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All comments presented as they were received 

Organisation Subject Comment 
Grafton 
Underwood Parish 
Council 

Rushden 
South East 

A key issue is that this development is not close to our parish 
but this appears to be the best option for providing more land 
for development 

Rushden and 
Higham Council of 
Churches 

Rushden 
South East 

(CCPP) The Church and Community Planning Partnership 
(Rushden and Higham Council of Churches) have actively 
engaged in all recent planning consultations for the Rushden 
East and Rushden Lakes West. In particular the CCPP hosted a 
workshop with the Rushden East development companies 
(Taylor Wimpey and Barratt Homes) that was also attended by 
community representatives in addition to the local church 
representatives.  
 
The main issues addressed were the provision of schools, a local 
centre providing retail, leisure, healthcare, sports facilities, 
community meeting spaces for voluntary organisations. 
employment opportunities and traffic management. Other 
issues addressed were the mix of housing types, and the use of 
energy efficient building methods. 
 
The CCPP emphasised that they wished to champion 
developments that encouraged the development of a vibrant 
community integrated into the life of the local area. The CCPP 
has a particular concern for school provision and offered to 
progress their initiative that would provide a church-based 
Academy secondary school. 
 
Against this background of concern and involvement the CCPP 
would wish to continue its constructive involvement with the 
planning processes. In relation to the proposals now under 
review it would wish to address many of the same issues that 
relate to the Rushden East in the context of the relationship 
between the Rushden East development. In many ways the new 
proposal introduces what is in effect an extension of the 
Rushden East development. It would seem logical and in many 
ways essential to move forward on the basis of one single 
development to the East of the A6 bypass. In the best interests 
of the whole of the local community it would be our view that 
the basis of future plans must be the provision of a sustainable 
community that has all the infrastructure provision that such an 



objective entails. What is not needed is a housing estate for 
commuters who will have no connection to or contribute to the 
local community and its life.   

Thrapston Town 
Council 

Rushden 
South East 

The Town Council has NO OBJECTION to the proposed 
alternative site. 

East Northants 
Council 

Rushden 
South East 

Thank you for the opportunity to comment on the proposal to 
include this site (land east of the A6 South East Rushden)  as an 
additional site allocation in the East Northants local plan. 
 
As we understand from a housing perspective the new site is 
proposing 
 
a)            Up to 450 houses. 
b)            A housing mix which includes provision for both 
specialist and older persons housing, and on site affordable 
housing;   
 
Under Policy 30 of the North Northants Joint Core Strategy, the 
site would be required to provide 30% of all dwellings as 
affordable housing. 
 
Based on an intended total of 450 dwellings this would equate 
to 135 units 
 
Earlier this year East Northants Council published the findings of 
a study into the housing needs of Rushden to inform the new 
Sustainable Urban Extension at Rushden East. We consider that 
the main findings and recommendations from that study would 
also be appropriate to inform the affordable housing tenure mix 
and property sizes for this proposed site 
 
Main findings and recommendations 
-              A need for 30% of the affordable homes to be 3+ 
bedrooms in the Rushden East SUE.  
-              A need for 30% of the affordable homes to be 
intermediate tenure in the Rushden East SUE. 
-              A need for an additional 2,414 specialist older persons 
housing units across East Northants, comprising owned and 
rented sheltered housing and extra care. 
-              A need for an additional 570 wheelchair adapted 
properties across East Northants of which 90 are for people 
aged under 75  and 480 for people aged 75 and over; many of 
these could be in specialist housing for older people. 
 
Based on this, we would expect the following tenure and 
property mix to apply to the 135 affordable housing units 
 
- 94 (70%)  of all affordable homes be provided as social 
or affordable rent. 
Additionally all affordable rented properties should be capped at 
the local housing allowance level. 



- 41 (30%) of all affordable homes be provided as low cost 
home ownership. 
Additionally at least 20 of these homes to be provided as Rent to 
Buy. These are more accessible to lower income families on the 
housing register and are therefore our preferred form of 
intermediate tenure. 
- 27 (20%) be provided as 1 bed homes, 61 (45%) to be 
provided as 2 bed homes (including some flats and bungalows), 
40 (30%) as 3 bed homes and 7 (5%) as 4 bed homes.  
- 7 (5%) of all affordable homes should be provided as 
bungalows. 
 
In addition to the specific requirements above, the following are 
general requirements which are expected from any 
development where an obligation to provide affordable housing 
is required under policy.  
 
- One bedroom houses or maisonettes with individual entrances 
are preferred to flats with communal areas. This is because the 
latter can give rise to higher services charges and can produce 
management issues.  
- All properties should be built to National Space Standards. This 
would be expected under Policy 30 of the Joint Core Strategy.  
- Affordable bungalows, ground floor flats and all housing 
specifically for older people should include a wet room as this 
would best meet the accessibility needs of the likely occupants, 
which may be older persons or those with a disability. 
- We would expect there to be adequate curtilage parking for 
the affordable housing units. Tandem parking and parking courts 
are not favoured in East Northamptonshire. Private roads or 
designated parking areas are also not encouraged for the 
affordable housing as these can cause management issues and 
incur service charges which can affect the affordability of homes 
for tenants. 
- Although East Northants Council does not operate a preferred 
list, we do have to agree the Registered Provider and we can 
provide contact details of Registered Providers who are either 
interested in or have experience of delivering affordable housing 
in this area. We would advise , if not done so already, that a 
Registered Provider be identified at an early stage. 
- We would wish to see the affordable housing blended into the 
scheme 
- The provision of window blinds at least on the front elevations 
of all the affordable housing would be very welcome. This would 
not only assist with the external appearance of the affordable 
units but also help low income families in a very practical way 
upon move in.  
 
In regard to the market housing there should be a mix of 1-4 
bedroom homes. However we would advise against an over-
emphasis on large properties which is contrary to Policy 30 of 



the Joint Core Strategy which places the emphasis on small and 
medium sized dwellings (1-3 bedrooms). The JCS further 
highlights the need to address any gaps in provision in the 
existing stock and to avoid an over concentration of a single type 
of housing. The ORS study further indicated that there is a 
particular need for 2 and 3 bedroom properties among private 
renters who are aspiring to home ownership.  
 
We would also expect to see the across both tenures provision 
for older person housing. This is also supported by the Rushden 
Neighbourhood Plan. Due to the proximity of this site away from 
the main town and amenities, we are not certain that this 
location would be suitable for a specialist older persons housing 
scheme such as an extra care scheme.  The Three Dragons 'Older 
Person Housing Study (2017)' which was commissioned by the 
Northamptonshire councils advised towards ‘locations with 
better access to local facilities where specialist older persons 
housing could be provided.’ (4.59) and that ‘Sites for older 
persons housing should be allocated in Masterplans and 
Development Briefs in locations with easy access to local 
facilities and public transport routes’ (p. 50).  
 
We would however expect to see the provision of bungalows 
amongst the affordable and market housing. These should 
include a proportion of wheelchair accessible housing and all 
should have level access showers. 

East Northants 
Council 

Rushden 
East SUE 

iv) Under section 2.4.7 (affordable housing) of the Draft 
Masterplan Framework, there needs to be a mention of how the 
affordable housing requirement will be informed by the findings 
of the Rushden East Housing Study which was commissioned by 
East Northants Council and a developer led consortium 

Huntingdonshire 
District Council 

Rushden 
South East 

In relation to the alternative draft policy for land east of the 
A6/Bedford Road, Rushden the draft policy does not raise any 
strategic implications for Huntingdonshire. 

Huntingdonshire 
District Council 

Rushden 
East SUE 

In relation to the additional policy Rushden East Sustainable 
Urban Extension, HDC is supportive of the additional policy 
Rushden East Sustainable Urban Extension to enable the 
delivery of the site already identified in the Local Plan Part 1. 
Huntingdonshire welcomes the additional policy details 
proposed within the Sustainable Urban Extension that the policy 
and Masterplan Framework Document provide. In line with 
comments made in response to the 1st draft Local Plan Part 2 
consultation (November 2018-Febrary 2019), Huntingdonshire 
District Council supports the Council’s approach to housing 
distribution and does not consider it to be a barrier to housing 
delivery within the Huntingdonshire Local Authority Area. HDC 
would welcome any future opportunities to work with East 
Northamptonshire Council on any cross boundary or strategic 
issues. 

Anglian Water Rushden 
South East 

We note that it proposed to identify a new site for 450 dwellings 
as an alternative to the site at Rushden Lakes. 



 
This site together with Rushden East SUE would be expected to 
drain to Broadholme Water Recycling Centre (WRC).  
 
Currently there is not sufficient headroom available at 
Broadholme WRC to serve all of the housing anticipated to come 
forward within this catchment including this site together with 
Rushden East SUE. 
 
As such we would welcome further discussion with the Council 
about the expected timing of this site to ensure it is aligned with 
the necessary water recycling infrastructure. 
 
We will continue to review the anticipated scale and timing of all 
growth within the catchment including any additional dwellings 
identified in the Part 2 Local Plan and the impact this will have 
on Broadholme Water Recycling Centre and the timing of any 
proposed investment by Anglian Water. 
 
In relation to the proposed policy wording, we note that 
currently there is no reference made to Sustainable Drainage 
Systems which are intended to be designed from the outset as 
part of new developments (Policy 5 of the adopted Core 
Strategy). 
 
It is therefore suggested that reference is made to the inclusion 
of sustainable drainage systems as forming part of the of the 
multi-functional landscaping as set out in the Policy wording. 

Anglian Water Rushden 
East SUE 

We note that it is intended to a specific allocation policy in 
relation to Rushden East site which is identified in the adopted 
Core Strategy. There is in addition to wording of Policy 33 
(Rusden East SUE) of the adopted Core Strategy. 
 
As the Development Plan is expected to be read as a whole, we 
consider that there is no need to repeat the requirements as set 
out in the adopted Core Strategy. 
 
Therefore, Anglian Water does not have any comments to make 
in relation to the proposed policy wording and related 
supporting text. 
 
In addition, we note that it is proposed to incorporate the text 
of the Rusden East Masterplan Framework document as an 
Appendix to the Part 2 Local Plan as referenced in the new 
Rushden East policy. 
 
Anglian Water had previously made the following comments in 
respect of the Masterplan Framework Document and would ask 
that these comments as follows are fully considered when 
finalising the text to be included in the Part 2 Local Plan. 
 



Drainage (page 26) 
 
The focus of this section is on surface water management there 
is no reference made to drain foul flows effectively and any 
planning application requirements. For example, the submission 
of a foul drainage strategy. 
 
We would also suggest that the term Sustainable Drainage 
Systems is used throughout the Masterplan as it this term is 
consistent with the terminology used in national planning policy. 
 
Planning application requirements (page 27) 
 
Reference is made to use of Sustainable Drainage Systems 
(SuDS) as part of the proposed central green corridor. However, 
it is unclear why the use of SuDS is limited to the central green 
corridor only and to what extent these would be feasible within 
the site more generally including making use of buildings. 
 
Planning application requirements (page 42) 
 
Policy 9 of the adopted North Northants Core Strategy refers to 
residential developments meeting or improve on the optional 
higher water efficiency standard. The masterplan states that 
proposals should meet the standards outlined in this policy but 
is not explicit about what documentation is required for water 
use. 
 
Similarly, policy 33 of the adopted Core Strategy refers to the 
imaginative use of water to both manage drainage and make 
(spaces) more attractive. However, the use of water on-site is 
limited to SuDs within the central green corridor. 
 
Anglian Water is keen to promote the development of ‘Water 
smart communities’ including as part of the Rushden East 
Masterplan. They use a more holistic and integrated approach to 
water management with the aim to: 
 
Enhance liveability by contributing to green streetspaces and 
high quality open space 
Promote the sustainable use of water resources and 
infrastructure to enable growth 
Build resilience against the impacts of climate change and 
extreme weather events 
Contribute to natural capital and biodiversity through multi-
functional water features 
Deliver water efficient homes to reduce household bills and 
support affordability 
We would suggest a Sustainability Assessment or similar should 
be provided which sets out how water efficiency within homes, 
as well as any water re-use measures (including rainwater and 



stormwater harvesting and grey water recycling) within the site 
itself potentially linking to use of SuDS (where appropriate) and 
any surface water drainage strategy will be achieved. 
 
Infrastructure delivery (page 57) 
 
Reference is made to the sequencing of infrastructure, but it 
does not include water supply and foul drainage infrastructure. 
 
Planning application requirements (page 61) 
 
We welcome the requirement to demonstrate a commitment to 
garden city principles particularly resilience in relation to water 
use. However, the earlier parts of the Masterplan do not 
specifically reference an integrated approach to water 
management and design including the use of SuDS and water re-
use measures. Please see comments above for further details. 

The Wildlife Trust 
for Bedfordshire, 
Cambridgeshire & 
Northamptonshire 

Rushden 
South East 

Thank you for the opportunity to comment on the updated site-
specific allocation.  The proposed allocation for the Land East of 
the A6 Bypass/West of John White Golf Club, Bedford Road, to 
the south-east of Rushden is currently arable land with limited 
biodiversity interest (as indicated within the Rushden 
Alternative Sites Assessment).  A well-designed residential 
development in this location could produce a net gain for 
biodiversity.  If an additional site is required within the Part 2 
Local Plan this would be our strong preference over any 
residential development at Rushden Lakes West.   
 
It is noted, from paragraph 7.4 of the Rushden Alternative Sites 
Assessment, that the Council’s preferred option would still be 
for some residential development a Rushden Lakes West.  We 
would like to emphasize that we continue to have outstanding 
concerns which need to be addressed regarding residential 
development at Rushden Lakes West.  The proximity of this site 
to the Upper Nene Valley Gravel Pits Special Protection Area 
(SPA) and Site of Special Scientific Interest (SSSI) means it is a 
very sensitive location.  There are a number of outstanding 
issues concerning the SPA and SSSI, the most significant are 
those relating to the increased pressure that would arise as a 
result of pet disturbance and predation and recreational use.  
The impact on land which is functionally linked to the SPA is also 
of concern.  We do not think that the Part 2 Local Plan can rely 
on residential development at Rushden Lakes West being 
suitably certain for the allocation to be considered deliverable at 
this stage. 

Bedford Borough 
Council 

Rushden 
South East 

This proposed allocation is just to the north of the Borough 
boundary. We consider the impact on Bedford’s highways will 
not be significant. 
 
Though the site will be dependent on car trips, it is likely that 
many of the trips will be within Rushden or along the A6 / A45 



corridor northbound to local employment and retail 
opportunities. 
 
Any traffic impact in Bedford Borough is likely to be at the A6 / 
Clapham Road junction, and through the settlements along the 
A6.  A requirement for a Transport Assessment should be 
included within the policy allocation to identify any specific 
issues. 
 
There is an hourly bus service between Rushden and Bedford. 
Pedestrian access and improved bus waiting facilities from the 
main road (A6) to the site should also be a policy requirement in 
order to establish the opportunity for sustainable travel. 

Environment 
Agency 

Rushden 
South East 

We have no concerns with the proposed development allocation 
for Rushden South East 

Environment 
Agency 

Rushden 
Southeast 

We have no concerns to the extent of the land allocation 

Sport England Rushden 
South East 

Sport England raises no objection to the proposed allocation 
should the policy contain a principle/requirement ensuring that 
an access will be provided to the replacement Manor Road 
Playing field site (application reference 20/01174/FUL). 

Sport England Rushden 
South East 

Sport England supports the provision of sports facilities at the 
site. However, to support the policy reference should be made 
to use of an up to date Playing Pitch Strategy and Built Facilities 
Strategy to inform the sports facilities at the site. 
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