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Planning Policy 
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Thrapston 
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NN14 4LZ 

Our ref: 692 

 

Dear Sir 

 

East Northamptonshire Part 2 Local Plan – additional sites public consultation 

Smith Jenkins acts for Mr Andrew Robinson. 
 
On behalf of our client we write in respect of the Part 2 Local Plan, a consultation for which is 
currently under consultation until 23rd March 2020. Please treat this letter as formal representations 
on behalf of our client to that consultation. The representation should be read in conjunction with 
the plan submitted in conjunction that details the extent of our client’s land ownership, which has 
been and continues to be promoted as a suitable additional site for allocation in the Part 2 Local 
Plan. Whilst the entirety of the land is available, our client is happy to promote the land on the basis 
of a phased approach so that an appropriate area of land sufficient to deliver around 500 dwellings 
is allocated within the plan period with additional land beyond this held in reserve or to be delivered 
beyond the plan period, in line with footnote 35 of the NPPF. 
 
Procedural matters 
 
Our client has significant concerns that the Local Planning Authority are not consulting appropriately 
or effectively on the additional site selection process. The consultation is being presented as a fait 
accompli; a matter readily apparent in the fact that the additional site that the Council presently 
prefer actually features on the front cover of the consultation material. 
 
Throughout the consultation material, reference is made to decisions that have already been taken 
through the Council’s Planning Policy Committee. Whilst material before that Committee, including 
the various site assessments made against the Plan’s Sustainability Objectives, is publicly available, 
our client has had to retrieve this for himself. We must challenge the Council as to why it does not 
form part of the consultation material itself. The rest of our client’s representation has therefore, by 
necessity, not restricted itself to commenting on the additional text that is proposed to be inserted 
into the draft Local Plan, as the rationale for this is opposed in principle. 
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By effectively consulting on an outcome and not the process by which relative merits have been 
derived, the Council is leaving itself exposed to legal challenge in failing to consider and consult on 
reasonable alternatives. Notwithstanding these procedural shortcomings, the Council’s additional 
site selection is itself predicated on flawed reasoning and will not be found sound at Examination, as 
our representation explains. 
 
As a secondary procedural matter, we should also point out that whilst our client’s representation 
makes extensive reference to the assessment the Council have carried out for ‘Site 4’, the extent and 
form of that site is not actually contiguous with the landholdings promoted by our client, as shown 
by the enclosed plan. This is very important because many of the issues identified in the site 
assessment could quite easily be overcome by way of a more accurate understanding of land 
assembly. We would request that an updated site assessment is carried out specifically in respect of 
the exact landholdings hereby promoted. 
 
General observations 
 
In general terms, our client does not accept the Council’s reasoning for preferring to allocate land to 
the west of Rushden Lakes (‘Site 5’) over his site to the east of the A6.  
 
The matter of connectivity is discussed in detail below but as a point of principle it is completely 
unreasonable to conclude that our client’s land is poorly connected to Rushden because it is 
separated from it by the single-carriageway A6 yet also conclude that the Rushden Lakes site is 
suitably connected despite being separated from Rushden by the dual-carriageway A45.  
 
The promotion and development of Rushden Lakes has been amongst the most prominent strategic 
planning projects over the last two decades in East Northamptonshire. However, effectively relying 
on it now as an enabler of housing growth is a disservice to good spatial planning and sets a poor 
precedent in encouraging future out-of-town developments. The Rushden Lakes complex is not a 
local facility that is well integrated with the rest of Rushden. Indeed, even after crossing the A45 
there are large industrial areas before the residential areas of Rushden are reached. Co-locating 
housing with Rushden Lakes will therefore result in an isolated enclave of a community that is reliant 
upon services that serve a sub-regional catchment, not a local one. 
 
By contrast, our client’s site is well located on the south-east side of Rushden and represents a 
logical continuation of the principles established by the Rushden SUE that has always been planned 
as a genuine extension to Rushden itself. It is also able to integrate with the new sports facilities that 
are proposed to the immediate south. It is therefore a more logical area of growth for Rushden, 
notwithstanding connectivity over the A6, which can in any case be mitigated. 
 
We appreciate that the reason for selecting additional sites is the need to boost land supply in the 
District following anticipated delays to growth at Rushden and Irthlingborough. However, our client 
considers that the Council is misguided in preferring Rushden Lakes as its ability to “offset the net 
residual requirements for Irthlingborough and Rushden” is manifestly not unique. In reality, five-year 
land supply in the District is not disaggregated by settlement and therefore it makes no difference 
where additional sites are found. Rushden Lakes being closer to Irthlingborough does not mean it is 
more logical to offset its requirements in this location. The site will be accessed from the Rushden 
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side and geographically there will be no fundamental difference in the local housing market relevant 
to any additional site considered. 
 
Our client’s site is therefore just as capable of offsetting any residual deficit in land supply. It is not 
the case that this will fundamentally distort the spatial strategy outlined in the Joint Core Strategy, 
as Rushden is already identified as a growth town and the purpose of the additional sites is to 
supplement, not replace, the planned growth at places like Irthlingborough. 
 
We are able to confirm as part of this representation that the site would meet the more stringent 
definition of deliverable in the 2019 NPPF; there is housebuilder interest in our client’s land and he 
would intend to bring it forward within five years if allocated. In particular, we would draw the Local 
Authority’s attention to the ability of the land to be phased so that a 400-500 dwelling development 
comes forward within the plan period to meet the identified shortfall, with remaining land 
effectively being held in reserve for future plan periods or as a further contingency. 
 
Conversely the land at Rushden Lakes is inherently linked with the continued expansion of the 
commercial development to the east, and is also subject to a broader range of environmental 
constraints that would need to be resolved. It is also unable to accommodate a phased approach to 
delivery. In this respect it represents a less deliverable means of boosting supply in the short-
medium term. This matter is considered further in the detailed consideration of ‘deliverability’ 
described in the site assessment comparison below. 
 
Site assessment critique 
 
The consultation paper explains the site assessment process as follows:  
 
3.2 The five sites were assessed using a matrix linked to the Sustainability Appraisal (SA) objectives of 
the Local Plan (Planning Policy Committee, 17 December 2019, Item 6, Appendix 1). This assessment 
utilised a ‘traffic light’ system to indicate how well these broad locations perform against the criteria. 
Initial discussions were also held with statutory undertakers to help understand opportunities and 
constraints for delivery.  
 
3.3 The assessment recognised that, to a greater or lesser extent, all five of the broad locations, 
identified as opportunities for meeting the potential shortfall in housing requirements within the Plan 
period, raise issues which need to be taken into consideration. The site assessment (Planning Policy 
Committee, 17 December 2019, Item 6) concluded that the location to the west of Rushden Lakes 
provides the most sustainable and deliverable option for addressing the potential shortfall in housing 
delivery in the short/medium term, thereby maximising the opportunity of contributing to housing 
delivery within the Plan period. If developed this proposal could deliver up to 450 houses. 
 
On behalf of our client we have extensively reviewed the Site Assessments document that was 
included as Appendix 1 to Item 6 at the 17th December 2019 Committee. Whilst we would agree that 
the methodology used is conventional in nature and accept that a numerical scoring system might 
incorrectly imply equality or comparability across different criteria, there is a distinct lack of 
reasoning for concluding in the Site Assessments report, Committee report, and indeed consultation 
material that: 
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“the location to the west of Rushden Lakes is considered to provide the most sustainable and 
deliverable option for addressing the potential shortfall in housing delivery in the short/medium 
term, thereby maximising the opportunity of contributing to housing delivery within the Plan period.” 
 
The Council has quite simply not shown its working in reaching this conclusion. A relative 
assessment, whether it is numerical or not, must be done for any such conclusion to be justified. We 
have therefore tabulated the findings of the site assessment process, as carried out by the Council, 
and provided our own conclusions on how Sites 4 and 5 compare: 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

Proximity to 
services 

 The site is in relatively close 
proximity to a surgery and 
primary school but they are 
not easily accessible other 
than by car as they are on 
the opposite side of the A6. 
Other facilities such as shops 
and leisure uses and 
employment uses are further 
afield and so are even less 
accessible. 

 Immediately adjacent to Rushden 
Lakes which offers shopping, 
employment and leisure provision. 
These are easily walkable from the 
site. School and surgery provision are 
relatively close in Rushden but are 
separated from the site by the A45 
and it is not easy to get to these other 
than by car. There is a public footpath 
link from the site across the A45 
(reference UK1 on the definitive map) 
but this needs some improvements in 
terms of safety of crossing the road. 

The assessment for Site 4 has failed to consider 
improvements that could be made to facilitate 
better accessibility over the A6. This omission is 
particularly stark in light of the fact that similar 
improvements have been given specific 
consideration for Site 5. This is an inconsistency that 
should be amended accordingly. 
 
The shopping and employment provision of 
Rushden Lakes is also overstated. Residents of Site 5 
would need services other than those provided by a 
sub-regional retail park and the vast majority are 
unlikely to be employed in retail. Site 4 offers an 
opportunity to incorporate genuine mixed uses and 
connectivity with the Rushden SUE to the 
immediate north. 

Proximity to a 
trunk/principal 
road junction 

 Site is adjacent to the A6.  Adjacent to a junction with the A45. No difference. 

Connectivity to 
the existing 
urban area 

 On the opposite side of the 
A6 to the town of Rushden 
with poor connectivity to it. 

 Not considered in the Urban 
Structures Study carried out by the 
NNJPDU. Well connected to Rushden 

Again, as per the ‘proximity to services’ criteria, this 
assessment has failed to consider the ability of the 
site to deliver significant connectivity 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

The County Highway 
Authority consider 
pedestrian and cycle links 
are required along Newton 
Road into Rushden Town 
Centre. There is a public 
right of way across the A6 
from the area of search 
(UK9) leading into the town 
but this is a long route and 
there is no footbridge to 
cross the road. The site is 
considered as a Grade E 
location in the Urban 
Structures Study carried out 
by the NNJPDU. 

Lakes but separated from the rest of 
Rushden by the A45 although there is 
a public footpath across the A45 
(reference UK1 on the definitive map). 

improvements. Furthermore, it is not reasonable to 
apply a better assessment score to Rushden Lakes 
simply because it hasn’t been considered in the 
Urban Structures Study. Arguably its omission 
demonstrates that its poor connectivity is self-
evident. 

Access to 
infrastructure 

 A direct access to the A6 
would not be acceptable. 
Access would be needed 
onto Newton Road. 

 A safe means of access should be 
possible onto Ditchford Lane. This 
should be solely to serve the 
residential development and not 
utilise the commercial access that has 
recently been approved through the 
site for Rushden Lakes. 

Whilst there is no difference in the relative outcome 
of each assessment, there is a disparity in the 
reasoning and thoroughness of the assessment’s 
conclusions on access. For example, there is no 
consideration of whether Site 4 could be primarily 
accessed from Newton Road, with a secondary (e.g. 
left turn only) access from the A6 if necessary. 
There is also the potential to take access from the 
south via the Bedford Road roundabout and the 
recently proposed access for sports facilities on land 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

to the south. This would create a more strategically 
permeable development, with access in either 
direction to infrastructure. No consideration is given 
to these matters in the assessment. 

Capacity of the 
highway 
network 

 The County Highway 
Authority advise, as part of 
the Rushden East 
development proposals, the 
initial stretch of Newton 
Road from the A6 
roundabout is set to have 
significant upgrades. If this 
site comes forward first it 
will need to provide these 
measures plus this site will 
need to continue any 
carriageway widening and 
footway / cycleway 
infrastructure up to the 
proposed site access. They 
also point to possible issues 
of traffic using Avenue Road 
to get to the A6 and they 
advise these will need to be 
mitigated. 
Highways England has no 

 The County Highway Authority advise 
some improvements would be needed 
to Ditchford Lane and the A45 
junction if the site is brought forward 
in advance of highway works to be 
carried out in connection with the 
Stanton Cross development 
(Wellingborough East Sustainable 
Urban Extension). Highways England 
have no objections in principle if one 
or a combination of these sites was 
allocated for up to 500 dwellings. This 
is because they consider that the 
traffic impacts of the proposed 
development on the Strategic Road 
Network (SRN) can be assessed 
through a Transport Assessment (TA). 
The TA can also identify any mitigation 
that may be required to be provided 
on the SRN to accommodate the 
additional traffic from the 
development quantum that has been 

Again, whilst there is no difference in the relative 
outcome of the assessment, the assessment for Site 
4 has failed to consider the full context with the 
ability for our client’s holdings to incorporate an 
access from the Bedford Road roundabout to the 
south as well as Newton Road to the north. This, 
combined with other suitable upgrades to the A6 
and its junctions could offer a net gain to the 
highway network. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

objections in principle if one 
or a combination of these 
sites is allocated for up to 
500 dwellings. This is 
because they consider that 
the traffic impacts of the 
proposed development on 
the Strategic Road Network 
(SRN) can be assessed 
through a Transport 
Assessment (TA). The TA can 
also identify any mitigation 
that may be required to be 
provided on the SRN to 
accommodate the additional 
traffic from the development 
quantum that has been 
proposed. 

proposed. They also note We also 
note that the site is adjacent to the 
A45. As such, if this site were to be 
allocated, they would expect that all 
boundary related matters will be in 
line with the requirements of DfT’s 
Circular 02/2013 and other relevant 
guidelines in the Design Manual for 
Roads and Bridges. 

Utilities  Based on findings in 2011 
update to SHLAA. 

 Based on findings in 2011 update to 
the SHLAA. 

No difference. 

Impact of an 
existing 
notifiable 
installation, 
including 
pipelines, on 

 No known constraints of this 
nature on site. 

 There is a gas pipeline through the site 
which will need to be safeguarded. 

Site 4 correctly performs better. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

the 
development 

Impact on 
existing sports 
and recreation 
facilities, 
including 
allotment land 

 Site is currently in 
agricultural use. 

 Site is largely in agricultural use. No difference. 

Impact of 
existing noise 
or odour (major 
road, railway, 
domestic waste 
disposal site or 
other source) 
on the 
development 

 ENC Environmental 
Protection advise there are 
noise issues associated with 
the adjacent A6 which will 
need to be mitigated. 

 Site is partially within the consultation 
buffer (Policy 30 – preventing land use 
conflict) for site WL19 (the industrial 
estate on the opposite side of the 
A45) in the Minerals and Waste Local 
Plan but there may be some potential 
for residential development in part of 
this land subject to no significant noise 
issues being identified associated with 
the industrial uses. However, ENC 
Environmental Protection also advise 
there may be noise associated with 
the A45 or the nearby railway line 
which may be a constraint on some of 
the development. They also advise to 
the north is Broadholme sewage 
treatment works which does give rise 
to odour issues at times, Hornigolds 

There is no difference in the assessment outcomes 
despite the fact that the one matter that might be 
relevant to both sites (noise from adjoining 
highways) is quite clearly more of a constraint in 
respect of Site 5. There are no dwellings presently 
near the section of the A45 closest to Rushden 
Lakes, which is also dual carriageway carrying 
heavier and faster traffic volumes. By contrast, the 
A6 adjoining Site 4 is single-carriageway, with 
dwellings in equally close proximity on its opposite 
side. These facts, combined with the additional 
identified issues for Site 5 regarding odour means 
that Site 4 should quite clearly be preferable when 
assessed against this criteria. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

depot in Ditchford Lane no longer 
process any animal or vegetable waste 
at the site but there is a putrid odour 
associated with them at times in the 
area and, to the west, are two waste 
lagoons authorised by the 
Environment Agency. These are the 
source of pungent odours when they 
are being emptied and the material 
spread on nearby fields. Further work 
is needed on these topics. 

Impact of the 
development 
on 
neighbouring 
land uses 

 No anticipated conflict with 
adjacent land uses. 

 Providing any housing development is 
outside the consultation buffer 
referred to above or the noise 
associated with the A45 (which lies 
between the two sites) is accepted as 
offering sufficient separation. 

Site 4 scores better against this criteria, which is 
also of greater importance than some others. 

Impact on 
biodiversity 

 Natural England advise of 
the need for a search for 
protected species and 
historic environment 
interests as well as an 
assessment for potential 
Functionally Linked Land. 

 In order that any impact on 
biodiversity on site can be assessed, 
Natural England advise a search for 
protected species and historic 
environment interests is undertaken 
as well as an assessment for potential 
Functionally Linked Land. 

No difference. 

Impact of the 
development 

 The site is partially within 
the 3km consultation zone 

 The site is immediately adjacent to the 
Upper Nene Gravel Pits Special 

Site 4 scores better against this criteria, which is 
again one of significant statutory importance. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

on a protected 
species or on a 
site recognised 
for its wildlife 
or geological 
importance 

for the Upper Nene Gravel 
Pits Special Protection Area. 
Any residential units 
proposed in this area need 
to make a contribution 
towards mitigation of impact 
on the SPA. Natural England 
consider this site to one of 
two which are lowest in 
terms of risk to the integrity 
of the SPA. However, this 
issue still requires careful 
consideration and they 
would require substantial 
high quality on site green 
infrastructure, as well as 
bespoke contributions to 
mitigation measures off site. 
Finally, they advise on the 
use of the Habitat 
Opportunity Mapping 
dataset to assess the 
potential for the site to be 
restored to provide a net 
gain for biodiversity and 
strengthen the ecosystem 

Protection Area (SPA) and within the 
2km consultation zone for it. As the 
site is within the 2km zone, the 
implications for residential 
development on the SPA need to be 
considered. Natural England consider 
this to be one of two of the sites 
which represent a high risk to the 
integrity of the SPA. They consider the 
close proximity provides opportunity 
for substantial additional recreational 
impact over and above that already 
planned for. Finally, they advise on the 
use of the Habitat Opportunity 
Mapping dataset to assess the 
potential for these sites to be restored 
to provide a net gain for biodiversity 
and strengthen the ecosystem 
services provided by that location and 
they add any proposed mitigation 
would require agreement by Natural 
England, assessment through a project 
level Appropriate Assessment, and 
planning conditions to secure the 
required mitigation measures. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

services provided by that 
location and they add any 
proposed mitigation would 
require agreement by 
Natural England, assessment 
through a project level 
Appropriate Assessment, 
and planning conditions to 
secure the required 
mitigation measures. 

Impact on 
visual 
landscape 

 Site is considered to have 
low landscape sensitivity in 
the Environmental 
Sensitivity Consolidation 
Study carried out in October 
2009 for the North 
Northamptonshire Joint 
Planning Unit. 

 Adjacent to an area identified as of 
high sensitivity in the Environmental 
Sensitivity Consolidation study (2009) 
commissioned by the North 
Northamptonshire Joint Planning Unit. 

Whilst there is no difference in the assessment 
outcome, this is inexplicable; Site 4 is said to have a 
low landscape sensitivity whilst Site 5 is adjacent to 
an area identified as of high sensitivity. Site 4 should 
therefore quite clearly be preferable when assessed 
against this criteria and the assessment for Site 5 
downgraded accordingly. 

Impact on 
heritage 

 The County Archaeological 
Advisor is of the opinion that 
development is likely to have 
a significant negative impact 
on the historic environment. 
They need further 
information regarding 
archaeological significance in 

 The County Archaeological Advisor 
points out that the site has been 
subject to archaeological evaluation 
and, whilst some archaeological 
activity has been identified they do 
not consider this would preclude 
development. They recommend a 
Condition is imposed in relation to any 

Site 4 has been given a lower score against this 
criteria purely on the basis that Site 5 has been 
subject to archaeological investigation already. 
Uncertainty should not be conflated with genuine 
risk in respect of any given criteria. Further 
archaeological evaluation could of course be carried 
out for Site 4 but there is no basis for concluding 
that the development is likely to have a significant 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

the form of archaeological 
assessment in order that this 
matter can be considered 
further. 

planning application for archaeological 
investigation. 

negative impact on the historic environment. We 
would request sight of the County Archaeological 
Advisor’s evidence for this.  

Impact on listed 
buildings, 
conservation 
areas, 
scheduled 
ancient 
monuments 
and historic 
parks and 
gardens 

 No Listed Buildings etc on or 
immediately adjacent to the 
site. 

 No Listed Buildings etc on or 
immediately adjacent to the site. 

No difference. 

Impact on the 
existing form of 
the settlement 

 There is some existing 
housing associated with 
Newton Road but the 
development would be 
separated from the main 
built form of Rushden by the 
A6. 

 Would adjoin the existing Rushden 
Lakes development and form an 
extension to it. As a result will be well 
integrated with it and the overall form 
of the existing settlement of Rushden. 

The assessment for this criteria is distorted by 
failing to consider the character of the settlement in 
the immediate context of each site. Site 4 is indeed 
separated from the built form of Rushden by the A6, 
however, that built form is residential in character 
and there is also the precedent of forthcoming 
development immediately to the north in the 
Rushden East SUE. By contrast, the built form that 
Site 5 will relate to is commercial and industrial in 
nature. In this context the proposed residential 
development will be out of character with the 
existing form of the settlement. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

Flood Risk  The site is entirely within 
Flood Zone 1. The 
Environment Agency advise 
of no concerns. The Lead 
Local Flood Authority advise 
there is an area of very high 
surface water risk in the far 
southwestern corner of the 
site, which would need to be 
avoided, and one significant 
surface water flow path 
through the northern part of 
the site from the rear of 
properties on Newton Road 
to the A6, which would need 
to be preserved or suitably 
mitigated through design. 
There are also two 
ditches/ordinary 
watercourses crossing the 
site south-east to north-west 
which would need to be 
protected, and no works 
within 9m without flood 
defence consent. They add 
there is negligible 

 The site comprises Flood Zone 1 with 
part in Flood Zones 2 and 3. The 
Environment Agency advise there 
should be no residential development 
in Flood Zones 2 and 3 and sequential 
test being undertaken for the rest. The 
Lead Local Flood Authority (LLFA) 
advise all of the northern part of the 
site is in the functional floodplain 
(FZ3b) and therefore there are very 
limited development opportunities 
here (exception test required and 
water compatible uses only). They add 
all of this area flooded from the River 
Nene in 1947 and most flooded again 
in 1998. This land should therefore be 
removed from the site to address 
these concerns. Finally, the LLFA 
consider there is negligible surface 
water risk and a moderate risk of 
groundwater flooding in the central 
part of the site. 

Site 4 is quite clearly preferable when assessed 
against this criteria, which is again a fundamental 
one in establishing overall sustainability.  
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

groundwater flood risk and 
no significant flood history of 
note that would have 
affected the site. 

Impact on the 
use of 
previously 
developed land 

 Site generally not previously 
developed but ENC 
Environmental Protection 
advise the former Manor 
Park landfill site lies 
immediately to the south 
west and may encroach 
under the A6 and into the 
area of interest. In view of 
this, there may be 
contamination and a ground 
gas risk associated with any 
residential development in 
the south of the site. If so, 
this area would have to be 
excluded from the site but 
the site is large enough for 
this to occur. 

 Site is largely in agricultural use. ENC 
Environmental Protection advise there 
is an historic landfill site running 
through the area of interest. The 
landfill was an inert tip backfilling the 
old railway cutting. It is not known 
whether there is any significant risk 
from contamination or ground gas but 
given that it was inert site then 
unlikely to be such that the land could 
not be brought into residential use. 

No difference. 

Impact on the 
quality of 
agricultural 
land 

 Site is Grade 3 agricultural 
land. However, in the 
context of the size of the site 
compared to a large amount 

 Site is a mixture of Grade 3 and 4 
agricultural land However, in the 
context of the size of the site 
compared to a large amount of other 

No difference. 
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

of other remaining Grade 3 
land in the vicinity, this is not 
considered sufficient to put a 
constraint on development. 

remaining Grade 3 land in the vicinity, 
the Grade 3 land is not considered 
sufficient to put a constraint on 
development. 

Impacts on the 
stock of 
minerals 

 Site not allocated for mineral 
extraction in the County 
Council’s Minerals and 
Waste Local Plan. 

 Site not allocated for mineral 
extraction in the Minerals and Waste 
Local Plan. However, the site is within 
a minerals safeguarding area and the 
mineral being safeguarded here is 
river valley sand and gravel. Therefore 
these are aggregates which should be 
safeguarded where appropriate. Any 
development here would need to 
comply with Policy 28 of the Minerals 
and Waste Local Plan (either the 
landowner would have to prove the 
mineral is not viable or it should be 
extracted prior to development taking 
place). 

Site 4 is preferable when considered against this 
criteria. 

Availability  Parts of the site are being 
actively promoted as being 
available for development. 

 Site is being actively promoted as 
being available as an extension to 
Rushden Lakes. 

Whilst there is no difference in the outcome of the 
assessment criteria, consideration should be given 
to accurate land assembly on the site. 

Deliverability  Could be delivered in 
advance of the major road 
infrastructure needed for the 
Rushden East development if 

 Site is considered desirable to be 
deliverable as part of the next phase 
of Rushden Lakes. 

There is no justification for considering Site 4 to be 
less deliverable. Our client is fully prepared to bring 
the site forward as quickly as necessary and there is 
housebuilder interest in achieving this.  
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 Site 4 – Rusden South East Site 5 – Rushden Lakes West  

Criteria  ENC Comments  ENC Comments Relative assessment 

some improvements are 
carried out on Newton Road. 

SHLAA category  Category 3.  Site not assessed. No difference 

Planning Policy  Associated with a Growth 
Town which is first in the 
hierarchy of preferred 
locations for development in 
the North Northamptonshire 
Joint Core Strategy. 

 Associated with a Growth Town which 
is first in the hierarchy of preferred 
locations for development in the 
North Northamptonshire Joint Core 
Strategy. 

No difference 
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We have not considered the ‘other matters’, ‘opportunities’ or ‘conclusions’ in the site assessment 
comparison above as these are not related to sustainability objectives and are in any case general in 
nature. 
 
Our relative assessment concludes that the site assessment process that has been carried out is 
flawed. There are a range of criteria (e.g. proximity, connectivity, heritage, built form, deliverability) 
where insufficient justification has been provided for concluding that Site 4 offers a less sustainable 
location for development than Site 5. There are a further three criteria of particular importance 
where Site 5 is already correctly identified as being less preferable (flooding, impact on statutory 
sites, neighbouring uses). The remaining criteria are all either equally applied to each site, or of 
relatively lesser importance (e.g. utility constraints, mineral search areas).  
 
Conclusion 
 
In the context of the above, we cannot agree with the Council’s intention to select Site 5 as an 
additional development site. The decision is without basis and is inconsistent with many of the 
Council’s own sustainability criteria. Whilst the absence of a numerical score allows for flexibility and 
discretion in the site selection process, the evidence underpinning a site’s performance against 
sustainability objectives cannot be wilfully ignored. The Council must undertake a meaningful 
comparative assessment in order for the additional site selection to be found sound. Without this, 
we have grave concerns that the Local Plan will fail limb (b) of Paragraph 35 of the NPPF, whereby 
being justified is a key criterion in determining soundness. Paragraph 35 says this means plans 
should be “an appropriate strategy, taking into account the reasonable alternatives, and based on 
proportionate evidence”. Presently the Council have not properly taken into account reasonable 
alternatives and have not based their decisions on proportionate evidence. 
 
Our client is happy to collect and provide further objective information to assist the Council with the 
necessary revised site assessment process. He would also intend to put both this evidence and an 
updated version of this representation before the Local Plan Inspector at any forthcoming 
Examination in Public. 
 
Please do not hesitate to contact me or  at this office should you have any queries 
regarding the above. 
 
Yours faithfully 
 

 
 

Associate 




