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Executive Summary

Our vision is for a logical, high quality landscape led development of c. 
350-400 dwellings and new social infrastructure in a sustainable location 
that assists with the regeneration of Crow Hill, supporting the retention, 
creation of local jobs and contributing to the long term sustainability of 
Rock UK.

We are promoting up to 17.8 ha of land located to the north of Crow Hill, Irthlingborough as 
the optimum deliverable and developable site within the town to help address the Local Plan's 
housing shortfall. The land is intrinsically linked to the charity's future, with a track record of 
investing in the area and local community.

Rock UK was established in 1922 when a group of teachers decided to take their class, who had 
never been away from London, to the coast to enjoy the countryside and the healthy sea air. Since 
those early days they've grown to a nationwide organisation with four centres across the UK and 
over 60,000 visitors every year, with its HQ in East Northamptonshire.

The site now represents the next step in their evolution; to place the charity on a long-term 
sustainable footing. In doing so it seeks to maximise connections and spatial integration and 
sustainability of the settlement with Crow Hill - promoting low carbon 21st Century living. 

This document demonstrates how the land to the north of Crow Hill can in principle provide a 
deliverable and developable masterplanned scheme which is available in the short term whilst 
also maximising the benefits back to the local community. 
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Table 1 -   Site Assessment (see Covering Letter for further details)



Figure 2: Examples of Rock UK activities
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01. BACKGROUND
Introduction

Rock UK are seeking support for the development of land located to the 
north of Crow Hill.

The content of this document has been prepared in order to assist 
the visualisation of a sustainable residential led scheme that delivers 
multiple benefits to Crow Hill and the wider area. It has been produced 
in the context of the East Northamptonshire Local Plan as an alternative 
site in response to the February-March 2020 Additional Housing Site 
Consultation which currently proposes land to the West of Rushden 
Lakes for c.450 plots.

The document also explores the deliverability of the site in a planning 
policy context, providing further clarity on the vision and capacity of the 
scheme - complimenting the objectives of the Local Plan.

The document is split into three main sections, firstly focusing on the 
background of Rock UK (the landowner) and their mission as a charity, 
reviewing with the local planning policy and setting out the masterplan 
for the land.

Why this site? 

In summary, this document promotes the development of the land as a 
key residential site measuring up to 14.6 Ha (gross) capable of delivering 
in the region of c.350-400 homes with new social infrastructure - with 
potential for an additional 3.2 Ha 90 plots subject to ENC requirements 
(Phase B).

There are a number of key reasons to promote a site in this location, 
which are stated throughout this document and in summary include: 

1. Regeneration of Crow Hill, which is an area in need of regeneration 
as detailed in both the Joint Core Strategy (2016) and Draft East 
Northamptonshire Local Plan (2018).  

2. Meeting the identified housing shortfall experienced within  
Irthlingborough.

3. The critical mass which allows the opportunity to invest in social 
infrastructure such as public transport, mixed uses and community 
facilities in Crow Hill to enhance sustainability of the settlement.

4. A logical extension to the built form of Crow Hill, allowing completion 
of the unfinished settlement; and,

5. The delivery of the site will provide capital which will ensure the 
long term sustainability of Rock UK, a major local employer and key 
charity operating in East Northamptonshire.

The site therefore provides the perfect opportunity to invest in social 
infrastructure, with Rock UK willing where appropriate and suitable to 
provide multiple direct benefits such as gifting land for additional parking 
for the community hall and delivery of a potential mixed use hub, subject 
to market demand.

Ultimately, the site will assist East Northamptonshire in improving the 
locality's health profile which is significantly lower than commensurate 
settlements elsewhere as documented in the Public Health England 
2016 Health Profile Report - produced by Department of Health and 
Social Care to highlight the key issues which affect health in each locality.

The site is deliverable in the immediate term with no insurmountable 
site constraints noted at this stage based on this site. We understand 
the site was assessed in December 2019, however ENC assessed this 
based on a larger site area which is not in line with Rock UK's aims and 
objectives. We trust that this document will help in clarifying our vision 
for the land.

A full masterplan of the site which details these points is shown on 
pages 12-13. 
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01. BACKGROUND
About Rock UK

Who are Rock UK?

Rock UK are one of the largest and most successful outdoor activity and 
events charities located across the UK - based at Crow Hill. Christian 
run,  they welcome over 60,000 young people from all faiths and none to 
experience life-changing adventures. 

Residential visits are competitively priced so that as many young people 
as possible can benefit from their facilities. They reinvest surplus back 
into each centre to ensure that they can continue to provide quality 
residential adventures for the next generation as well as in supporting 
the communities in which they operate.  

Their vision is to ‘Transform Young Lives’ and this aligns with the vision 
for the site. Since they began nearly 100 years ago the essence of what 
they do hasn’t really changed. They give young people and those who 
are young at heart, a chance to experience exhilarating adventures in a 
safe and affirming environment.

Crow Hill and Rock UK

The ability to release selected, less well used aspects of the estate, 
will mean the charity is able to be placed on a long term sustainable 
footing, providing outdoor pursuits for children for generations to come, 
as well as regenerating the surrounding community, enabling investment 
in much needed social infrastructure for the future of Crow Hill and 
allowing for a mix of homes, including larger, executive housing within 
the neighbourhood. 

Rock UK's Centres

1. Whithaugh Park, Newcasleton, Scottish Borders

2. Frontier Centre, Irthlingborough, Northamptonshire

3. Summit Centre, Nr Merthyr Tydfil, S.Wales

4. Carroty Wood, Tonbridge, Kent

Frontier Centre Site 

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 St. Barnabas Trust) who took on 
sole ownership in the 1990s.

The objective is to increase income to place the estate on a long term 
sustainable footing whilst also to enable the regeneration of Crow Hill. 
In reality this includes the expansion of 'Whittaker Lodge', replacement 
of ageing property and the delivery of additional accommodation in 
the south eastern corner of the site which is due for regeneration and 
reinvestment. This will enable an additional £150,000 per annum, 
resulting in the creation of an additional 3 FTE jobs.

However, complementary to this, there is the aspiration to reinvest in the 
area. Providing much needed parking for the successful village hall and 
a potential mix of uses - all delivered by a charity with a track record in 
creating the places for successful communities (see Summit Centre).
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01. BACKGROUND
Summit Centre Case StudyThe Summit Centre's Story

The Summit Centre is located in the heart of the Welsh Valleys, south of 
Merthyr Tydfil and is situated within the hills and woodland. The residential 
centre is 25 minutes from the M4 and provides indoor climbing walls, 
bouldering, group accommodation, a cafe, outdoor play area, a man-
made caving system, Aerial Adventure course and over 20 instructed 
activities.

Rock UK’s Summit Centre was built on the site of the former drift coal 
mine which closed in 1989 (and was recently renovated) and took over 
in June 2011. This led to annual visitor numbers increasing by 9.6% 
to c.30,000 since the former Welsh International Climbing Centre was 
taken over by Rock UK. 

Aside from the activities on site, the centre is also used as a community 
hub and regularly hosts Council and corporate business meetings, 
increasing the scope of returns for re-investment into the local community.

HRH Princes Charles officially opened the centre in February 2019, 
recognising the important work of Rock UK in transforming the lives of 
the next generation and in acting as a stimulus for tourism growth in the 
region.

“The redevelopment at Rock UK Summit Centre will 
certainly enhance Merthyr Tydfil’s activity tourism offer and 
provide unique opportunities and experiences for potential 
visitors,” 

Cllr Brendan Toomey – Leader of the Council

"The local community is at the heart of our vision and our 
brand new activity centre not only provides world class 
facilities but also brings employment opportunities and 

income from both England and Wales." 

Former CEO of Rock UK - John Heasman

Objective for Frontier Centre

As a non-for profit charity, Rock UK invest in the community and have 
ambitions to build on the centre and mirror the success of the Summit Centre 
at Crow Hill  - expanding to help the wider regeneration of the surrounding 
community and complementing the existing village hall through additional 
parking and a potential mixed use 'hub' subject to market testing.
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Overview

We understand that the North Northamptonshire 
Joint Planning Unit (JPU) led the preparation of 
the strategic part (Part 1) of the Local Plan which 
was adopted in July 2016. This is along with the 
authorities of Corby, Kettering and Wellingborough. 

Background 

Work is currently being undertaken to produce a 
new district wide Local Plan, termed Local Plan Part 
2. We note that preparation of this Plan started in 
January 2017 and when complete will provide the 
additional site specific detail to support the North 
Northamptonshire Joint Core Strategy. 

The adopted Joint Core Strategy (JCS) places 
Irthlingborough as one of the Market Towns which 
is in the second tier of the settlement hierarchy. 
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. 

However 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. 
Clearly the introduction of the standard methodology 
is likely to render a larger housing land requirement. 

It is understood that monitoring work towards the 
end of 2019 highlighted a significant undersupply 

of 323 units for Irthlingborough in the Council's 
housing requirement. The potential shortfall is largely  
attributed to further revisions in the Councils housing 
trajectory for the major strategic development site 
at Irthlingborough West. Therefore a quantum of 
additional development is required of around 350-
450 units to ensure a robust approach, ensuring 
future housing delivery is met within the plan 
period up to 2031. The figure may rise further if the 
Irthlingborough West site proves unviable. 

We note through appeal APP/G2815/W/19/3232099 
that the Authority cannot demonstrate a 5 year 
housing land supply, as required by national policy. 
The situation is therefore entirely vulnerable in 
the short/medium term - particularly given the 
reservations of certain sites. For further information 
please refer to our accompanying representations.

The Site

The 14.6 Ha site (with an additional 3.2Ha Phase as 
required) representing a natural extension aligned to 
Crow Hill, completing the unfinished settlement form.  
The land is wholly compatible with the objectives of 
the local plan in meeting the shortfall and providing 
c.400-500 additional units for the borough.

Beyond the principle of development, the site’s 
direct deliverability and developability is in principle 
acknowledged by the positive pre-application 
responses from February and May 2018 which 
states: 

''In conclusion,  the LPA would wholeheartedly 
support the improvement of an established 
leisure facility'' (Dean Wishart, ENC DM Officer)

Therefore the proposal will assist the Council in 
meeting their identified housing shortfall in their 
housing requirement (Policy 28) as well as supporting 
existing jobs, jobs during construction and further 
jobs that will be provided when Frontier Centre is 
redeveloped, demonstrating that the proposal would 
also be in conformity with Policy 22 of the JCS.

Through developing the site sympathetic 
improvements to Frontier Centre will be secured as 
well as improvements to the adjacent Crow Hill area. 

The development will replicate the successes of the 
Summit Centre at Frontier Centre, building on the 
existing community hub at Crow Hill - creating the 
right conditions for regeneration and confidence.

02. LOCAL PLAN CONTEXT
Housing numbers
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North Northamptonshire 
Joint Core Strategy 
Adopted  July 2016

East Northamptonshire 
start preparation of their 

Local Plan Part 2 in 
January 2017

Northamptonshire's 
housing requirement is 

8,400 units over the plan 
period or 420 units per 

year

Irthlingborough's 
housing requirement is 

1,350 units over the plan 
period.

Irthlingborough has 
an undersupply of 
3,600 units based 
on reduction in the 

West SUE's housing 
trajectory. Final 
capacity TBC.

Irthlingborough 
North can 
sustainably 

provide c.400-500 
deliverable units to 
bridge the shortfall
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02. LOCAL PLAN CONTEXT
Delivery Options

Site 1: West SUE

Site area: 52 Ha (Residential 700 units, employment development and 
expansion of Huxlow Science College). 

Delivery: Within the plan period 315, and a further 385 post plan period. 

Deliverability: Issues relating to contamination from landfilling and 
reinstatement works. There are also significant structural problems 
relating to underground mine pits and the delivery number are still 
uncertain. 

Site 2: Rushden Lakes West

Site area: 30 Ha

Capacity: Residential development of up to 500 dwellings. 

Deliverability: 

• A significant portion of the site is within Flood Zone 2 and 3, limiting 
the gross developable area of the site to c.20 Ha.

• Site is also immediately adjacent to the Upper Nene Gravel Pits 
(SSSI) providing a ecological risk to delivery of the site requiring 
additional buffers/ mitigation.

• Given proximity to A45 noise and access is again considered a 
likely constraint limiting the deliverability of the land.

• The site will need to incorporate mitigation measures to overcome 
this matter. At this stage it is unclear if the site will be able to 
accommodate this level of growth.
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Site 5: Land to the East of Higham Ferrers

Site area: 45 ha

Capacity: Residential development of up to 500 dwellings. 

Deliverability: As the Council assessed: 

• The site is not well connected to the existing urban area of Irthlingborough and does not adjoin any 
existing built form. 

• The site is not within close proximity to services and further highway works required.  

Site 4: Land north of A6

Site area: 16 ha

Capacity: Residential development of up to 500 dwellings. 

Deliverability: As the Council assessed: 

• The site is not well connected to the existing urban area of Irthlingborough as it is separated by the A6. 

• The site would negatively impact the built form of the settlement. 

• Access & safety concerns relating to direct access on to A6. 

Site 6: Rushden South East

Site area: 40 ha

Capacity: Residential development f up to 500 dwellings. 

Deliverability: As the Council assessed:

• The site is located to the west of the A6 extending and changing the core shape of the settlement. 

• The site is not within close proximity to services, including schools, shops and leisure uses. 

Site 3: Land north of Crow Hill - Irthlingborough North 
(Proposed site) 

The site was originally assessed incorrectly as ‘Land to the north and east of Crow 
Hill, Irthlingborough’ within the Council's additional site assessments exercise. The 
site has been assessed in isolation away from looking at the wider benefits which are 
intrinsically linked to this site and are not seen on any of the other sites, as follows: 

• The site (see inset map 1 with red boundary) represents a smaller 14.6 Ha 
parcel of land, which will help to provide sustainable connections to the rest of 
the settlement.

• 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 vital services.  

• Any future masterplanning will ensure that biodiversity enhancements and 
ecological mitigation are made to the landscape, respecting the nearby 
Stanwick Lakes SSSI, tress and woodland which is not mature.  

• The principal constraints are, transport, access and archaeology, however 
the Council have acknowledged that these could be overcome; subject to 
further technical work being undertaken by the landowners/promoters. The 
Barrows noted are located towards the Lakes and clear of the proposed area 
of development.

In summary, the site is a 14.6 Ha area of land which sits adjacent to the Frontier 
Centre under the ownership of Rock UK. Within this land a total of c.400-500 
dwellings can be delivered across two phases, as has been explained throughout 
this document. 

Inset map 1: The Proposed Site Area
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WHY THIS SITE ?

In summary, this document promotes the development of Crow Hill as a key site which is a logical, natural 
extension providing a significant amount of short and long term benefits, including:

1. Addressing the Council's Housing Shortfall;

2. Creating employment opportunities that will bring long standing benefits to the community and help 
place the charity on a long term sustainable footing;

3. Regenerating Crow Hill;

4. Providing spatial integration with the settlement's unfinished form; and,

5. Investing in social infrastructure, providing a community hub, parking and potential mixed use.

NEXT STEPS

It is our hope to deliver this scheme with the help of East Northamptonshire Council over the coming years 
and create sustainable growth which benefits all and strengthens Irthlingborough's role and supports job 
growth as part of the wider North Northamptonshire area. 

We will seek to build on this initial framework throughout the Local Plan process, working with key 
stakeholders such as Irthlingborough Town Council, Crow Hill and the public to demonstrate and realise 
the full potential for the site. 

Local Community and Town Council engagement would therefore be taking place in addition to targeted, 
commissioned technical work to demonstrate full deliverability of the site as the next step.

03. INITIAL MASTERPLAN
Concept Sketch
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Note:- Reproduced from the Ordnance Survey Map with the permission of the Controller of H.M. Stationery Office Crown copyright licence.  Contains Ordnance Survey data © Crown copyright  © Google 
Maps 2020. All rights reserved. Published for the purposes of identification only and although believed to be correct accuracy is not guaranteed.


