completion rates across the District are roughly in line with the JCS 
housing requirements, they are still on average short. Further, completions at Rushden and 
Irthlingborough, identified through the Councils housing monitoring work, are showing a significant 
undersupply against the specific targets set out in that Plan. The Council therefore undertook further work 
to ensure that the implications are fully understood, which stated shortfalls of: 
 

 Rushden – 256 dwellings; and, 
 Irthlingborough – 323 dwellings 

 
This increase in the Council’s shortfall against their requirement is largely attributed to further revisions 
relating to the housing trajectories proposed for the major strategic developments included at Rushden 
East and Irthlingborough West. Large urban extensions require significant time and resources to be 
delivered, and although the developments were never anticipated to be fully delivered within the Plan 
period, an increasing quantum of development is now anticipated to occur beyond the end of the Plan 
period. 
 
For these reasons, the Council stated that an additional 350-450 units is required to bridge the gap in the 
supply. The Council suggested 5 potential delivery locations, as will be discussed. Site 2 below being our site 
which as set out at Table 1, in our opinion, represents the optimum land for allocation. 
 
The five sites are as follows: 
 

1. Land to the north of the A6, Irthlingborough;  
2. Land to the north and east of Crow Hill, Irthlingborough;  
3. Land to the east of Higham Ferrers;  





 

West Flood Zone 2 and 3, limiting the 
deliverability and developable area of 
the site. The site is also immediately 
adjacent to the Upper Nene Gravel pits 
SSSI providing high ecological risk which 
will affect the delivery of the site, given 
the costly mitigation measures required. 
Further, the site will not address housing 
shortages in Irthlingborough and there 
may be access issues directly onto the 
A45 and/or over a bridge with no 
footpath access to, for example, 
education facilities and other services.  

Existing Site: 
Irthlingborough 
West SUE 

c.700 315 0 52 

The site has issues relating to 
contamination from landfilling and 
reinstatement works. There are also 
significant structural problems relating 
to underground mine pits and the 
delivery numbers are still uncertain. 
With limited confidence in the viability 
of the site at this stage it is 
recommended that this is discounted 
from the delivery figures at this stage to 
ensure a straightforward examination.  

Total - 765 0   
  
 
We therefore consider that the ‘Land at Frontier Centre’ should be allocated as the optimum deliverable 
and developable site in terms of the additional sites proposed as part of the December 17th Additional Sites 
Paper, for the following reasons which are set out in more detail within the Vision Framework Document 
(Appendix 2).  
 

 The site was originally assessed as ‘Land to the north and east of Crow Hill, Irthlingborough’ 
within the Council's additional site assessments exercise and was clearly assessed incorrectly. 
The site has been assessed without looking at the wider benefits which are intrinsically linked 
to this site and are not seen on any of the other sites (see Appendix 2). 
 

 Future Masterplanning will demonstrate how enhancements will be made to sustainably 
connect the development to the main core of the settlement in the form of pedestrian 
footways, cycle lanes and bus stops.  

 
 It will be possible for this area to be enhanced through sustainable connections, helping to 

regenerate this area of the settlement, as is covered by Policy EN1 (1) of the draft East 
Northamptonshire Local Plan and Policy 11(1) of the Joint Core Strategy.  

 



 

 Development will add to the critical mass at Crow Hill Estate which is in need of regeneration, 
also making the Crow Hill area more sustainable by increasing residents’ access to essential 
services.  

 
 Any future Masterplanning will ensure that biodiversity enhancements and ecological 

mitigation are made to the landscape, respecting the nearby Stanwick Lakes SSSI, trees and 
woodland which is not mature and able to be sensitively woven into the development to create 
a sense of place.  

 
 The principal constraints are transport, access and archaeology; however ENC have 

acknowledged that these could be overcome subject to further technical work being 
undertaken which will happen in due course. 

 
 The site is a c.14.6 Ha area of land which sits adjacent to Frontier Centre under the ownership 

of Rock UK, a single, willing landowner. The site can therefore be delivered. 
 
Overall, based on our analysis and excluding the subject site, this demonstrates a current shortfall in 
allocations of 765 homes for Irthlingborough. Furthermore, when taking the proportionate housing 
requirement need to 2031 for the settlement (9,375x17.8%) this gives rise to an increased housing need of 
1,669 dwellings, an increase of 315 units. This means a shortfall of 1,080 new homes which needs to be 
planned for. 
 
With the land at Crow Hill capable of delivering c. 400-490 new homes Rock UK’s site is a clear candidate 
for allocation to meet the acute shortfall.  
 
Recommendation 2: Allocate the Land at Frontier Centre with a capacity of c.400-490 units, in the interests 
of effective planning, recognising that it’s a deliverable and developable site to help meet the acute shortfall 
of 1,080 dwellings for the settlement. This approach is consistent with guidance contained within the NPPF. 
 
Conclusions 
 
This representation has been submitted by Bruton Knowles on behalf of Rock UK Ltd. Comments are made 
in respect of their landholdings to the North of Irthlingborough, known as, ‘Land at Frontier Centre’.  
 
Policy Commentary 
 
The intention of these representations is to share the concerns we have over how growth, and the 
allocation of land for housing within East Northamptonshire, is achieved. It is our view that whilst positively 
prepared and effective, the draft local plan is currently unsound by not being consistent with policy with 
regards to the need for more housing allocations. At present there is a current shortfall of 1,080 units 
identified within the current plan period, resulting in the need to make allocations.  
 
Our recommendations for future iterations of the plan are as follows: 
 

Recommendation 1: East Northamptonshire Council, as a minimum, should allocate additional land 
to meet their housing requirement of 9,375 dwellings or an additional 975 units in ENC, reflecting 








