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Response to the Local Plan Part 2 Consultation 
‘Sections 7.0 and 8.0 Proposed Additional Text’ – January 2020  

Additional Site Allocation: Rushden Lakes West 
 

Introduction 
 
This consultation response relates specifically to the additional site allocation proposed as part of 
the Emerging Local Plan Part 2 – Rushden Lakes West (Policy EN27).  
 
Rushden Town Council (RTC) wish to raise objection to the additional site allocation proposed in the 
Emerging Local Plan Part 2.  
 
It is recognised that East Northamptonshire are required to find additional sites for housing as part 
of the Emerging Local Plan Part 2 (ELP). Within the consultation document, East Northamptonshire 
Council (ENC) set out that the requirement for additional housing sites is primarily caused by the 
delays in the delivery of two specific strategic sites – Irthlingborough West and Rushden East.  
 
ENC have identified that there remains an outstanding requirement of 579 dwellings to meet the 
residual requirement for Irthlingborough and Rushden, however, they have offset this from the 
Higham Ferrers housing figures which currently exceed the requirement by 244 dwellings, resulting 
in a residual requirement for 335 dwellings.  
 
Context 
 
As a result of this residual requirement, ENC have proposed to allocate a single site to the west of 
Rushden Lakes for delivery of up to 450 dwellings – ‘Rushden Lakes West’.  
 
Rushden Lakes West is proposed to be allocated for a ‘mixed use’ development. Emerging Policy 
EN27 is not descriptive of what the non-residential uses would consist of, or how much of the site is 
proposed to be used for these. The policy currently states that the site would contain tourism, 
leisure and community facilities and employment provision (business and industrial), as well as up to 
450 dwellings.  
 
Using a rough calculation, the housing element of the allocation would take up around 13ha of the 
site, or 57% of the site area. This is based on 35dph calculation used in the NNJCS. The net 
developable area is likely to be less, due the significant infrastructure required to provide adequate 
access for the site, as well as a small portion of the site in the north-east being in Flood Zone 3 with a 
high probability of flooding.  
 
Regardless of the mixed-use element of the proposed allocation, the site is inadequate and not 
appropriate for residential uses.  
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Rushden Neighbourhood Plan (RNP) 
 
The Rushden Neighbourhood Plan was ‘made’ June 2018 and sets out policies for the town at the 
local level. The North Northamptonshire Joint Core Strategy (NNJCS) was adopted in July 2016 and 
sets out policies for the North Northamptonshire local authority areas at a strategic level.  
 
As there is no up to date Local Plan Part 2 that covers Rushden; the Neighbourhood Plan remains the 
Development Plan Document that should be used in the decision-making process at the local level. 
The Rushden Neighbourhood Plan is the most recently adopted policy document covering this area 
and full weight should be afforded to it.  
 
In the making of the RNP, it had to meet the basic conditions set out in paragraph 8 (2) of Schedule 
4B to the Town and Country Planning Act 1990. This included being in general conformity with the 
strategic policies contained in the development plan for the area of the authority (in this case the 
NNJCS). The RNP has recently been tested at appeal by a Planning Inspector whereby an allocated 
site in the RNP was refused permission by ENC, but subsequently allowed on appeal (Northampton 
Road - Appeal Reference APP/G2815/W/19/3230419), providing further clarification that the RNP 
remains to be a robust development plan document that must be used in decision making.  
 
The proposed allocation is not in conformity with the RNP. It is outside of the settlement boundary 
(RNP Policy H1) and is in an area that has not previously been considered for development.  
 
The progression of the Rushden Lakes West site has the potential to undermine the RNP, especially 
as Rushden Town Council view this allocation as an inappropriate use. Further, and more direct, 
consultation should take place with Rushden Town Council to consult on additional sites. Other sites 
around Rushden have not been properly explored and the Town Council feel that there are other 
more appropriate sites that have not been properly explored, including brownfield sites.  
 
Location, Connectivity and Lack of Sustainability 
 
As a residential allocation, the site lies isolated and constrained, in an area of the settlement where 
further future growth is difficult to accommodate. It is acknowledged that the site is adjacent to the 
existing Rushden Lakes retail area, however, Rushden Lakes is a large scale, out of town retail 
shopping outlet designed as a ‘destination’ shopping area. It does not feature the type of retail 
facilities that a residential development would require such as convenience stores, a variety of 
food/grocery shops and community, leisure and health facilities.  
 
Residents of Rushden Lakes West would be situated 1.4 miles from Rushden town centre, which is 
an excessive distance and much further than any other existing housing in Rushden (excluding 
Avenue Road/Newton Road to the south of the town).  
 
As a result, residents are far more likely to own a car out of necessity, as there is a lack of variety of 
facilities within walking distance.  
 
The site is not well connected to Rushden via public transport or by private car, with the constraint 
of the A45 being the primary barrier. The only sustainable access via foot or cycle is via the 
footbridge to the far east of Rushden Lakes. This makes even the nearest non-retail employment 
area of Sanders Lodge Industrial Estate over 1.2miles away in route distance.  
 
RNP Policy H2 (Location of new housing development) states that “development proposals will be 
supported unless they would result in a poor relationship with their surroundings”.    
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Amount of housing  
 
The quantum of housing proposed in the allocation is too large. As part of their consideration of 
additional sites in the ELP, ENC have assessed four other sites for housing growth. These have all 
been discounted in favour of Rushden Lakes West accommodating the totality of the residual 
housing requirement. This approach is inappropriate and should be reviewed, with a focus on 
allocating a mixture of additional smaller sites, rather than one large site.  
 
Smaller housing sites are more likely to come forward in a timely manner, as is evident from delays 
occurring with larger strategic sites such as Rushden East and Irthlingborough West.   
 
No reference has been made to the potential mix of housing. RNP Policy H5 – (Self Build) details that 
self-build plots should be considered and Policy H4 (Market housing type and mix) details that a 
balance of property sizes and types should be provided, along with an appropriate mix of affordable 
dwellings.   
 
This proposed allocation would result in an excessive number of houses coming forward at the same 
time in Rushden. Rushden East is progressing (around 2700 homes) and the RNP has its own 
allocated sites that are coming forward. There are other areas within and around Rushden which are 
more suited to residential development, aside from the RNP allocations. 
 
Northamptonshire Local Authorities are due to be divided into two unitary authorities in 2021. The 
impact of this significant change has the potential to affect Local Plans and housing requirements.  
 
It is acknowledged that the inclusion of this site for up to 450 dwellings will benefit the Council’s 
housing land supply. ENC’s current housing land supply is not robust and the Council are at risk of 
appeal challenges to refused housing sites. As a result, the residual requirement should instead be 
spread out over a series of smaller sites which can deliver housing more quickly and take advantage 
of existing brownfield sites, or sites with better sustainability credentials, rather than a single large, 
heavily constrained greenfield site.   
 
Lack of Benefits to the town of Rushden 
 
The allocation of a residential site in this location has the potential to place further challenges on the 
vitality of Rushden town centre, as residents are likely to visit shops and services elsewhere along 
the A45, instead of Rushden High Street. As an example, food stores such as Waitrose and Lidl to the 
north of Rushden and Tesco in Wellingborough are more likely to be accessed than the town centre, 
due to their ease of access from the A45 via car.  
 
This allocation does not benefit the town centre in any way and has the potential to take further 
business and footfall away from the high street. 
 
No additional infrastructure to support a residential community appears to be proposed. 450 
dwellings (approximately 1035 new residents) without infrastructure such as schools, doctors or 
dentists would create significant negative impacts on the town and its existing infrastructure.  
 
The allocation of this site would remove a green lung along Ditchford Road which helps separate the 
town from Wellingborough. This is significant due to the expansion of Wellingborough via the 
Stanton Cross SUE (Wellingborough East).   
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Traffic Generation  
 
The site would create a significant number of traffic movements, due its unsustainable location and 
residents’ reliance on private vehicles. This would put further pressure on the surrounding roads and 
junctions, especially the A45, Northampton Road, Rushden Lakes/Northampton Road roundabout 
and the entry/exit slip roads onto Ditchford Road/A5001. These roads and junctions are gridlocked 
at peak times.  
 
Traffic modelling should be carried out prior to any allocation, to ascertain how these additional 
traffic movements will impact the existing surrounding road network.  
 
Additional Constraints 
 
A large portion of the site is unsuitable for residential use due to significant constraints. These 

constraints include traffic noise from the adjacent A45 and environmental constraints such as its 

former landfill use. Landscape constraints are also apparent, with the land being arable greenfield 

and at an elevated position with the countryside. The site will have an impact on views from the east 

of Wellingborough, from the south-west of Irthlingborough, as well as from Ditchford Lakes and 

Meadows Nature Reserve, the greenway and public footpaths along the Stanwick, Rushden and 

Wellingborough Lakes off the River Nene. There are also potential ecological constraints with the 

land which could have implications for development.  

The site is approximately 150 metres away from the Upper Nene Valley Gravel Pits Special 

Protection Area (SPA) which is designated to protect rare species of migrating birds which regularly 

use the area for breeding. ENC have a mitigation strategy in place for any new residential 

development built within 3km. The developer is required to pay a contribution to mitigate the 

effects of the development. The proposed allocation will remove a greenfield site that the birds 

often use adjacent to the SPA. Housing should not be considered to be appropriate within this 

distance of the SPA as it cannot be effectively mitigated against and is potentially removing habitat 

from an area adjacent to the SPA.   

None of these constraints appear to have been assessed in relation to residential development. 

Conflicts with Adopted Policy 

The proposed mixed-use housing allocation, for the reasons set out above is not in conformity with 

the Rushden Neighbourhood Plan. Nor is it in conformity with the North Northamptonshire Joint 

Core Strategy.  

The proposed allocation appears to be ‘easy’ solution for the Council to allocate their residual 

housing requirement, although this is not the appropriate solution and not one that has been 

properly discussed with Rushden Town Council. 

The lack of any prior consultation from ENC leads RTC to question the legitimacy of this additional 

sites text and policy in the Emerging Local Plan and whether the public consultation has been carried 

out prematurely, before the relevant bodies such as RTC have been alerted and properly consulted.  

ENC are requested to revisit the additional sites consultation, with closer and direct consultation 

with RTC, with a view to assessing other sites that were not considered that RTC feel would be more 

appropriate for housing.  


