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Introduction 

 

1. The following representations are made on behalf of Bellway Homes Limited who 

support a proposed allocation on Land east of A6/Bedford Road (to the south east of 

Rushden) for residential development in the Local Plan Part 2.   

 

2. Appended to these representations are two concept masterplans which illustrate the 

potential capacity of land edged red on Figure 1 of the consultation document, and 

the potential land required to deliver up to 450 dwellings as set out in the Draft Policy.  

In addition, in light of the concerns raised in relation to connectivity and access in the 

Council’s Assessment, a Transport Appraisal is also appended.   

 

3. Bellway Homes have an interest in the land east of the A6 and it is their intention to 

develop the land for residential uses. They are one of the UK’s largest housebuilders 

with no funding or capacity constraints that would prevent the early delivery of the site. 

 
4. The land is available for development now, with a willing landowner, and no 

unresolved ownership, legal or other constraints likely to render it undeliverable in the 

plan period.  Furthermore, there are no constraints that will affect the timescales for 

deliverability, e.g. relocation of an existing use or remediation.   

 
5. On this basis, they are confident that a policy compliant (for example with regard to 

the provision of affordable housing) scheme can be viably delivered on their land 

interests in accordance with a trajectory to be agreed with the Council. 

 
6. However, Bellway Homes have a number of detailed comments set out in this 

submission that it would request the Council take into account in relation to the Draft 

Policy for land east of the A6/Bedford Road.   

 
7. Furthermore, in progressing the Local Plan Part 2 to the next stage, the Council are 

requested to take into consideration further representations made in this submission 

in respect of the suitability of the land east of the A6/Bedford Road, and the 

appropriateness of its allocation ahead of Rushden Lakes West. 
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Draft Policy 

 

8. The following comments are made in relation to the Draft Policy as provided within 

the Policy Extract document.  Where changes are proposed, the text is highlighted in 

bold. 

 

Figure 1  

 

9. Figure 1 shows the site location plan and extent of land proposed to be allocated.  

Reference is made in the Draft Policy to the land being allocated for residential 

development together with associated supporting infrastructure, which should include 

a mix of ancillary retail, business and community uses to support the proposal.  The 

residential development is to be up to 450 dwellings (criteria a). 

 

10. Bellway Homes have undertaken an initial masterplanning exercise to understand the 

likely capacity of the land edged red on Figure 1 of the Draft Policy (excluding land in 

the south east corner within the John White Golf Club and not within the control of 

Bellway Homes).  This has been informed by the requirements of the Draft Policy, and 

other relevant design policy and guidance.  A Concept Masterplan is submitted with 

these representations which shows that the capacity within the land edged red on 

Figure 1 is likely to be circa 300 dwellings, and not 450 dwellings as required by the 

policy.   

 
11. Bellway Homes have therefore prepared a second Concept Masterplan also 

submitted that shows how up to 450 dwellings could be accommodated within an 

extended area to the north.  This Concept Masterplan demonstrates how the quantum 

of residential development could be accommodated at an appropriate density (35 

dph), alongside supporting infrastructure in relation to access, pedestrian/cycleways, 

attenuation features, and green infrastructure/play provision.  The amount of green 

infrastructure and open space is important in the context of the Upper Nene Gravel 

Pits Special Protection Area.  The additional land required is not designated or 

constrained in anyway, and has similar land use characteristics to the land identified 

within Figure 1.   
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12. Bellway Homes therefore request the plan shown in Figure 1 is amended to 

reflect the site boundary as shown on the Concept Masterplan Option 2 

(drawing no. CSA/4914/103 rev D) to show the land available for development to 

meet the need identified for up to 450 dwellings.   

 
13. The Council should also note that Bellway Homes land interests do extend further 

north to Newton Road.  Should the Council need to allocate further land to provide 

flexibility in ensuring its housing requirement is met, then the allocation could be 

extended further northwards. 

 
Other Non-Residential Uses 

 
14. The Draft Policy refers to ‘associated supporting infrastructure, which should include 

a mix of ancillary retail, business and community uses to support the proposal.’   

 

15. Both Concept Masterplans provided do not show any other land uses referenced in 

the Draft Policy; such as ancillary retail, business or community uses (other than 

public open space).  The inclusion of such uses would therefore require a further 

extension to the proposed allocation. 

 
16. However, the Local Plan Part 2 Background Paper does not set out the evidence base 

for the need for such uses and therefore the basis for their inclusion is questioned.  

The following comments are therefore made on each use.   

 
17. Any proposal for retail uses would need to have regard to National Planning Policy in 

Section 7 of the Framework, and evidence why such provision could not be 

accommodated within the town centre, or edge of centre sites in accordance with 

paragraph 85.  In the absence of any evidence, the policy requirement would not be 

found sound. 

 
18. Any retail proposal must also be deliverable, and the market attractiveness and 

viability of any retail space will be informed by its catchment (i.e. numbers of residents 

within a circa 10 minute walking distance).  Typically, a small local centre is best suited 

to a catchment of upwards of 800 dwellings.   The residential development of land 

east of the A6 for up to 450 dwellings alone is therefore unlikely to support a viable 

retail proposal.  Whilst residents from existing residential areas will fall within the 
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catchment of the proposed allocation, they are more likely to use existing retail 

facilities within the existing local centres, including the town centre.  A policy 

requirement for ancillary retail is not therefore currently considered likely to be found 

sound.   

 
19. In respect of business uses, it is understood this refers to Use Class B1 Business, 

which as of September 1st has been replaced with Class E (g).  Offices (E(g)(i)) are a 

main town centre use, and therefore like retail, any proposal would need to have 

regard to National Planning Policy in Section 7 of the Framework, and evidence why 

such provision could not be accommodated within the town centre, or edge of centre 

sites in accordance with paragraph 85.  In the absence of any evidence, the policy 

requirement would not be found sound. 

 
20. In respect of research and development and industrial processes (E(g)(ii&iii)), 

evidence would be required as to the need and market demand for such uses in this 

location to justify any policy requirement.  In the absence of any evidence, the policy 

requirement would not be found sound. 

 
21. Finally, in respect of community uses, the Council will be aware of the proposal by the 

Town Council to provide a sports facility on land adjacent to the proposed allocation 

(covered in part by the current undetermined planning application reference 

20/01174/FUL, but with additional land for future phases to meet the needs of the 

town as it expands).  There is the potential therefore for residential development on 

the proposed allocation to come forward and help facilitate the delivery of community 

uses (in this case sports facilities) outside of the proposed allocation but within the 

general location.  This could be in terms of improved access and connectivity with the 

existing and proposed residential areas, as well as through financial contributions in 

accordance with Regulation 122(2) of the Community Infrastructure Levy Regulations 

2010. Bellway Homes are happy to discuss this further with the Council as it drafts its 

Local Plan Part 2. 

 
22. Bellway Homes therefore request that reference to other non-residential uses 

within the Draft Policy be removed, or amended to clarify which community 

uses are required.   
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Suitability of Land east of the A6/Bedford Road 

 

23. The Council’s Assessment of alternative site options – Rushden Growth Town 

(September 2020) is stated to be a key component of the evidence base underpinning 

the proposed allocation.  The Council are therefore requested to take into 

consideration the following comments in its review of this piece of evidence. 

 

24. Bellway Homes support the focus on Rushden as the location for alternative site 

options consistent with its status in the Joint Core Strategy, and its ability to 

accommodate growth in a manner which promotes a sustainable pattern of 

development in accordance with the Framework.  Any alternative would be likely to 

be found unsound. 

 
25. In relation to the four site options considered around Rushden, it is agreed that Site 3 

the “Southern Option” performs the best. 

 
26. The majority of the conclusions of the assessment in respect of Site 3 are agreed, 

however the following comments are made: 

 

 Proximity to services – this was assessed as amber - medium proximity, but it 

is considered the site has good proximity (less than 2km) to key services (such 

as bus stops, primary school, nursery, doctors surgery, pharmacy, convenience 

store, library and leisure facilities)1 and therefore should be green. 

 Utilities – this was assessed as amber - neutral impact, but there is no evidence 

to suggest good provision cannot be achieved and Bellway Homes are confident 

from its assessments that utilities will not be a constraint on delivery and therefore 

this should be green. 

 Impact on existing sports and recreation facilities – this was assessed as amber 

on the basis of the proposed allocation including land within the John White Golf 

Club.  However, as has been clarified above, the land within the John White Golf 

Club is not necessary to be allocated and not controlled by Bellway Homes, 

therefore there is no impact and this should therefore be green. 

                                                
1 See Figure 1 in the Transport Appraisal appended to this submission which shows the 
relationship of the site to key services within the town. 
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 Impact on the existing form of the settlement – this was assessed as amber, 

although any development here would be seen in the context of both the proposed 

sports facilities to the east, and Rushden East SUE to the north which will extend 

the existing built form of the settlement further eastwards than that proposed within 

this proposed allocation.   This should be re-assessed as green.  

 

27. In relation to the comments section, it is noted that reference is made to a safe A6 

crossing as being a key potential constraint.  Further, concerns were raised by NCC 

Education in relation to connectivity.   Bellway Homes have discussed the site access 

and A6 crossing with NCC Highways, and also met with NCC Education to discuss 

their concerns prior to making these submissions.   

 

28. The Transport Appraisal submitted with these representations (and shared with NCC) 

includes a drawing at Page 22 which shows the proposed site access, and how 

pedestrians/cyclists would safely cross the A6 via a proposed toucan crossing and 

then continue on a 3m wide footway/cycleway that connects with the existing provision 

(which can be improved) along Bedford Road and into the town centre.   

 
29. The short distance, safety, and attractiveness of the route to the town centre and other 

areas is such that this improvement is considered to provide a genuine choice for 

residents to walk or cycle to schools.  Recognising also that this facility will provide a 

route for existing residents of the town to safely access the proposed sports facilities 

to the east. 

 
30. Bellway Homes are therefore confident in its ability to provide a safe crossing of the 

A6 with the agreement of NCC Highways, and therefore do not consider this as a 

constraint that would impact on the connectivity of the site with the town and its 

schools.   

 

31. It should also be noted that when Rushden East is developed, there will be a desire 

line for residents to head northwards to access facilities there, such as 

primary/secondary schools and areas of open space (including the designated rural 

parkland).  As shown on the Concept Masterplan submitted with these 

representations, this can be facilitated within land under the control of Bellway Homes.  
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Rushden Lakes West 

 
32.  Bellway Homes note the references in Paragraph 7.4 of the Assessment of additional 

development options that any decision to allocate the ‘southern option’ as a viable 

alternative proposal should acknowledge that Rushden Lakes West (RLW) remains 

the Council’s preferred option as agreed by the Planning Policy Committee on 17th 

December 2019. 

 

33. It is evident from the Council’s Assessment that the ‘southern option’ is a viable 

alternative, and there is no reason why the site should not be allocated for residential 

development.  The question that remains therefore is which land should the Council 

chose to allocate to meet the identified need. 

 
34. The Council will be mindful of the fact that the soundness of the Plan will be tested 

through an Independent Examination.  That test of soundness will consider whether 

(amongst other things) the Plan is justified and that the strategy is appropriate taking 

into account the reasonable alternatives; and whether it is consistent with national 

policy enabling the delivery of sustainable development in accordance with the 

policies of the Framework.   

 
35. In relation to the consideration of whether it is the most appropriate strategy, this will 

be informed by the sustainability appraisal (SA) which will demonstrate how the plan 

has addressed economic, social and environmental objectives.  Significant adverse 

impacts on these objectives should be avoided, and wherever possible, 

alternative options which reduce or eliminate such impacts should be pursued2. 

 
36. It is evident from the Council’s previous assessments of RLW that it considers major 

negative impacts on the environment arising from its relationship to the Special 

Protection Area (SPA), and this is only re-enforced by the response of Natural 

England, the Government’s adviser for the natural environment, that significant 

adverse impacts are likely.  In such circumstances, the SA can only conclude that 

significant adverse impacts are likely and therefore the only appropriate and sound 

course of action for the Local Plan Part 2 to undertake is to pursue alternative options.     

 

                                                
2 Paragraph 32 of the Framework 
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37. Furthermore, in relation to consistency with national policy, section 15 of the 

Framework sets out national policy in respect of conserving and enhancing the natural 

environment.  Paragraph 170 states that planning policies should contribute to and 

enhance the natural and local environment by (amongst other things) protecting and 

enhancing sites of biodiversity value (commensurate with their statutory status).   

 
38. Paragraph 171 goes further by requiring that plans should distinguish between the 

hierarchy of international, national and locally designated sites; and allocate land of 

the least environmental or amenity value, where consistent with other policies in 

the Framework.   

 
39. If the Council were to choose to allocate land at RLW, it would need to demonstrate 

to an Inspector that the land was of lesser environmental or amenity value than the 

reasonable alternative options.  Having regard to the views of Natural England, the 

land clearly has significant value in terms of buffering housing development (and 

therefore recreational pressure) from the SPA.  In this respect, the allocation of RLW 

would be inconsistent with national policy and not justified when compared with the 

reasonable alternative at land east of the A6/Bedford Road. 

 
40. It is acknowledged that Paragraph 171 needs to be read alongside other policies in 

the Framework.  However, the Council’s assessment of land east of the A6/Bedford 

Road has not identified any conflict with policies of the Framework.  The only major 

negative impacts identified relate to the fact that the land is not previously developed, 

and is Grade 3 agricultural land.  However, these impacts equally apply to all other 

alternatives, and the assessment acknowledges that the loss of agricultural land is 

not significant in the context of the remaining Grade 3 land.   

 
41. Concerns noted in relation to access and connectivity of land east of the A6/Bedford 

Road (which again equally apply to other options) have been demonstrated to be 

capable of being addressed with the Local Highway Authority.  Further, it is evident 

from the analysis in the Transport Appraisal (Table 2 of page 8) submitted with these 

representations that the relationship and connectivity of this land is better than RLW.  

Indeed, given the direction of the future growth of Rushden to its eastern side, 

(including extensive community facilities as part of Rushden East and the Town 
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Council’s sports facilities) land east of the A6/Bedford Road is preferable in transport 

terms.           

 
42. Should the Local Plan Part 2 therefore progress with a proposed allocation at RLW, 

then in all likelihood the Plan will be found unsound.   

 
43. The Council are therefore respectfully requested to propose the allocation of land east 

of the A6/Bedford Road within its Local Plan Part 2.   

 
 

 


