


within the current Plan period (2011-2031), it is proposed that an appropriate mix of uses could
come forward at Rushden Lakes West to complement the additional housing development”. The
draft Policy EN27 refers to tourism, leisure and community facilities (including the potential for a
hotel), and employment provision (predominantly business and industrial). The Policy does not
refer to additional retail uses but it is not clear how this relates to the Rushden Living proposal
which involves part of the site.
It is important that the need for additional housing allocations is not used as a pretext for further
“main town centre uses”, as defined in the NPPF, being developed in an out-of-centre location
(see JCS Policy 12 and NPPF para 86). We would therefore recommend that the draft Policy is
tightened up to exclude main town centre uses other than small scale facilities within any
housing district centre, and potentially a hotel if this is now considered viable. As set out in our
response to the Rushden Living proposal, we consider that the impacts of the existing Rushden
Lakes scheme should be monitored in accordance with the JCS (para 5.34) before any further
expansion of retail floorspace is considered. We are preparing to commission this work but it is
likely to be held up until summer/ autumn due to the Covid-19 situation.
In relation to employment uses, the Background Paper indicates that there is no need for
additional land in order to meet the employment target set out in JCS Policy 23. However, para
8.16 of the JCS sets out that the list of (employment) sites is not exhaustive and proposals that
deliver jobs growth and economic prosperity will be positively considered subject to compliance
with the plan. The identification of additional land for B-Class jobs at Rushden is considered to be
consistent with the spatial strategy of the JCS set out in Policy 11 and Table 1: Spatial Roles.
However, we recommend that the scale and nature of proposed provision at Rushden Lakes
West is clarified and that consideration is given to how it will impact on the delivery of existing
commitments within the District and the overall supply of deliverable sites.
Consistency with other JCS Policies
Having concluded that additional housing and employment development at Rushden is
consistent with the spatial strategy for North Northamptonshire, it is still necessary to
demonstrate that this particular site is appropriate and that reasonable alternatives have been
considered, based on proportionate evidence. The site assessment work and current
consultation are important steps in doing this.
We note that potential housing sites have been assessed using a matrix linked to the
Sustainability Appraisal (SA) objectives of the Local Plan. The criteria include environmental
constraints; accessibility to services; infrastructure capacity; and the availability and deliverability
of sites. These criteria are consistent with those used in assessing strategic sites for the JCS and
are helpful in assessing whether the proposed allocation complies with a number of policies
within the JCS.
The Council will clearly wish to review the site assessment in the light of further feedback,
including from bodies such as the Highways Agency and Natural England, in satisfying itself that
the site is a sustainable location for this development and that its impacts can be mitigated. In
this respect we offer the following observations to assist in making the assessment of sites as
robust as possible.
Firstly, we note that the Rushden Lakes West site is marked “red” (Major negative impact) in
relation to Impact of the development on a protected species or on a site recognised for its
wildlife or geological importance (JCS Policy 4). This is due to the implications of locating
residential development immediately adjacent to the Upper Nene Gravel Pits Special Protection
Area (SPA). This issue was a potential “show-stopper” in the examination of the JCS. In our
experience, the Inspector will rely heavily on the advice of Natural England in determining
whether the Part 2 Local Plan meets legal requirements and the tests of soundness in relation to



the SPA (see also paragraph 1.20 of PINs Procedure Guide for Local Plan Examinations). We
therefore recommend that work to satisfy the Habitat Regulations is completed before the
Rushden Lakes West site is identified in the proposed submission (Reg 19) Part 2 Local Plan.
Secondly, the assessment identifies the impact on visual landscape as “green” (no negative
impact identified). This assessment does not appear to be based on a site specific evaluation.
The site assessment document refers to the Environmental Sensitivity Consolidation study (2009)
commissioned by the North Northamptonshire Joint Planning Unit. However, land West of
Rushden Lakes was not evaluated in that study and it cannot be inferred that there would be no
negative landscape impact. In this respect, we would draw attention to the landscape
assessment of the Rusden Living proposal undertaken by consultants Place Services which
indicated that development (in that case for additional commercial units) would have a negative
visual and landscape impact that, if the development proceeds, will require mitigation
(comments appended to attached JPDU response on Rushden Living planning application).
In view of the above, the JPDU considers that further site specific evidence is required to justify
the positive assessment of this site in relation to visual landscape impacts (and compliance with
JCS Policy 3). It should be a reasonably quick exercise to commission a landscape appraisal of the
sites under assessment. We have a similar query in relation to the positive (green) assessment
given to the site in relation to “Impact on the use of previously developed land” when the site
appears to be primarily greenfield land. We assume that this due to the presence of an inert tip,
but it is not clear how much of the site this occupied.
Finally, if this site is to be taken forward in the Part 2 Local Plan, it is important that
consideration is given to the wider context, including how residents of the site can access
services and facilities, in particular schools. This is recognised in the site assessment and we
support the reference in the draft policy to cycle and pedestrian links. We would encourage the
Local Plan to take the proactive approach envisaged in paragraph 5.8 of the JCS, which states
that “Within the southern area, the close geographic and functional links between settlements
will be strengthened by the development of Wellingborough East and Rushden Lakes. Joint work
on Part 2 Local Plans and/or strategic master planning is encouraged to ensure that development
and infrastructure are coordinated in this area, including maximising accessibility to Rushden
Lakes and the Nene Valley by non-car modes and identifying areas of countryside to be protected,
and where possible enhanced, to avoid coalescence between settlements.”
Conclusions
1. The JPDU supports the rationale for allocating additional housing sites in the Part 2 Local Plan.

The rationale for combining this with tourism, leisure and community facilities and
employment provision is less clear.

2. The identification of land for additional housing and employment at the Growth Town of
Rushden is, in principle, consistent with the spatial strategy set out in the North
Northamptonshire Joint Core Strategy.

3. Although the Rushden Lakes West site is of a strategic scale, this does not in our view preclude
the site being taken forward in the Part 2 Local Plan for East Northamptonshire provided
that:

the allocation is consistent with the strategic policies of the development plan (the spatial
strategy and policies of the JCS); and
the wider impacts of the site, including on adjoining authorities, are fully understood to
ensure that the requirements of the Duty to Cooperate are satisfied

4. The need for additional housing land should not enable further “main town centre uses” to be
developed in an out-of-centre location. The proposed policy needs to be tightened up in this
respect.

 



5. The work undertaken to assess potential additional housing sites covers an appropriate range
of issues, consistent with those used in assessing strategic sites for the JCS. However, further
information is considered necessary to justify the assessment of this site in relation to
landscape impact and the use of previously developed land;

6. Habitat Regulation Assessment work should be completed before the site is allocated.
7. If the site is taken forward in the Part 2 Local Plan, it will be important to consider the wider

context, including how residents of the site can access services and facilities, in particular
schools.

We hope that this response assists the Council in progressing a sound Part 2 Local Plan and are
happy to provide further clarification on the issues raised.
Regards

 Northamptonshire
Joint Planning and Delivery Unit
c/o East Northamptonshire Council
Cedar Drive
Thrapston
Kettering
Northants
NN14 4LZ
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