
 

 
10.0 Town Strategies 

 
10.1 East Northamptonshire includes six towns within its administrative area, each of which 

contains services and facilities that serve a wider catchment area, and provide the 
opportunity for future growth and investment.  This is recognised through the spatial 
policy direction set out in the Joint Core Strategy and explained further through the 
earlier sections of this Plan, which provide an area portrait and spatial development 
strategy in respect of the towns.  This Plan will also consider the fundamentals of town 
centres as hubs for social interaction within the local community as the basis for 
understanding how town centres need to evolve to be fit for purpose in 21st Century 
Britain. 
 

10.2 This section of the Plan seeks to promote the vitality and viability of the six towns, by 
allowing the potential for each town to prosper and diversify whilst meeting the district’s 
development needs in a sustainable manner.  This will include providing the opportunity 
for each town to respond to evolving market conditions by identifying future investment 
potential and providing the flexibility to respond to changes in demands for different uses. 
 

10.3 The Joint Core Strategy sets a general presumption in favour of the re-use of suitable 
previously developed land and buildings within the urban areas.  This Plan will provide 
further direction by identifying particular sites within the main urban areas that can 
actively contribute to supporting the future prosperity and activity of each town. 
 

10.4 In addition to policy direction provided through the Joint Core Strategy, this Plan will seek 
to complement those detailed town centre related policy proposals set out in 
Neighbourhood Plans.  Neighbourhood Plans for Rushden, Higham Ferrers and Raunds 
are already in place; whilst Neighbourhood Plans for Oundle and Irthlingborough are 
emerging (with the latter at an early stage of preparation).  There is no Neighbourhood 
Plan in preparation for Thrapston.  Thrapston Town Council has proposed to work with 
the District Council to secure local aspirations through this Plan. 
 

10.5 The Plan sets out overarching guiding principles for the re-imagination of the six town 
centres.  This is supplemented by individual town strategies, recognising policy initiatives 
identified in the relevant Neighbourhood Plans, but providing additional project and/ or 
site specific detail where appropriate.  Each town strategy is structured in the following 
way: 
 

• Spatial character – An assessment of the key characteristics of each urban area 
undertaken to inform decision making, based upon concepts outlined in the 2015 
Urban Structures Study1 and character area designations set out in some 
Neighbourhood Plans; 

• Town centre re-imagination – site specific redevelopment proposals for town centre 
sites (where applicable); 

• Other redevelopment opportunities e.g. sites identified in Brownfield Land 
Register2. 

 

 
1 http://www.nnjpdu.org.uk/publications/north-northamptonshire-urban-structures-study-january-2015/  

2 http://www.nnjpdu.org.uk/publications/north-northamptonshire-brownfield-land-register-2017/  

http://www.nnjpdu.org.uk/publications/north-northamptonshire-urban-structures-study-january-2015/
http://www.nnjpdu.org.uk/publications/north-northamptonshire-brownfield-land-register-2017/
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Reimagining Town Centres – guiding principles 

10.6 The Joint Core Strategy sets out the overarching spatial policies for the six towns (Policy 
11(1)).  Further direction for the town centres is set out at Policy 12(d) for Rushden and 
Policy 12(f) for the other market towns. 
 

10.7 This Plan provides additional guiding principles to support the re-imagination of all town 
centres, in order to enhance and/ or maintain their vitality and viability as community 
hubs.  These principles will be complemented through an assessment of assets, 
challenges and opportunities which will inform future delivery strategies for each town.  A 
number of future redevelopment or investment opportunities exist within the town 
centres, including those identified through ongoing stakeholder involvement which has 
informed the preparation of this Plan. 
 

10.8 It is important to remember the varied range of functions and roles that the town centres 
perform, over and above the retail offer.  Main town centre uses (Appendix 2) should be 
supplemented by other opportunities; e.g. training facilities, art and craft events, ‘pop up 
businesses or ‘above shop’ living.  Such activities all have potential to enhance the town 
centres’ offer. 
 

10.9 Economic Development is an issue for Rushden and the market towns as a whole, not 
just the town centres.  There are many challenges to delivering sustainable economic 
growth for the six urban areas, although the town centres must be supported as a critical 
aspect of this. 
 

10.10 In preparing this Plan views of the strengths and weaknesses of the district’s town 
centres were sought both through public consultation and through a series of stakeholder 
events held with ward Councillors and with Town and Parish Councils.  Policy EN33 sets 
out a framework for assessing development opportunities within and around the town 
centres, as and when these arise.  Strategies for each town will also be prepared to 
provide further site specific guidance, where appropriate. 
 

Policy EN34: Reimagining Town Centres – guiding principles 

Development proposals for town centre sites should seek to increase local community 
interaction , by improving, footfall to sustain and enhance vitality and viability.  The 
Council will work proactively with stakeholders where opportunities arise within the 
identified Growth and Market Towns to secure the following outcomes: 

a) Maintain a mixture of uses that attract visitors and encourage greater social 
interaction, including both economic, social and, in some circumstances, 
residential, uses; 

b) Consolidate and improveme  the retail offer of the town centres, by way of 
enhancements to identified active frontages; 

c) Improve the , leisure and cultural offer of each town to provide for the growth of 
both day and night time - economies; 

d) Seek to Implement high quality public realm improvements, including the 
development of new landmark features, within town centres especially 
addressing, gateway sites, as identified town strategies or neighbourhood plans , 

e) Seek enhancements to pedestrian connectivity both within town centres, and to 
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residential and employment areas beyond; and 

f) Encouraging a step change in the quality of urban design, providing sustainable 
development with a focus on low carbon energy solutions through measures 
including green initiatives such as urban tree planting  

Development opportunities will be informed by the preparation of town strategies, with 
site specific details set out through development briefs.  
 

 
 

Rushden 

10.11 The Joint Core Strategy (Table 1) defines Rushden’s status as the Growth Town; the 
focus for major regeneration and growth within the district.  The majority of this growth 
will be delivered through the following strategic sites: 
 

• Rushden East Sustainable Urban Extension (including a minimum of 2,500 new 
homes rising to 2,700 for later development phases beyond the current Plan period, 
employment and supporting community and leisure facilities); 

• Land at Nene Valley Farm, Northampton Road, also known as “Rushden Gateway” 
(mixed use retail, employment, and care home); and 

• Rushden Lakes (focus on retail, leisure and tourism). 
 
Rushden Neighbourhood Plan 

10.12 The Rushden Neighbourhood Plan provides further detailed policies for managing 
development within the Parish area.  This was made in June 2018 and sets out policies 
which address the following issues: 
 

• Managing new development within the defined urban area; 

• Promoting housing allocations for over 600 dwellings within the urban area; 

• Preferred housing mix, types and making provision for self-build housing ; 

• Design, landscaping, enhancing the public realm of town centre car parking; 

• Town centre – mix of uses, shopping frontages and first floor uses; and 

• Employment – delivery of new and retention of existing employment floorspace. 
 
Spatial character 

10.13 The urban areas of Rushden and neighbouring Higham Ferrers consist of four distinctive 
spatial elements, plus the Avenue Road/ Bedford Road/ Newton Road ribbon 
development.  The spatial strategy for the latter is defined by Policy H1 of the 
Neighbourhood Plan.  Figure 23 and Table 22 set out the main characteristics of each 
spatial area, together with the relevant spatial strategy policy references that would apply 
as follows: 
 

Figure 18: Rushden and Higham Ferrers Spatial Diagram [Amendment to map, to 
increase extent of Rushden West zone in Rushden and Higham Ferrers Spatial Diagram, 
to cover Rushden Lakes] 

 
 
Table 22 
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Spatial parts of 
Rushden and 
Higham Ferrers 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area • Defined by radial routes – Higham Road/ High 
Street/ Bedford Road (north-south) and John 
Clark Way/ Newton Road/ Wellingborough Road 
(east-west) 

• Based around Victorian terraced roads, with 
former Boot and Shoe factory sites, with post-war 
suburban development to the south 

• New (2000s) distribution centre to east of town 
centre, off John Clark Way (Spire Road) 

• Includes key services and facilities – town centre, 
leisure centres (Pemberton Centre/ Splash Pool), 
schools 

• Character defined main public open spaces – 
Rushden Hall Park, Spencer Park 

 

Policy EN1(1)(a); 
JCS Policy 
11(1)(a) 

Rushden West 
(employment 
area) 

• Main employment area of Rushden 

• Longstanding industrial area, has grown in a 
piecemeal way over a long period 

• Includes environmentally challenging businesses 
e.g. Monoworld, Sander’s Lodge (waste 
treatment) 

• Incorporates Rushden Lakes and Rushden 
Gateway – main new employment sites 

• Includes enhanced visitor access to Nene Valley, 
via Rushden Lakes 

 

Policy EN1(1)(a); 
JCS Policy 
11(1)(a) 

Rushden East 
(Sustainable 
Urban Extension) 

• Proposed strategic urban extension to east of A6 
Bypass 

• Requires new east-west connections across A6 

• Development will include new community 
infrastructure; e.g. schools, neighbourhood centre 

• Development will be supported by strategic green 
infrastructure 

 

Policy EN1(1)(a); 
JCS Policy 33 

Avenue Road/ 
Bedford Road/ 
Newton Road 

• Ribbon development, connecting Newton Road, 
Avenue Road and Bedford Road 

• Suburban character 

• Includes a mix of rural businesses (e.g. stables) 
and more urban uses (e.g. care homes) 

 

JCS Policy 
11(1)(b); 
Neighbourhood 
Plan Policy H1 

   

Higham Ferrers • Self contained urban area, enclosed by Rushden 
(south), A6 Bypass (east) and A45 Bypass (west) 

• Historic market town – includes many heritage 
assets e.g. Chichele College, Castle 

• Main employment area to the east of the town 
(south of Kimbolton Road) 

• Individual character areas are defined in the 
Higham Ferrers Neighbourhood Plan 

 

Policy EN1(1)(a); 
JCS Policy 
11(1)(b) 
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10.14 In preparing this spatial character portrait a number of issues affecting Rushden have 
been identified: 
 

• Achieving the delivery of the Joint Core Strategy allocated strategic sites at Rushden 
East, and Rushden Gateway (Nene Valley Farm); 

• Opportunities to deliver improved connectivity and enhanced wellbeing through 
improved access to the Greenway; 

• Town centre – improving overall character and quality; improving traffic management 
within the town centre (possible proposals to realign road network) with particular 
focus on the area bounded by the High Street, College Street and Duck Street; 

• Sport and Leisure – future of existing leisure centres (Splash Pool/ Pemberton 
Centre); 

• Reconfiguring the use of town centres car parks to improve accessibility whilst also 
driving mixed use development opportunities 

• Environmental challenges arising from existing industrial operations e.g. Monoworld 
(Sander’s Lodge), Travis Perkins (town centre); 

• Potential for additional tourist accommodation, especially in light of the success of 
Rushden Lakes (5 million visitors in its first year of operation); 

• Design of new residential development within the urban areas; and 

• Flood risk from culverted sections of Skew Bridge Dyke adjacent to the town centre 
(Duck Street, College Street, Station Road). 

 
10.15 In many cases, the issues identified through the 2017/18 workshop events are addressed 

through Neighbourhood Plan policies e.g. town centre public realm traffic and car parking 
within the town centres, housing design and mix, and housing land allocations.  
Furthermore, the Rushden west employment area is identified as being suitable and 
appropriate for waste management operation through the policies contained in the 
Northamptonshire Minerals and Waste Local Plan (adopted July 2017).  Nevertheless, 
site specific policies are included within the Rushden town strategy, relating to the 
following: 
 

• Town centre re-imagination; 

• Other brownfield sites. 
 
Town centre re-imagination 

10.16 The Rushden Neighbourhood Plan focuses upon managing development and the 
retention of public car parking within the existing town centre.  It does not include site 
specific proposals for the enhancement or re-imagination of the town centre.  It does, 
however, set out principles for enhancement of the public realm, including the 
identification of town centre gateway sites. 
 

10.17 The Council’s Economic Strategy seeks to revitalise and bring investment into the 
district’s town centres.  It proposes active measures for “Driving Town Centre 
Revitalisation”.  This is a particular issue for Rushden, as the designated Growth Town 
and largest town centre within the district. 
 

10.18 As part of the engagement with stakeholders in drafting the Plan, site specific 
opportunities for revitalising Rushden town centre have been identified as follows: 
 

• Alfred Street and associated Tennyson Road School sites; 
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• Potential redevelopment of East Northamptonshire town centre land holdings – 
Splash Pool and Wilkinson site redevelopment and linkages to High Street; College 
Street, Duck Street, Eaton Walk, Station Road, West Street; 

• Reconfiguration of town centre car parking. 
 

Figure 19: Rushden redevelopment opportunities 

 
 

10.19 Of the potential town centre re-imagination sites, the redevelopment of the Splash Pool 
and Wilkinson sites, two of the Council’s main remaining land holdings within the district, 
is currently being pursued.  Policy EN33 sets out redevelopment proposals for the Splash 
Pool and Wilkinson sites.  Other redevelopment opportunities in and around the town 
centre will be guided by the town centre re-imagination principles (Policy EN32, above) 
and through the preparation of development briefs. 
 

10.20 Release of the Splash Pool (Station Road) and/ or Pemberton Centre (HE Bates Way, to 
the west of the town centre) sites is dependent upon the development of replacement 
facilities.  The Healthy and Active Lifestyles Strategy (October 2017)3 recognises that 
developments coming forward around the south of the District (most notably Rushden 
East) will create significant additional demand for facilities.  Relocation of existing 
facilities should be directed by a built sports facility strategy. 
 

10.21 There is an existing foul and surface water sewer in Anglian Water’s ownership within the 
boundary of the site and the site layout should be designed to take these into account. 
This existing infrastructure is protected by easements and should not be built over or 
located in private spaces (e.g. domestic gardens/ back yards) where access for 
maintenance and repair could be restricted. The existing sewer should be located in 
highways or public open space. If this is not possible a formal application to divert 
existing asset may be required. 
 

Policy EN35: Splash Pool and Wilkinson site redevelopment, Rushden 

Redevelopment proposals for the Splash Pool and Wilkinson sites together with the 
associated highways network, as shown on the Policies Map, should deliver increased 
footfall and enhanced vitality and viability for the town centre. Whilst it is envisaged that 
redevelopment of this key centre site could be delivered in phases, the two main 
components (Wilkinsons and the Splash Pool) should be informed by a comprehensive 
development brief, which takes into account the following principles:  

a) The creation of a pedestrian link between the High Street and the shop units on 
Eaton Walk; 

b) The development of a new public square located between the High Street and 
Eaton Walk; 

c) Providing Iimprovements to the public realm to create a distinct quarter; 

d) The reconfiguration and enhancement of public car parking provision to  improve 
connection to the High Street primary shopping area; 

e) In addition to the above the redevelopment of the Splash Pool leisure site will be 

 
3 https://www.east-northamptonshire.gov.uk/downloads/file/10496/healthy_and_active_lifestyles_strategy  

https://www.east-northamptonshire.gov.uk/downloads/file/10496/healthy_and_active_lifestyles_strategy
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required to address the loss of the facility and the Council will aim to undertake a 
built sports facilities strategy to inform future opportunities to for its relocation as 
well as bringing forward the regeneration of this key town centre site.   

 

 
 
Other brownfield sites 

10.22 The Rushden Neighbourhood Plan allocates six housing sites, delivering around 600 
new homes.  This covers virtually all of the remaining deliverable housing land within the 
main urban area.  One significant exception, however, is the former factory site, between 
71 Oakley Road and 37-51 Washbrook Road, Rushden.  Three such sites have been 
identified, through the Brownfield Land Register and Employment Land Review, where 
redevelopment should be encouraged and supported through the Local Plan: 
 

• Former factory site, between 71 Oakley Road and 37-51 Westbrook Road (0.28ha); 

• The Windmill Club / Business Centre, Glassbrook Road (0.5ha); and 

• Rectory Business Centre (1.1ha). 
 

10.23 Site specific proposals to support the release of these sites for redevelopment are set out 
below. 
 

10.24 Former factory site, between 71 Oakley Road and 37-51 Westbrook Road – This 
former factory was demolished in 2009 and the site remains derelict.  Various potential 
redevelopment proposals have been put forward, but none have been successful.  The 
challenge in securing redevelopment of this site was recognised during 2016/17, when 
the Pilot Brownfield Register was set up.  As at 2018 the 0.28ha Oakley Road factory site 
was the only outstanding site listed in the Brownfield Register remaining undeveloped, or 
without current planning permission. 
 

10.25 Given that the site is not allocated in a development plan document, but is listed in the 
Brownfield Land Register, it is therefore necessary to set out development principles for 
the site through this Plan.  These are set out in Policy EN35 (below). 
 
Figure 20: Former factory site, between 71 Oakley Road and 37-51 Washbrook 
Road, Rushden  

 
 

Policy EN36: Former factory site, between 71 Oakley Road and 37-51 Washbrook 
Road, Rushden 

The vacant Oakley Road factory site, as shown on the Policies Map, is allocated for the 
development of approximately 10 dwellings.  The development should provide: 

a) A mix of housing types and tenures to meet local needs, consisting of 
predominantly small and medium sized properties4; 

b) Appropriate development contributions towards education (primary and 

 
4 Rushden Housing Mix Assessment, March 2016: https://www.east-
northamptonshire.gov.uk/downloads/file/7395/parish_level_housing_mix_assessment_rushden_3_ext  

https://www.east-northamptonshire.gov.uk/downloads/file/7395/parish_level_housing_mix_assessment_rushden_3_ext
https://www.east-northamptonshire.gov.uk/downloads/file/7395/parish_level_housing_mix_assessment_rushden_3_ext
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secondary), employment and the Greenway; 

c)  Vehicular access off Oakley Road; and 

d)  Direct pedestrian and cycle connections to Washbrook Road and the Greenway. 

 

 
 

10.26 Employment sites recommended for redevelopment – The 2018 Employment Land 
Review recommended that two employment areas should be released for alternative 
uses.  In both cases, it was found that the existing employment premises were found to 
be in poor condition and coming to the end of their useful economic lives. 
 

10.27 The 0.5ha Windmill Club/ Business Centre, Glassbrook Road, consisting of small 
business units and a social club, is situated within a predominantly residential area, 
adjacent to the Pemberton Centre.  This dry leisure centre was previously considered, 
along with the town centre Splash Pool site, for redevelopment as part of wider proposals 
for a new Rushden Leisure Centre.  It remains uncertain when these longstanding 
proposals for a new leisure centre could be delivered, although any future masterplan for 
redevelopment of the Pemberton Centre could also incorporate the Windmill Club and 
Business Centre site. 
 

10.28 The larger (1.1ha) Rectory Business Centre and adjacent telephone exchange, 
warehousing and factory premises, are situated adjacent to the town centre to the east of 
Rectory Road, between Albert Road and Victoria Road.  This significant and long 
established employment area has poor and difficult road access, with the current units in 
a poor state of repair and nearing the end of their economic lives.  The Employment Land 
Review found that the site is situated within a predominantly residential area, so would 
be well suited for housing. 
 

10.29 Policy EN36 (below) supports the redevelopment of the Rectory Business Centre 
employment area between Albert Road and Victoria Road for residential uses.  This sets 
out key development principles, as and when the site becomes available for 
redevelopment. 
 

10.30 There is an existing sewer in Anglian Water’s ownership within the boundary of the site 
and the site layout should be designed to take these into account. This existing 
infrastructure is protected by easements and should not be built over or located where 
access for maintenance and repair could be restricted. The existing sewer should be 
located in highways or public open space. If this is not possible a formal application to 
divert Anglian Water’s existing asset may be required.  
 
Figure 21: Rectory Business Centre, Rushden  

 
 

Policy EN37: Rectory Business Centre, Rushden 

Redevelopment of the Rectory Business Centre site, as shown on the Policies Map, 
will be supported for residential development, for approximately 35 dwellings.  
Redevelopment proposals will be informed by a comprehensive masterplan and 
should deliver: 
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a) A mix of housing types and tenures to meet local needs, consisting of 
predominantly small and medium sized properties; 

b) Improved vehicular access and parking arrangements, upgrading the Albert 
Road and Victoria Road junctions with Rectory Road; 

c) Enhancements to the public realm, especially the streetscapes of Albert Road 
and Victoria Road; 

d) Improved east-west pedestrian and cycle connectivity between the town 
centre and residential areas to the east, including the provision of appropriate 
crossing arrangements along Rectory Road; and 

e) Appropriate development contributions for  education and training, to offset 
the loss of longstanding business premises. 

  

 
 

Higham Ferrers 

10.31 The Joint Core Strategy (Table 1/ Policy 11) sets a distinctive spatial strategy for Higham 
Ferrers, as providing a localised convenience and service role, with growth pressures 
directed to Rushden.  This provides recognition of Higham Ferrer’s close function 
relationship with its larger neighbour and Growth Town. 
 

10.32 The Higham Ferrers Neighbourhood Plan (made April 2016) sets out a comprehensive 
range of detailed policies for the town, regarding: 
 

• Housing – windfall development, mix and tenure; 

• Site allocations – Land east of Ferrers School, Higham Ferrers East (part of Rushden 
East); 

• Provision, protection and enhancement of community facilities; 

• Development management – design (e.g. character areas), heritage assets; 

• Green infrastructure – Greenway extensions, Local Green Space; 

• Communications – Chowns Mill junction improvements, development of broadband, 
connections; 

• Residential parking standards; 

• Town centre – managing uses (e.g. hot food takeaways), public realm improvements. 
 

10.33 Higham Ferrers’ spatial character is considered alongside neighbouring Rushden, in 
Table22, above.  This recognises the strong functional relationship between the two 
towns, and the different but closely related spatial development strategies (see Policy 
EN1 (1)(a), above).  Furthermore, the Neighbourhood Plan includes detailed guidance 
regarding various defined character areas which make up the urban area. 
 

10.34 Whilst the Neighbourhood Plan contains detailed policies for managing development 
within the town centre, the stakeholder engagement for this Plan revealed a significant 
brownfield redevelopment opportunity within Higham Ferrers. 
 
Brownfield sites 
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10.35 One significant potential redevelopment opportunity within the Higham Ferrers urban 
area has been identified.  This is the brownfield Federal Estates site, south of Newton 
Road and east of William Steele Way. 
 

10.36 The 4.4ha Federal Estates and former Textile Bonding factory sites are situated within 
the designated Employment Protection Area, designated as such by the Neighbourhood 
Plan and JCS Policy 22(c).  Nevertheless, the sites contain two large warehouses and a 
factory, which have stood vacant for over 10 years.  Despite long term marketing5 of the 
Federal Distribution Centre site and former Textile Bonding factory the units (totalling 
over 18,000m2) remain vacant.  The NPPF and relevant Local Plan policies allow for the 
release of sites for alternative uses where there is no reasonable prospect of an 
application coming forward for the allocated use (paragraph 120). 
 

10.37 The Employment Land Review (Aspinall Verdi, March 2019)6 found the premises to be in 
a poor state of repair; such that these could be better released for residential 
development.  Any such release of the land for residential development should not 
adversely affect the operational requirements of the more modern industrial units to the 
west (Aspinall Verdi, paragraph 7.20). 
 

10.38 In 2019, Federal Estates Ltd submitted a two part application, for the comprehensive 
redevelopment of these land holdings in Higham Ferrers for housing.  As part of the 
same application, it is proposed to relocate existing operations at the northern part of the 
Federal Estates site (south of Newton Road) to a new “Chelveston Employment and 
Innovation Park”, to the south of the existing Chelveston Renewable Energy Park.  The 
Innovation Park focuses upon low carbon technologies, including energy storage facilities 
and renewable hydrogen production, with a view to accelerating the growth of zero-
carbon/ green industries.  Permission for these proposals was granted in November 2020 
(reference 19/01781/FUL), subject to S106. 
 

10.39 Notwithstanding, concerns were raised through stakeholder engagement regarding the 
limited options available to provide pedestrian and cycle connections between the 
allocated housing site (Land east of Ferrers School; Neighbourhood Plan Policy HF.H4) 
and town centre facilities.  If the two vacant warehouses and factory building were 
released for housing, they could deliver the following benefits: 
 

• Redevelopment of redundant brownfield land; 

• Additional housing land supply within the Higham Ferrers urban area; and 

• Opportunities to improve pedestrian and cycle connections between the allocated 
housing site to the east of Ferrers School and Higham Ferrers town centre, via 
Newton Road and/ or the Midland Road/ former Textile Bonding factory link road. 

 
10.40 The site has capacity for around 120 dwellings.  Appropriate structural landscaping would 

be required to provide a suitable buffer between the site and adjacent factories (i.e. 
Woodleys, Bury Close). 
 
Figure 22: Federal Estates/ former Textile Bonding factory site, Newton Road/ 
Midland Road, Higham Ferrers 

 
5 https://www.primelocation.com/to-rent/commercial/property/higham-ferrers/  

6 https://www.east-northamptonshire.gov.uk/downloads/file/11259/190307_east_northants_elr_report_final  

https://www.primelocation.com/to-rent/commercial/property/higham-ferrers/
https://www.east-northamptonshire.gov.uk/downloads/file/11259/190307_east_northants_elr_report_final
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Policy EN38: Federal Estates/ former Textile Bonding factory site, Newton Road/ 
Midland Road, Higham Ferrers 

The vacant Federal Estates/ former Textile Bonding factory sites, as shown on the 
Policies Map, will be allocated for the development of approximately 120 dwellings.  
The development should include: 

a) A mix of housing types and tenures to meet local needs, consisting of an 
appropriate mix of residential properties7; 

b) Appropriate development contributions towards education,social, community, public 
open space and green infrastructure, in accordance with priorities set out in the 
Local Infrastructure Delivery Plan; 

c) East/ west connections, providing linkages between Ferrers School, the allocated 
housing land to the east, Moulton College campus and the Rushden East 
sustainable urban extension, and the town centre; 

d) Provision for vehicular access from Midland Road and Newton Road where these 
fulfil current highways standards; and 

e) Appropriate mitigation measures to ensure that the amenity of future occupiers is 
not unacceptably affected by the established businesses at Woodley’s Yard and 
Bury Close. 

 

 
 

Irthlingborough 

10.41 The Joint Core Strategy (Table 1) defines priorities for Irthlingborough; the regeneration, 
diversification and expansion of the town’s employment and service base.  This Plan 
(Policy EN1(1)(b)) provides further direction, including a focus upon delivering the 
Irthlingborough West sustainable urban extension.  It also identifies the following 
redevelopment opportunities within the urban area: 
 

• Town centre re-imagination – Former Select & Save, 13-21 High Street/ St Peter’s 
Way Car Park, Irthlingborough; and 

• Other brownfield sites – Former Rushden and Diamonds FC Stadium site, Nene Park, 
Diamond Way, Irthlingborough. 

 
Spatial character 

10.42 Irthlingborough consists of five distinctive spatial parts.  Figure 28 and Table 23 outline 
the main characteristics of each area, with the relevant spatial strategy policy references. 
 
Figure 23: Irthlingborough Spatial Diagram 

 
 

 
7 Higham Ferrers Housing Mix Assessment, March 2016: 
https://www.eastnorthamptonshire.gov.uk/downloads/file/7387/parish_level_housing_mix_assessment_higham_fer
rers  

https://www.eastnorthamptonshire.gov.uk/downloads/file/7387/parish_level_housing_mix_assessment_higham_ferrers
https://www.eastnorthamptonshire.gov.uk/downloads/file/7387/parish_level_housing_mix_assessment_higham_ferrers


East Northamptonshire Council   Page 12 of 23 

Local Plan Part 2: Tracked changes pre-submission draft (autumn 2019) 

Table 23 

Spatial parts of 
Irthlingborough 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area 
(existing) 

• South of the A6, defined by main arterial routes – 
Finedon Road, Station Road, Wellingborough 
Road 

• Includes key services and facilities – town centre, 
schools 

• Hosts main employer – Whitworth  
 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Irthlingborough 
West 
(Sustainable 
Urban Extension) 

• Permitted major extension to main urban area 

• Will enable new Finedon Road (A6) and 
Wellingborough Road connections 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Irthlingborough 
East 

• Former principal employment and leisure hub 

• Separated from main urban area by A6 Bypass 

• Two main elements – Nene Park (former 
Rushden & Diamonds FC stadium, south of 
Diamond Way/ Marsh Lane) and Nene Business 
Park (mixed use redevelopment site, north of 
Diamond Way/ Marsh Lane) 

• Mixed use developments at Nene Business Park 
site (Attley Way) currently under construction – 
new food/ convenience retailing, housing 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Crow Hill (lower) • Ribbon development along Addington Road 

• Separated from main urban area by A6 Bypass 

• Characteristically suburban, but with rural 
elements e.g. Bypass Farm/ butchers 

 

Policy EN4; JCS 
Policy 11(2)(a) 

Crow Hill (upper) • Secondary/ smaller part of Irthlingborough, with 
urban character 

• Separated from main urban area by A6 Bypass 
and some agricultural fields 

• Addington Road provides main arterial route 

• Includes some local services, facilities and 
businesses – convenience store, community 
centre, Frontier Centre 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

 
10.43 Irthlingborough is a designated Neighbourhood Area, and there is the intention to 

prepare a Neighbourhood Plan.  Preparation is at an early stage and will aim to 
complement the policies that are set out in this Plan. 
 

10.44 In formulating this Plan, a number of issues affecting Irthlingborough have been 
identified.  These were initially highlighted through the Regulation 18 consultation 
(January – March 2017) and subsequent stakeholder workshops as follows: 
 

• Securing the successful implementation of the Irthlingborough West sustainable 
urban extension; 

• Making provision for Whitworths’ business plans (main employer in the town), 
enabling the company to remain at Irthlingborough; 
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• Town centre re-imagination – securing the benefits of the new Market Square/ Church 
Street Coop etc development and addressing other redevelopment opportunities (e.g. 
former Select & Save premises, 13-21 High Street and St Peter’s Way Car Park); and 

• Securing the successful redevelopment of Nene Park (former Rushden & Diamonds 
FC stadium) site. 

 
10.45 The spatial strategies for the Crow Hill parts of Irthlingborough are set in policies EN1 

and EN4 of this Plan.  This section of the Plan considers what further direction is required 
to facilitate the redevelopment of significant development sites within Irthlingborough. 
 
Irthlingborough West and Whitworth site 

 
10.46 The Irthlingborough West sustainable urban extension is identified as a strategic 

commitment in the Joint Core Strategy and the Council will continue to work to promote 
and support the successful delivery of this.  Permission for the comprehensive 
redevelopment of the adjacent Whitworths food factory site (to the south) for housing was 
granted in 2010.  This has since lapsed and Whitworths has since indicated that it is 
keen to realign its operations on the current site.  Policies EN18 and EN19 (Protected 
Employment Areas, and relocation and/ or expansion of existing businesses respectively) 
provide the relevant policy framework for managing future Whitworths’ development 
proposals. 
 
Town centre re-imagination 

10.47 It is anticipated that the recently completed mixed-use redevelopment of the former 
Express Works Factory site (Coop site) will provide a catalyst for further investment into 
Irthlingborough town centre and will provide a major new focal point and hub for the town 
centre.  It has been implemented so as to improve the setting of the Market Cross and St 
Peter’s Church, two key heritage assets within the town. 
 

10.48 The former Select & Save building (13-21 High Street) has been vacant for over a 
decade.  It is highlighted as the principal re-imagination opportunity within the town 
centre.  It is proposed that comprehensive redevelopment of the site, be encouraged 
through this Plan. 
 
Figure 24: Former Select & Save, 13-21 High Street/ St Peter's Way Car Park, 
Irthlingborough 

 
 

Policy EN39: Former Select & Save, 13-21 High Street/ St Peter’s Way Car Park, 
Irthlingborough 

The vacant Select & Save and St Peter’s Way Car Park site, as shown on the Policies 
Map, is allocated for redevelopment, proposals should deliver: 

a) A balance and mix of main town centre uses, including convenience and 
comparison retailing, financial services and/ or food and drink businesses; 

b) Enhancements to the High Street primary shopping frontage;  

c) Pedestrian connections between the High Street, St Peter’s Way and St Peter’s 
Church; 
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d) Provision for suitable service arrangements for the new business premises; 

e) Sufficient public car parking; 

f) Opportunities for live-work units at first floor level or above; and 

g) Enhancements to the settings of heritage assets, with particular reference to St 
Peter’s Church and the Louisa Lilley almshouses. 

 

 
 
Other brownfield sites 

10.49 The Irthlingborough East part of the town has long functioned as the main employment 
and leisure location for the town as a whole.  The site has a chequered planning history; 
further details of which are set out in the Irthlingborough East Background Paper.  It has 
hosted a variety of uses and businesses; most notably the former Rushden & Diamonds 
FC stadium site at Nene Park.  The area consists of six distinct parts: 
 
1. Diamond Business Centre, Attley Way (2.9ha); 
2. East of Attley Way (Land Adjacent Marsh Lane), Nene Business Park (5.2ha); 
3. Former Rushden and Diamonds FC Stadium / associated infrastructure, Diamond 
4. Way (7.2ha); 
5. Lexicon House/ Waterside House Business Centre, Station Road (3.8ha); 
6. Sports and Exhibition Centre, Nene Park, Diamond Way (1.1ha); and 
7. West of Attley Way, Nene Business Park (1.20ha). 
 
Figure 25: Irthlingborough East/ Nene Park 

 
 

10.50 Of the Nene Business Park/ Diamond Business Centre (north) parts of the 
Irthlingborough East area (sites 1, 2 and 6), a new Aldi store opened at the end of 2018 
(site 6).  Furthermore, detailed permission was granted in 2019 for the construction of 88 
dwellings East of Attley Way (site 2), with construction commencing early in 2020. 
 

10.51 Sites 4 and 5 are mostly in use.  The Waterside House Business Centre includes 
premises for small business start ups, while the Sports and Exhibition Centre has, since 
2012, been used for leisure and office uses, including a gym. 
 

10.52 The Former Rushden and Diamonds FC Stadium (site 3, Nene Park), was demolished in 
2017.  The loss of the stadium requires suitable mitigation (i.e. alternative provision, 
unless it can be demonstrated that the stadium site is surplus to requirements), in 
accordance with NPPF paragraph 97.  Replacement leisure facilities are anticipated to 
be developed in accordance with the Healthy and Active Lifestyles Strategy through the 
masterplans for the major strategic sustainable urban extensions.  
 

10.53 The former stadium site, the largest part of Irthlingborough East, is one of the most 
significant brownfield sites within the district.  However, the range of potential uses for 
site 3 is greatly restricted by a number of development constraints.  The majority of the 
site is situated within the Environment Agency’s Flood Zone 3.  In most circumstances 
this precludes all but less vulnerable (to flooding) and water compatible uses; such as 
most main town centre uses, leisure or general industrial uses.  The site is also situated 
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adjacent to the Upper Nene Valley Gravel Pits SPA/ Ramsar site, which will also have 
significant implications for the range of appropriate uses for the site. 
 

10.54 The importance of securing a suitable redevelopment scheme for the Nene Park site (site 
3) will form a key part of the future strategy in order to secure investment for 
Irthlingborough.  This Plan will be proactive in allowing for suitable redevelopment 
proposals, setting out a framework and parameters for the redevelopment of the former 
Rushden and Diamonds FC Stadium. 
 

Policy EN40: Former Rushden and Diamonds FC Stadium site, Nene Park, 
Diamond Way, Irthlingborough 

The former Rushden and Diamonds FC Stadium site, as shown on the Policies Map, is 
allocated for employment use, with an emphasis on business, leisure and tourism use.  
Proposals should deliver: 

a) Flood compatible employment use such as tourism, cultural or leisure related 
development in accordance with the current EA flood zone status, 
complementing the nearby offers of Irthlingborough, Higham Ferrers and 
Rushden town centres, and Rushden Lakes; 

b) Appropriate flood risk mitigation measures; 

c) Measures to enhance biodiversity, deliver ecosystem services and ensure that 
any development does not have a significant adverse impact upon the adjacent 
SPA/ Ramsar site; 

d) Suitable access and highways arrangements to enable the site to be served by 
public transport; 

e) Improved arrangements for pedestrian and cyclists, crossing the A6 to Station 
Road and accessing the town centre (east); 

f) Pedestrian and cycle connections to the East Northamptonshire Greenway, via 
the Old Bridge and Marsh Lane (west); 

g) High quality landscaping, recognising the setting of nearby heritage assets such 
as Irthlingborough Bridge and Crow Hill Iron Age Fort; and 

h) Provision for new moorings along the River Nene Navigation allowing direct 
riparian access. 

 

 
 

Oundle 

10.55 The Joint Core Strategy Policy 11(1)) recognises Oundle’s role as the main service 
centre for the rural north part of the district.  This requires that this Plan should focus 
upon the consolidation and enhancement of this vibrant Market Town. 
 

10.56 There is an outstanding requirement for around 300 dwellings during the remainder of 
the Plan period.  This strategic requirement is covered under Housing Delivery (section 
8.0).  This section of the Plan concentrates on the more detailed (non-strategic) matters 
affecting Oundle.  It focuses upon two potential redevelopment opportunities to the east 
of the town; the East Road employment area and Riverside Hotel. 
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Spatial character 

10.57 Oundle and its surrounding rural hinterland consist of four distinctive spatial parts, plus 
the closely connected villages of Ashton, Cotterstock, Glapthorn and Stoke Doyle.  
Figure 31 and Table 24 (below) outline the main characteristics of each, with the relevant 
spatial strategy policy references. 
 
Figure 26: Oundle Spatial Diagram 

 
 
Table 24 

Spatial parts of 
Oundle 

Characteristics Relevant spatial 
strategy 
policies 

Historic core • Defined by West Street and North Street (A427) 

• Includes key services and facilities – town centre 

• Historic character defined by Oundle School 

• Hosts main employment areas – Nene Business 
Park/ Fairline Boats; East Road 

 

Policy EN1(1)(c); 
JCS Policy 
11(1)(b) 

Oundle north • Suburban urban extension, north of New Road, 
focused upon arterial Glapthorn Road/ 
Cotterstock Road 

• Developed since 1950s 

• Focal points – Oundle Primary School, 
Occupation Road playing fields 

• Potential for expansion of urban area to the north 
(Oundle/ Glapthorn Parish), but recognise 
concerns regarding potential coalescence with 
Glapthorn 

 

Policy EN1(1)(c); 
JCS Policy 
11(1)(b) 

Oundle Marina/ 
Barnwell Country 
Park 

• Significant tourism and leisure hub 

• Separated from main urban area by River Nene 

• Majority of area is functional floodplain 

• Committed redevelopment proposal – Oundle 
Marina 

• Further opportunities e.g. Barnwell Mill 
 

Policy EN1(3)(a); 
JCS Policy 
11(2)(a) 

Elmington/ 
Laxton Drive 
(Ashton Parish) 

• Ribbon development along A605 

• Separated from main urban area by A605 Bypass 

• Suburban element (Laxton Drive) 

• Riverside Hotel presents redevelopment 
challenge 

 

Policy EN1(3)(a); 
JCS Policy 
11(2)(a) 

 
 

10.58 In formulating the Glapthorn Neighbourhood Plan, which has implications for the northern 
part of the Oundle urban area, a number of issues affecting Oundle have been identified.  
These were initially highlighted through the Regulation 18 consultation (January – March 
2017), subsequent stakeholder workshops and the Neighbourhood Plan consultation as 
follows: 
 



East Northamptonshire Council   Page 17 of 23 

Local Plan Part 2: Tracked changes pre-submission draft (autumn 2019) 

• Delivery of the outstanding strategic housing requirements; 

• East Road employment areas – further development opportunities at Reclamation 
Centre, Eastwood Road, and Former Recycling Centre/ Council Car Park (Herne 
Park), East Road; and 

• Delivering redevelopment of the Riverside Hotel. 
 
Figure 27: Oundle – key redevelopment opportunities 

 
 
East Road employment areas 

10.59 Two potential redevelopment opportunities to the east of East Road were identified 
during the stakeholder workshops.  The stone reclamation centre, adjacent to Waitrose 
(opened 2013) is a long established business.  There are no current proposals to 
relocate the current business, or release the site for redevelopment. 
 

10.60 Planning permission for the change of use of the former Recycling Centre and Council 
car park at Herne Park to a mixture of office, light industry and storage was granted in 
2014.  The former recycling centre was occupied by North Equipment Ltd in 2016, 
although the former car park (included within the land holdings of North Equipment Ltd) 
remains unused; so the potential reinstatement of this for additional car parking could be 
considered. 
 

10.61 While both the recycling centre and former Council car park could provide development 
opportunities, neither site is currently available.  Both are brownfield sites, situated within 
the urban area.  Future development proposals would be informed by other Local Plan 
policies, including the spatial strategy (Policy EN1(1)(c) and Joint Core Strategy Policy 
11(1)(b)), together with other relevant development management policies (e.g. Joint Core 
Strategy Policy 6 – Development on Brownfield Land).  Future development proposals 
could be supported through site specific development briefs. 
 
Riverside Hotel 

10.62 The Riverside Hotel forms a main gateway to Oundle (although it is located in the Parish 
of Ashton).  It is a non-designated heritage asset, having been constructed in the 1840s 
as a hotel to serve the former Oundle railway station, and is sited adjacent to the Grade II 
listed Oundle town bridge and the River Nene. 
 

10.63 Outline planning permission for the development of a new hotel at the Riverside was 
granted in 2005 (reserved matters approved in 2011), incorporating the existing buildings 
into a larger new hotel complex.  This permission remains “live”, as implementation of 
this consent was subsequently commenced.  Notwithstanding, the majority of the site is 
situated within EA Flood Zone 3 and this represents the greatest challenge to delivering 
the consented scheme. 
 

10.64 The previous Local Plan policy expressed a preference for the reinstatement of the 
Riverside Hotel as a restaurant, pub or hotel.  It also identified potential alternative uses 
for the site, such as a resource centre, training facility, offices, or businesses uses.  The 
following policy is proposed to guide future proposals in delivering a successful 
redevelopment of the site: 
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Figure 28: Riverside Hotel, Station Road, Oundle [Amendment to map – Identify 
site’s function as a local wildlife site – asterisk *] 

 
 

Policy EN41: Riverside Hotel, Station Road, Oundle 

Redevelopment proposals for the former Riverside Hotel, as allocated on the Policies 
Map, will be supported for the following uses: 

a) Reinstatement as a restaurant, public house, hotel or tourist accommodation; 

b) Training facility and/ or resource centre; or 

c) Small business units, or other potential service employment uses. 

Redevelopment schemes should deliver the following outcomes: 

d) Retention and enhancement of the heritage asset; 

e) Appropriate flood mitigation measures, including appropriate access and egress 
arrangements; 

f) Provision for new moorings along the River Nene Navigation with direct riparian 
access; and 

g) Improved connectivity for pedestrian and cyclists, to the town centre (east, via 
North Bridge) and riverside paths. 

 

 
 

Raunds  

10.65 The Joint Core Strategy (Table 1) defines priorities for Raunds; the regeneration, 
diversification and expansion of the town’s employment and service base.  Further 
direction is provided in Policy EN1(1)(b) of this Plan.  The Raunds Neighbourhood Plan 
(made November 2017) provides additional local detail relating to the following: 
 

• Housing – design, mix and car parking standards; 

• Open space – protection of existing areas and standards for providing new open 
spaces in association with new developments; 

• Local Green Space; 

• Protection and enhancement of community facilities; 

• Town centre re-imagination – mix of uses, shopping frontages, public realm, creating 
safer streets for pedestrians and cyclists; 

• Employment – protecting existing areas, supporting new proposals and supporting 
tourism and the visitor economy; 

• Natural and built environment – Green infrastructure (e.g. tree planting), locally listed 
buildings (non-designated heritage assets) and protection of Upper Nene Valley 
Gravel Pits SPA/ SSSI, while supporting enhanced connectivity to the Nene Valley. 

 
10.66 The Neighbourhood Plan also sets out a detailed vision for the town; emphasising the 

importance of a regenerated town centre, with aspirations to become a vibrant market 
town, with a variety of artisan and boutique style shops.  Policies focus upon managing 
the existing range of town centre uses, although the Neighbourhood Plan does not 
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include any site specific proposals, with the exception of policies for the protection of 
existing functions. 
 

10.67 In developing the Plan, further stakeholder views were sought through the Member and 
Town/ Parish Council workshops.  The workshops provided an opportunity for 
stakeholders to identify any other matters that the Neighbourhood Plan did not cover and 
are discussed below in paragraph 9.62. 
 
Spatial character 

10.68 The Raunds urban area consists of six distinctive spatial parts, plus the closely 
connected village of Stanwick.  Figure 34 and Table 25 (below) outline the main 
characteristics of each, with the relevant spatial strategy policy references. 
 
Figure 29: Raunds Spatial Diagram 

 
 
Table 25 

Spatial parts of 
Raunds 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area • Defined by London Road (west), Brick Kiln Road 
(north) and High Street/ Brook Street 

• Includes key services and facilities – linear town 
centre, focused on The Square/ Brook Street 

• Historic character defined by St Peter’s Church 

• Hosts significant suburban areas to the east and 
west of High Street/ Brook Street 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Raunds north • Sustainable urban extension to the north of Brick 
Kiln Road (also known as Border Park) 

• Developed since 2013 

• Focal points – Raunds Town FC, new local 
centre/ service hub adjacent to London Road/ 
A45 

• Potential for further expansion of urban area to 
the east of Border Park 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Raunds north 
east 

• Sustainable urban extension to north east of 
existing urban area, known as Northdale End 

• Significant new green infrastructure corridor 
adjacent to Brooks Road, utilising Hog Dyke 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Raunds south • Sustainable urban extension to the south of the 
town 

• Two significant developments to south of Grove 
Street – Weighbridge Way (developed during 
2000s) and Willow Way (2010/11) 

• Major development at Darcy Park (also known as 
Darsdale Farm) recently started, including 
significant new public open space 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Warth Park • Main employment area of Raunds Policy EN1(1)(b); 
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Table 25 

Spatial parts of 
Raunds 

Characteristics Relevant spatial 
strategy 
policies 

• Major strategic warehousing and distribution site 

• Also includes significant new green infrastructure 
between warehouses and A45 

 

JCS Policy 
11(1)(b) 

Brooks Road • Ribbon development along Brooks Road, beyond 
Northdale End 

• Suburban character 

• Transition between urban (Northdale End) and 
rural (Brook Farm Livery Stables) 

 

Policy EN1(3)(a); 
JCS Policy 
11(2)(a) 

 
10.69 In formulating this Plan and the Neighbourhood Plan, a number of issues affecting 

Raunds have been identified as follows: 
 

• Retention of existing community facilities and securing improvements to health 
facilities; 

• Employment – need to encourage more small and medium enterprises; 

• Town centre re-imagination – overall enhancements to town centre – opportunities 
identified, including The Spinney, Brook Street and library (High Street) if vacated – 
town centre “gateway” sites; 

• Other opportunities – Fire/ Police Station, if these are relocated and land south of 
Marshall Road. 

 
10.70 In nearly all cases, the issues identified through the 2017/18 workshop events are 

specifically addressed by one or more Neighbourhood Plan policies.  Identified 
community facilities (including the library) are protected by Policy 7 of the Joint Core 
Strategy and Policy R8 of the Neighbourhood Plan.  No significant redevelopment 
opportunities within the main urban area were raised. 
 
 

Thrapston 

10.71 The Joint Core Strategy (Table 1) defines priorities for Thrapston; the regeneration, 
diversification and expansion of the town’s employment and service base.  This Plan 
(Policy EN1(1)(b)) provides further direction, recognising that significant growth has been 
delivered at Thrapston South, through the previous Local Plan. 
 
Spatial character 

10.72 The Thrapston urban area consists of two distinctive spatial parts, with a further two 
distinctive spatial elements at Islip, to the west of the River Nene.  Figure 35 and Table 
26 (below) outline the main characteristics of each, with the relevant spatial strategy 
policy references. 
 
Figure 30: Thrapston and Islip Spatial Diagram 

 
 
Table 26 
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Spatial parts of 
Thrapston and 
Islip 

Characteristics Relevant spatial 
strategy 
policies 

Core urban area • Defined by radial arterial roads – High Street/ 
Huntingdon Road, Midland Road and Oundle 
Road 

• Historic core based around High Street/ 
Huntingdon Road and Midland Road, with post-
war suburban development to the north (Oundle 
Road, Lazy Acre) 

• Includes key services and facilities – town centre 
retailing, school, main public open spaces, leisure 
centre 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Haldens Parkway 
(employment 
area) 

• Main employment area of Thrapston, east of 
A605 

• Major strategic warehousing and distribution site, 
with access to A14 and A45 Trunk Roads 

• Scope for further expansion of logistics or 
warehousing businesses, if necessary 

 

Policy EN1(1)(b); 
JCS Policy 
11(1)(b) 

Islip village • Self contained village, with a range of services 
but a close functional relationship with Thrapston 

• Linear village, defined by Lowick Road, High 
Street and Chepel Hill/ Toll Bar Road 

 

Policy EN1(2)(b); 
JCS Policy 
11(2)(a) 

Islip south • Linear area, west of River Nene, situated 
between Kettering Road and A14 

• Major strategic employment site, including Islip 
Furnace and Primark premises 

• Linear/ ribbon development part of Islip village to 
the south of Kettering Road, separated from Islip 
village by cricket field/ Woolpack pub 

 

Policy EN1(2)(b) 
& EN1(3)(a); JCS 
Policy 11(2)(a) 

 
10.73 Thrapston is not designated a Neighbourhood Area.   Given that there are currently no 

moves to prepare a Neighbourhood Plan, feedback from the Local Plan Workshops (May 
2017 – April 2018) has been used to inform the Thrapston town strategy in this Plan. 
 

10.74 The close functional relationship between Thrapston and Islip, to the west of the River 
Nene, is recognised.  Islip is defined as rural in other strategic policies (EN1) in order to 
address any concerns about coalescence of settlements. 
 

10.75 In formulating this Plan, a number of issues affecting Thrapston have been identified as 
follows: 
 

• Potential for enhanced green infrastructure, sport and recreational facilities in the 
Meadow Lane/ Thrapston Lakes area; 

• Improved connections to the East Northamptonshire Greenway, via Islip; 

• Town Centre – future of existing services e.g. library, Barclay’s Bank (closed October 
2018); and the range and offer of town centre businesses; 

• Various redevelopment/ re-imagination opportunities around the town. 
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10.76 The previous Local Plan set out detailed policies for the regeneration of Thrapston, 
including overall principles and site specific proposals based on a 2003 Masterplan for 
the town, which advocated wholesale redevelopment of certain sites around the town 
centre. 
 

10.77 The concept of comprehensive redevelopment has been largely replaced by an 
incremental approach to the re-imagination of town centres advocated in the current 
Economic Strategy.  Site specific allocations are proposed where these are considered 
desirable.  Elsewhere, development principles are set out to inform future proposals. 
 
Town centre re-imagination 

10.78 This Plan sets out guiding principles, to provide a framework for the re-imagination of 
Thrapston town centre.  Previous Local Plan regeneration policies have been reviewed 
and incorporated into the town centre re-imagination guiding principles (Policy EN34, 
above). 
 

10.79 Two deliverable sites within the town centre are recognised that have the potential to 
deliver significant opportunities to enhance Thrapston’s vitality.  Planning permission for 
the conversion of the listed 71-75 High Street and associated outbuildings for retail, office 
and residential uses was granted in 2014.  The scheme was implemented from 2015, 
with the residential aspects of the scheme being followed by the occupation of the retail 
unit in 2020. This was in spite of the economic impacts of the Covid-19 pandemic, 
particularly for the retail sector. 
 

10.80 In October 2018, Barclay’s closed its Thrapston branch (41 High Street), the last bank in 
the town.  Like the listed 71-75 High Street, this is a landmark (albeit non-designated) 
heritage asset at the junction of Chancery Lane and the High Street.  During 2020, 
permission was granted for the change of use of the former bank to a mixed use 
residential and retail development (reference 20/00289/FUL).  Implementation of this 
commenced during 2020. 
 

10.81 Otherwise, there are no deliverable (i.e. short term), site specific opportunities anticipated 
to further progress the revitalisation of Thrapston town centre.  Nevertheless, several 
potential opportunities were identified through the 2017/18 Member and Town/ Parish 
Council workshops: 
 

• Cattle Market, Market Road; 

• Chancery Lane/ Bull Ring (Chancery Autos/ St John Ambulance); 

• 17-31 High Street/ Library 

• Bridge Hotel/ Scotts, Bridge Street; 

• Former Coal Yard, Midland Road. 
 
Figure 31: Thrapston Town Centre redevelopment opportunities 

 
 

10.82 While none of these sites are available in the short term, in most cases these were 
recognised in previous Local Plan regeneration policies.  Sites such as the Bull Ring, 17- 
31 High Street, the Bridge Hotel and Scotts may become available in the medium to long 
term, but there no certainty of this.   
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10.83 Permission was granted in 2012 for the relocation of the Cattle Market from its existing 
Market Road site (where it has been situated since the 1870s) to a new site at 
Titchmarsh Lane, north of Haldens Parkway.  In order to guide and support the release of 
the current site for redevelopment, Policy EN42 together with Figure 31 (above) identifies 
overarching principles that will guide future development proposals as/ when any of 
these sites becomes available. 
 
Figure 32: Cattle Market, Market Road, Thrapston 
 
 

Policy EN40: Cattle Market, Market Road, Thrapston 

The Cattle Market site, as shown on the Policies Map, is allocated for redevelopment, 
with a focus upon maintaining an appropriate mix and range of uses compatible with 
the town centre.  Redevelopment proposals should deliver: 

a) A balance and mix of town centre uses, including convenience retailing, financial 
services and/ or food and drink businesses; 

b) Opening up of a new north-south active town centre frontage to the south of the 
High Street; 

c) Enhanced north-south pedestrian connectivity, between the High Street, Market 
Road, Grove Road and the Leisure Centre (Cedar Drive); 

d) Vehicular access from Market Road, with off-site improvements to the Midland 
Road junction, and provision for suitable service arrangements for the new 
business premises; 

e) Opportunities for residential uses appropriate for a town centre site, including 
live-work units or specialist housing at first floor level or above; 

f) Enhancements to the settings of adjacent heritage assets and the Conservation 
Area; and 

g) Additional town centre public car parking. 

 

 
 


