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Dear Planning Policy Team, 

EAST NORTHAMPTONSHIRE LOCAL PLAN PART 2 – ADDITIONAL SITE ALLOCATION 
CONSULTATION PAPER - LAND TO THE WEST OF RUSHDEN LAKES 

Introduction  

Please find enclosed Representations in support of East Northamptonshire Council’s (ENC) decision to 

include Land to the West (LTTW) of Rushden Lakes (“the Site”) as an Additional Site Allocation within the East 

Northamptonshire Local Plan Part 2. These Representations are made on behalf of Site’s owner, The Crown 

Estate, who also own the adjacent Rushden Lakes retail and leisure development. 

LTTW is a unique opportunity for development which significantly benefits from and can capitalise on its 

proximity to both Rushden Lakes and all of the facilities, services and amenities that it provides as well as the 

already publicly accessible surrounding natural environment to form a truly sustainable development that 

would be a natural extension to the Rushden urban area.  

The 23ha site is in single ownership, is available now and can be brought forward quickly in a phased approach 

to help deliver ENC’s housing requirements. Planning permission has already been granted for a ‘Link Road’ 

which passes through the centre of the Site and connects Ditchford Road on the western side of the Site to 

Rushden Lakes on the east. This provides an access to LTTW from the public highway and also enables the 

existing bus, cycle and pedestrian routes that operate at Rushden Lakes to be easily extended through the 

Site.  

Site Context 

LTTW comprises an area of 23ha located on the edge of the Rushden urban area. The Site adjoins Rushden 

Lakes to the west with the A45 strategic road running adjacent to the Site’s southern boundary. Ditchford 

Road bounds the Site to the west, with the lakes and meadows associated with Ditchford Reserve Local 

Wildlife Site located to the north.  

In 2019, planning permission (LPA Ref. 18/00004/FUL) was granted for a new Link Road through the centre 

of the Site which when completed will provide an alternative access to Rushden Lakes from Ditchford Road 

and can also serve the LTTW proposal.  
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Rushden is designated within the North Northamptonshire Joint Core Strategy (JCS) (2016) as ENC’s ‘Growth 

Town’ and is recognised as the most sustainable location for development in East Northamptonshire. The 

Town will be the location of significant growth during the JCS Plan Period (2011-2031).  

Located on the edge of the Rushden urban area and immediately adjacent to the strategic highway network, 

the Site represents an excellent opportunity to deliver a high quality and sustainable development that 

addresses local development needs. The Site is available for development now and can contribute towards 

local housing requirements and achieving Rushden’s growth requirements and ambitions.  

Proposed Additional Site Allocation Text 

We have no detailed comments on the wording of proposed new Site Allocation Policy EN27: ‘Rushden Lakes 

West’ or its supporting text. We support the range of uses proposed and are currently in the process of 

developing a comprehensive Masterplan to help guide more detailed proposals for the Site.  

We believe that all of the proposed uses listed within the draft Site Allocation are deliverable and very much 

support requirements to improve pedestrian, cycle as well as green infrastructure connections; to provide 

high quality landmark features at the main access points and Ditchford Lane gateway; and to introduce multi- 

functional structural landscaping.   

We note that at the ENC Planning Management Committee on 20 February 2020, the Committee resolved it 
was minded to grant planning permission for the Rushden Living scheme (LPA ref. 19/01092/FUL) subject to 
confirmation of planning conditions and s106 Heads of Terms. As well as employment uses, the Rushden 
Living scheme includes a building designed for Made in Northamptonshire (MIN). MIN is a multi- stakeholder 
cooperative supporting and promoting a “buy local” philosophy. The MIN building will provide cooperative 
members with a hub from which to exhibit, promote and sell local produce. Following the resolution of the 
Rushden Living planning application, we would like to explore with officers how best to reference the MIN 
proposals within the proposed Site Allocation. We recognise that its use would need to be strictly controlled 
and the Site Allocation and/or supporting text could make clear that its operation would need to be solely 
for producers/businesses based within the County of Northamptonshire. The MIN building would only ever 
comprise a very small proportion of the overall non-residential floorspace to be brought forward on the Site.  
 
A second point relates to the extent of the proposed Site Allocation boundary around the existing Travelodge 
site. The Crown Estate have taken ownership of this land and there is the opportunity in the longer term to 
bring this within the Rushden Lakes West development. Again, this is something that we would like to explore 
with officers ahead of the Local Plan Part 2 Regulation 19 Consultation.  

 

Emerging Masterplan 

The Masterplanning work undertaken to date has considered the existing Site conditions and most 

appropriate areas for development. These ‘Development Plots’ are indicated in Figure 1 below and are set 

around a central green spine:  
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Figure 1: LTTW Development Plots 

The Masterplanning work demonstrates that LTTW is capable of accommodating c. 430 new homes as well 

as c. 18,600m² of non-residential floorspace. The majority of the non-residential floorspace would be 

comprised of employment uses. In order to enable prompt delivery it is proposed that development would 

be brought forward in two phases: 

• Phase 1 (up to 2024) – up to 200 homes and c. 5,600m² of non-residential floorspace. 

• Phase 2 (up to 2031) – up to 230 homes and c. 13,000m² of non-residential floorsapce.  

The new homes and non-residential floorspace will be situated within a parkland setting, incorporating 

generous areas of open space, and reflect the highest standards of design and sustainability. Development 

will protect and enhance the Site’s natural surroundings, whilst creating new opportunities for outdoor 

recreation in the Nene Valley.  A series of pedestrian and cycle routes will be established across the Site to 

encourage active travel and enhance connectivity to Rushden Town Centre, Rushden Lakes and further afield. 

Development will also benefit from enhanced access and public transport services associated with the new 

Link Road, and the existing infrastructure serving Rushden Lakes. Opportunities to further enhance public 
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transport services to key destinations (i.e. range of destinations and bus frequency) will be explored through 

the Masterplanning work and in consultation with ENC and other stakeholders.  

The Site is being promoted on behalf of The Crown Estate. The Crown Estate will retain a long-term interest 

in the Site and promote a high quality development that creates a range of environmental, social and 

economic benefits for the area.   

Two public consultation events were held regarding bringing forward development on the Site in October 

2019. The events were attended by over 300 people. The events demonstrated that the principle of a high 

quality, sustainable development that builds on the success of Rushden Lakes is supported by local residents 

and stakeholders and there was strong support for creating local employment opportunities and multi-use 

spaces with any proposals. In addition, a newsletter was issued to stakeholders and the local community in 

February 2020 to provide an update on The Crown Estate’s plans for LTTW.  

Site Specific Considerations  

The Crown Estate has appointed an experienced project team to develop the Masterplan, led by Allies and 

Morrison Architect and including planning, transport, environmental, sustainability and socio-economic 

consultants. Overall, it is considered that the Site does not have any significant environmental or 

infrastructure constraints and that it can support a sustainable, residential-led mixed-use development that 

can come forward within the Local Plan Part 2 plan period.  

We note that paragraph 8.35 of the Proposed Additional Site Allocation Text refers to proposals satisfactorily 

addressing certain site specific constraints. These are:  

• East/ west former Wellingborough/ Higham Ferrers railway cutting landfill;  

• East/ west gas pipeline, parallel with former railway cutting; and  

• Environmental conflicts with established uses to the south, such as the A45 and industrial areas 

to the south (e.g. air pollution, noise or odours). 

These constraints can all be addressed through the Masterplanning and subsequent planning application 

process. For example, the railway cutting landfill comprises inert waste which was created when the disused 

railway cutting was infilled. It’s presence does not therefore present a constraint to residential or any other 

development.  

The gas pipeline runs through the centre of the Site and has an easement either side. The considerations for 

building around the gas pipeline are well known from the approved Link Road scheme which incorporated a 

ground protection slab where land above the gas main was to be developed to form the Link Road. Within 

the LTTW Masterplan, this also provides the opportunity to incorporate a central park at the heart of the 

scheme as indicated in Figure 1 above.   

The Sanders Lodge Industrial Estate is located to the south of the Site, on the opposite side of the A45. There 

is currently residential development located immediately to the south of the industrial estate. Detailed noise 
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surveys will be carried out to inform the consideration of noise mitigation measures such as acoustic fencing 

or bunds between the A45 and the Site as part the Masterplanning work and any forthcoming planning 

application on the Site.  

With regard to air quality, there are no Air Quality Management Areas (AQMA) or Clean Air Zones within East 

Northamptonshire. Whilst there may be increases in the traffic flows on the surrounding roads as a result of 

the development, through the implementation of the Framework Travel Plan for the Site which will include 

the provision of alternative lower carbon travel options such as public transport, new footpaths and 

cycleways, along with electric charging points, the air quality will remain well below the Air Quality Standards 

objectives. 

As such, it is considered that the Site is suitable for a residential-led mixed-use development. The 

development of the Site would also have a number of very positive environmental effects including on socio-

economic objectives through the provision of good quality and various types and tenures of dwellings and 

employment opportunities. The water environment would also be improved through the inclusion of SuDS 

and the reduced use of pesticides and fertiliser associated with the change of land use. Furthermore, there 

would be the opportunity to protect and enhance ecological and landscape assets within and surrounding 

the Site within the open space and the provision of a strong network of green infrastructure. This would lead 

to biodiversity and other environmental net gains within the Site and the surrounding area.  

Summary 

LTTW is a unique opportunity for development which significantly benefits from its proximity to both 

Rushden Lakes and the already publicly accessible surrounding natural environment. The Masterplanning 

work undertaken so far indicates that LTTW could accommodate up to 430 new homes and 18,600m² of non-

residential floorspace. This would help address local development requirements.  

The Site is in single ownership (The Crown Estate), is available now and can be brought forward quickly in a 

phased approach leading up to 2031. Planning permission has already been granted for the ‘Link Road’ which 

provides access to the Site from the public highway and enables the existing bus, cycle and pedestrian routes 

that operate at Rushden Lakes to be extended through the Site.  

LTTW can comprise a truly sustainable development that would be a natural extension to the Rushden urban 

area.  

Please do not hesitate to contact me should you require any further information.  

Yours sincerely 

 

 

 

 

Director 




