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Statement 

How does the Plan, section, or policy/ paragraph meet, or fail to meet, the relevant statutory requirements 
[(1)-(3), above] and/ or soundness test [(a) – (d), above]? 
See attached document 

 

For an objection, how could the Plan, section, or policy/ paragraph be amended in order to meet 
the stated statutory requirement and/ or soundness test? 
See attached document 

 

                                                
 



Introduction 

This representation has been prepared by Pegasus Group on behalf of Ashfield Land 

Developments Ltd in respect of land at Nene Valley Farm, Rushden (“the Site”).  

 

 

 

 

 

   

 

The Site is allocated within the Northamptonshire Joint Core Strategy 2011 – 2031 (JCS), 

under Policy 35 (Land at Nene Valley Farm, Northampton Road, Rushden).   Policy 35 

states:  

“Land at Nene Valley Farm, Rushden, as shown on the Policies Map, is allocated for a mix 

of B1 (business) and B2 (general industry) employment uses together with a place of 

worship, open space and other employment uses where these are compatible with the 

intended primary uses. 

A comprehensive masterplan and project level Habitats Regulation Assessment, to be 

agreed by the local planning authority, should make provision for the above requirements 

and: 

a) Provide for vehicular access into the site solely from Northampton Road; 



b) Incorporate appropriate measures to ensure that there is adequate capacity in the 

surrounding highway network to accommodate traffic generated by the development; 

c) Include measures to enable the avoidance of significant adverse effects on the integrity 

of the Upper Nene Valley Gravel Pits Special Protection Area; 

d) Provide a network of high quality landscaping and a substantial, publically accessible, 

green infrastructure corridor which enhances connectivity between Northampton Road and 

the River Nene Sub-Regional Corridor and provides natural habitat for species within the 

surrounding area; 

e) Encourage modal shift through the provision of safe and convenient links for pedestrian 

and cyclists to the wider area and enhanced public transport; 

f) Include a high quality, landmark building(s) in the south-west part of the site including 

the A45/Northampton Road/Crown Way roundabout as a gateway to Rushden and Higham 

Ferrers; 

g) Demonstrate how the height, scale, massing and form of development, particularly in 

the north-east part of the site, takes account of the site topography and the need to 

mitigate visual impacts; and 

h) Deliver other infrastructure where this is made necessary by the development.” 

The Site broadly corresponds to the area identified under Policy 35, with the exception of 

a small area of land owned by the Plymouth Brethren Church.   

Paragraph 10.44 of the JCS outlines the key objectives for this strategic allocation and 

identifies that the development of the site should deliver:  

• “Employment and training opportunities which help to build a more diverse,  

dynamic and self-reliant economy and support sustainable housing growth;  

• Improvements to the road network, as necessitated by the development;  

• Accessible green infrastructure which links into the Nene Valley sub-regional  

corridor, providing opportunities to enhance access to the countryside from 



Rushden and protect and enhance biodiversity assets;  

• Direct and safe pedestrian and cycle links to the existing urban area and the  

enhancement of public transport;  

• High quality landscape treatment to enhance the character of the site and  

ensure that it is satisfactorily assimilated into the surrounding landscape; and  

• A high quality development that minimises carbon emissions in accordance  

with policies in the Plan”. 

 

The Site is located within the designated Nene Valley Nature Improvement Area and the 

Rushden-Souldrop Local Green Infrastructure Corridor.  The Site is also located in close 

proximity to the Nene Valley Sub-Regional Green Infrastructure Corridor and Upper Nene 

Valley Gravel Pits Special Protection Area (SPA) and Ramsar site, with Potential Wildlife 

Sites (PWS) also situated directly north-east of the Site.   

There are no listed buildings at, or in close proximity to, this Site and the Site is not located 

within a conservation area.  

The Site is situated predominantly situated within Flood Zone 1, which indicates a low 

probability of flooding.  However, the northern most part of Site lies within Flood Zone 2, 

which indicates a medium probability of flooding. 

Critically, the site is in single ownership and comprises a vacant parcel of land.  There are 

no legal constraints to the availability of the land for development.  Moreover, the site is 

suitable for residential development with no insurmountable environmental, technical or 

social constraints precluding development. The site is located within a sustainable location, 

capable of accommodating an appropriate amount of new development growth. 

The case for alternative uses on the site 

The purpose of these representations is primarily to test the soundness of the plan in 

relation to whether to meets the following tests: 

• Positively prepared – consistent with relevant strategic policies for the area  

[that is, the Local Plan Part 1; the North Northamptonshire Joint Core Strategy 

2011-2031, adopted July 2016]; 

• Justified – an appropriate strategy, taking into account the reasonable  



alternatives, and based on proportionate evidence; 

• Effective – deliverable over the plan period;  

Consistent with national policy – enabling the delivery of sustainable 

development in accordance with the National Planning Policy Framework (NPPF). 

 

Paragraph 1.18 recognises that the East Northamptonshire Local Plan Part 2 2011-2031 

(“the Local Plan”) ‘supplements the Joint Core Strategy and provides greater local detail 

to issues relevant to the district of East Northamptonshire, where this is necessary to add 

value to these overarching strategic Local Plan policies’.   (Our emphasis) 

It is clear that the vision for the site at the wider strategic level is to provide primarily a 

mix of B1 (business) and B2 (general industry) employment uses together with other 

employment uses.  A planning application was submitted in May 2018 and subsequently 

refused on the 10th September 2020 for: 

“Full planning permission for the erection of a supermarket (Class A1) of 1,725 sqm, non-

food retail floorspace (Class A1) of 2,300sqm, Class A1/A3 Drive Thru (185 sqm), 60 bed 

unit care home (Class C2), and 18,578 sqm of business floorspace (Class B1c, B2, B8 

(with ancillary offices)), together with a new area of public space, balancing ponds and 

associated highway works, access, infrastructure, car parking and landscaping”.  

Despite this being a significant employment generating development, Members chose to 

refuse the application essentially on the basis that the scheme did not primarily propose 

B1 and B2 uses (although the scheme would have complied wholly with the site allocation 

had a proposed 18 month marketing period for the preferred uses been successful).   

When considering the level of demand for both employment and housing development in 

the Rushden area as a whole, there is clearly an imbalance and acute need for housing 

land when compared with employment land.  At paragraph 7.25 of the Plan states: ‘Whilst 

this plan prioritises delivery of the remaining sites identified [namely, ‘Strategic’ site 

allocations in the JCS], it is also recognised that sites coming forward exceed the Joint 

Core Strategy target.  This should be addressed through a forthcoming review of the Joint 

Core Strategy by the new North Northamptonshire unitary authority from 2021, in respect 

of future employment growth’. 

It is evident that the level of employment growth and provision to date has far exceeded 

the level of housing growth.  It is noted that strategic job targets has already been met in 



the Rushden area and a number of sites are available that more than cater for future 

employment growth.   

Paragraph 7.24 acknowledges that jobs have exceeded in excess of the JCS requirement 

‘even in discounting sites where deliverability is uncertain’.  Sites identified where 

deliverability is uncertain include the site subject to these representations. 

Therefore this Local Plan should identify the site for residential uses as well as employment 

generating uses, given its apparent surplus requirement for employment land and 

concerns previously given through the planning application process for such uses. 

The development of the site for residential use will also help to balance the pressures of 

the highway network associated with in-commuting to the area. 

In summary, it is clear that there is a far greater need for housing than employment land 

in the Rushden Area as a whole and the recent slowing in economic growth presents an 

opportunity for house building to try to catch up to better balance the employment-housing 

dynamic.  

The Need for housing in Rushden v employment land 

Paragraph 8.9 of the Local Plan notes that outstanding residual housing requirements have 

been identified for Rushden at 426 units within the plan period.  

A proper analysis of development plan requirements would almost certainly identify Land 

at Nene Valley Farm (the site) as having the potential to deliver an element of housing 

(with appropriate supporting employment generating uses). 

The preparation of the plan provides the appropriate mechanism to review the Strategic 

site allocations from a ‘local’ perspective and release sites for housing development where 

this promotes sustainable patterns of development. 

The Local Plan should allocate a supply of specific deliverable and developable sites to 

meet Rushden’s housing needs in full. 



The Local Plan should plan positively and support the release of wholly employment sites 

for an element of housing development as far as it is consistent with policies of the NPPF. 

The above assessment highlights the suitability of the site to contribute towards Rushden’s 

significant identified housing needs.  The site is located within a sustainable location, 

capable of accommodating an appropriate amount of new housing.  Moreover, residential 

is confirmed to be a viable opportunity at the site.  Accordingly, for the purposes of 

preparing the Local Plan, the site should be treated as deliverable source of housing land 

with an expectation of completion achievable in the early part of the plan period. 

Summary of Reasoning 

The preparation of the Local Plan provides the appropriate mechanism to review strategic 

site allocations across the area and release suitable / appropriate sites for alternative / 

expanded uses where this promotes sustainable patterns of development. 

As such, it is considered that Section 8.0 and its consideration on Housing Delivery renders 

the Local Plan unsound on the following grounds: 

It is not positively prepared – for reasons set out above, Section 8.0 of the Local Plan does 

not seek to meet the District full development needs. 

It is not justified – for the reasons set out above, the proposed site selection for housing 

growth has failed to consider fully all other reasonable alternatives for meeting identified 

development needs in the context of promoting sustainable patterns of development.  

Specifically the plan has failed to recognise Land at Nene Valley Farm (the site) as an 

appropriate development site where circumstances exist to justify housing development 

on the site. 

It is not effective – for the reasons above, Section 8.0 of the Local Plan is not considered 

to be effective as it fails to deliver sustainable patterns of development over the plan 

period by failing to meet identified needs ‘now’ on large ‘Strategic’ sites. 

It is not consistent with national policy – by virtue of the above summary of reasons, it is 

considered Section 8.0 of the Local Plan does not support the delivery of sustainable 



development in accordance with the NPPF. 

 


