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23rd March 2020 

Dear Sirs 
 
DRAFT LOCAL PLAN FOCUSSED CONSULTATION 
REPRESENTATIONS ON BEHALF OF BELLWAY HOMES 
 
Thank you for the opportunity to comment on the Draft Local Plan Part 2. These 
representations are submitted by  on behalf of , in 
response to East Northamptonshire Council’s Draft Local Plan focussed consultation.  
 
These representations put forward land to the south east of the A6 at Rushden to meet the 
Council’s identified need for additional housing land as this is a more appropriate option than 
the potential allocation of land to the west of Rushden Lakes.  The land at south east Rushden 
would contribute more towards achieving the major regeneration and growth of Rushden in 
accordance with the JCS, and for this reason should be proposed for allocation.  
 
Background  
 
The North Northamptonshire Joint Core Strategy (JCS) 2011-2031 sets out a minimum 
housing requirement for the JCS area, and East Northamptonshire District is required to 
provide 8,400 new homes between 2011 and 2031. The JCS spatial strategy defines Rushden 
as a Growth Town and the focus for major regeneration or growth. Rushden is the only Growth 
Town in East Northamptonshire district.  
 
The majority of the growth at Rushden is to be delivered at strategic sites, including Rushden 
East SUE and Land at Nene Valley Farm (Rushden Gateway). The Council’s annual 
monitoring work indicates that housing completions at both Rushden and Irthlingborough are 
showing a significant and increasing undersupply against the specific targets set out in the 
JCS.  
 
The shortfall at Rushden East SUE has largely been attributed to challenges and uncertainties 
regarding the delivery trajectory, and development viability. A larger proportion of development 
is now expected to be delivered after the plan period ends in 2031 and the Council identifies 
the need for additional housing delivery of around 350-450 dwellings. The consultation is 
therefore seeking views on an additional potential housing allocation at ‘Land to the west of 
Rushden Lakes’. 
 
Land to the west of Rushden Lakes 
 
The Council has identified land west of Rushden Lakes as the most appropriate option for 
the following reasons:  
 



 

• Capacity for 400-450 dwellings (with further new employment land), to offset the net 
residual requirements for Irthlingborough and Rushden; 

• Access to services and facilities within walking and cycling distance, such as 
Rushden Lakes, the Greenway, the Nene Valley and Stanton Cross (Wellingborough 
East); and 

• Significant consented new infrastructure to service development, such as the 
Ditchford Lane/ Rushden Lakes link road. 

In assessing whether this is the most appropriate option, it is necessary to compare the 
‘accessibility’ of this site to services and facilities with the reasonable alternatives that can 
deliver the necessary quantum of development.  It is also necessary to consider whether this 
is the most appropriate location for housing to support the town, and achieve the JCS objective 
in terms of the major regeneration and growth of Rushden.   
 
In this regard, it is noted that the land west of Rushden Lakes is separated from the Rushden 
built up area by the A45 dual carriageway, and adjoining land uses comprise a retail park and 
employment park to the south of the A45.  Access to the town by foot or cycle will therefore 
require residents to pass over a dual carriageway and through commercial areas, and is 
unlikely to encourage the use of sustainable modes of travel or indeed encourage residents to 
visit the town centre at all.  
 
Alternative Allocation: Land south east of the A6, Rushden 
 
It is important to note that the Council’s assessment work to date has not included the full area 
of land available at south east Rushden, and so has not considered the full potential of this site 
and its ability to connect with the town at the junction of the A6 and A5028. It is important that 
the full extent of the site, and so the contribution it could make to sustainable development 
both now and in the future is properly assessed by the Council.  
 
The alternative allocation is shown on the submitted Concept Masterplan (reference 
CAS/4714/100) with Site Plan. The full extent of the land available at south east Rushden 
comprises 49.92ha in agricultural use and is under the control of Bellway Homes Limited. To 
the north are existing residential properties at Newton Road, beyond which is the southern 
boundary of land allocated with the Rushden East SUE.   
 
Accessibility 
 
The land to the south east of the A6 at Rushden is a more appropriate option for residential 
development in terms of its ‘accessibility’.  The principle of residential development to the east 
of the A6 has already been accepted through Policy 33 of the JCS, which identifies land beyond 
the A6 as the broad location for a sustainable urban extension. The ‘Rushden East SUE’ will 
include around 2,500 dwellings, an ‘appropriate level of job opportunities’ and ancillary 
facilities, services and open space.  The accessibility of this area to the town, and its services 
and facilities, has therefore already been held to be acceptable in policy terms.   
 
Furthermore, residents of new housing south east of the A6 would benefit from access to the 
facilities and services within Rushden East SUE by means of walking and cycling.  This would, 
in turn, support their early delivery and long term viability and assist with the overall 
sustainability of this area in terms of reducing the need to travel.  It is noted from the Draft 
Masterplan Framework Document, for the SUE, on which the Council is currently consulting, 
that the southern local centre will be included in the early phases of development.    
 



 

As is to be expected, the intention is for the SUE to be integrated with the town of Rushden, 
and new connections and changes to the character of the A6 are planned.  Land south east of 
the A6 can also be made accessible to the town of Rushden and its services and facilities. It 
is closer to the town centre than land west of Rushden Lakes, and it is considered that residents 
in this location would contribute more to the regeneration of the town than residents living next 
to Rushden Lakes and the A45. 
 
A pedestrian / cycle bridge over the A6 could represent a significant benefit by restoring the 
currently severed PRoW network, increasing its attractiveness and functionality. For the 
moment, the Concept Masterplan attached shows how the bridge could link with the 
Neighbourhood Plan residential allocation at Manor Park on the opposite side of the A6. Such 
an improvement would facilitate access to the existing built up area for future residents, and 
access to the countryside and surrounding settlements for existing residents.  
 
Vehicular access into the initial phases of development would be taken from the existing 
roundabount junction between the A6 and the Bedford Road, where pedestrian crossing 
facilities could also be provided to further integrate the site with the built up area of Rushden. 
 
Similarly, measures to incorporate public transport services that integrate land south east of 
the A6 with Rushden East SUE and the town can be delivered that would provide a frequency 
of service that would be attractive for residents.   
 
The proposed relocation of Rushden and Higham Rugby Club to land to the north of the A6 
Bedford Road. The Concept Masterplan shows how the development could also integrate with 
these facilities which, subject to planning approval from East Northamptonshire Council, would 
be provided immediately adjacent to the site. This would promote the health and well-being of 
future residents and is a benefit that is unique to the land at south east Rushden.   
  
Other Matters  
 
It is also noted from the Council’s assessment that that the smaller area was considered to be 
poorly integrated with the form of the settlement of Rushden. The Concept Masterplan 
demonstrates how the larger development could be integrated successfully with the Rushden 
East SUE and other nearby developments, namely the planned relocation of the Rugby Club 
from its current Manor Park site to land north of the A6 Bedford Road.  
 
The existing Manor Park site is allocated in the Rushden Neighbourhood Plan (made in June 
2018) and planning application reference 19/01975/OUT, submitted by Rushden Town 
Council, seeks outline planning permission for its residential development. Separately, 
planning application reference 19/01974/FUL seeks to provide replacement sports facilities 
and is currently under consideration. Linkages can be created between the land and the 
relocated rugby club and adjacent golf club, to promote sports and recreation opportunities 
and to maximise the health and well-being of new residents. 
 
Reference was also made to a possible archaeological constraint on development which needs 
investigating further. This will be undertaken but is not considered to be an overriding constraint 
that would limit development. 
 
Compliance with the JCS 
 
The purpose of the Part 2 Local Plan is to set out more detailed policies for specific areas, and 
the Part 2 Plan should therefore support the strategic spatial strategy set out in the adopted 
JCS. It is considered that the Part 2 Local Plan should therefore have due regard to the 



 

strategic commitments in the JCS, and their impact on the settlement pattern, rather than just 
to the existing settlement form.  
 
There is strong commitment and increasing certainty that the Rushden East SUE will come 
forward in accordance with the Masterplan Framework Document which indicates that a 
significant proportion of the SUE, including the two local neighbourhood centres, will be 
delivered during the plan period.   
 
The Masterplan Framework Document recognises the need to give careful consideration to 
the location of any possible future expansion and how this might impact the character of the 
edges and the location of possible connections (para 2.30). It also recognises that Rushden’s 
status as a Growth Town means that there will be future pressure to consider the further 
expansion of the urban area to the south east and south of the Rushden East SUE, including 
the Cambridge-Oxford Arc. The document recognises that proposals may come forward as 
speculative planning applications (para 3.2.6).  
 
The March 2020 Budget reinforced the Government’s commitment to the Cambridge-Oxford 
Arc and a long-term Spatial Framework.  In the knowledge that the Rushden East SUE will be 
developed, and the commitment to the Cambridge-Oxford Arc, the land south east of the A6 
should be planned for and developed in tandem.  Indeed, the current situation regarding the 
delivery trajectory at the SUE presents an opportunity to proactively co-ordinate development 
on the eastern side of Rushden.  
 
By allocating the land to the south east of the A6, there is an opportunity to co-ordinate the two 
schemes and to provide optimal arrangements for access to green infrastructure and 
community services. This approach could help in delivering the key objectives for the Rushden 
East SUE, namely:  
 

 Objective 1, to “Create a comprehensive development which is well-connected by all 
modes of transport, is highly permeable within itself, and has good linkages to 
Rushden, Higham Ferrers and future growth sites beyond”.  

 Objective 2, to “Provide a mixed-use development which offers a good balance of jobs, 
homes and local facilities that can be accessed by all”.   

 Objective 5, to “Incorporate high quality, connected green infrastructure of various 
types and characters…” 

This alternative allocation would therefore complement and support the delivery of the 
Rushden East SUE by contributing towards its infrastructure and improving the overall viability 
of development.  Thus potentially helping to address issues that have so far delayed the 
delivery of the SUE.   
 
Delivery 
 
This alternative allocation also has the ability to deliver housing quickly which should be a key 
consideration in the context of the levels of under supply experienced within East 
Northamptonshire.   
 
The land is under the control of Bellway Homes Limited who are experienced in bringing sites 
forward for development. There are no known constraints that would impact upon delivery and 
the land is immediately available for development.   
 
  






