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1 Introduction  
1.1 Purpose of this Submission 

1.1.1 Stantec UK Ltd has been appointed by Countryside Properties (‘our client’) to submit 
representations to the pre-submission draft version of the East Northamptonshire Local Plan 
Part 2 (‘LPP2’). 

1.1.2 Countryside Properties controls land east of Addington Road in Irthlingborough, which is 
currently the subject of a live planning application of the development of 54 no. affordable 
dwellings (ref: 20/01272/FUL). 

1.1.3 Whilst the application site is allocated for residential development within the saved policies of 
the East Northamptonshire District Local Plan 1996, the site is not designated for any 
particular purpose within the draft LPP2. The purpose of this submission is to explain why we 
consider that the site represents a deliverable development opportunity and should continue to 
be allocated for residential development within the emerging Local Plan.   

1.1.4 At this stage of the emerging Local Plan process, the regulations require representations to 
focus on whether the Council has complied with legal requirements and the soundness tests 
as defined in the National Planning Policy Framework (‘NPPF’). The tests of ‘soundness’ are 
concerned with the following questions: 

 Has the Local Plan been ‘positively prepared’ – the plan should be prepared based on a 
strategy which seeks to meet objectively assessed development and infrastructure 
requirements, and consistent with relevant strategic policies. 

 Is the Local Plan ‘Justified’ – the plan should be the most appropriate strategy, when 
considered against the reasonable alternatives, based on proportionate evidence. 

 Will the Local plan be ‘Effective’ – the plan should be deliverable over its period and 
based on effective joint working on cross-boundary strategic priorities. 

 Is the Local Plan ‘Consistent with national policy’ – the plan should enable the delivery of 
sustainable development in accordance with the policies in the NPPF. 

1.1.5 In this representation we provide our observations and recommend changes in order for the 
emerging LPP2 document to be found sound. 

1.2 Structure of this Representation 

1.2.1 The remainder of the representation is structured as follows:  

 In Section 2, we provide an overview of our client’s site at land east of Addington Road, 
Irthlingborough; 

 In Section 3, we provide our observations in relation to the local housing requirement; 

 In Section 4, we offer our other observations in respect of specific emerging LPP2 
policies; and  

 In Section 5, we provide our overall summary and conclusions. 
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2 Land East of Addington Road, Irthlingborough 
2.1 Site Context  

2.1.1 Our client’s site east of Addington Road is located to the north-east of Irthlingborough, a 
designated Market Town in the Local Plan Part 1: North Northamptonshire Joint Core Strategy 
(‘LPP1’). As would be expected of a designated Market Town, Irthlingborough benefits from a 
range of services and facilities, including a supermarket, library, Post Office, as well as 
primary and secondary schools. 

2.1.2 The site comprises approximately 1.7 hectares of scrubland, which is accessed via Addington 
Road to the west. As shown on the aerial image at Figure 2.1, the site is located adjacent to 
existing residential development to the north, south and west, with commercial units to the 
east. A brook and collection of mature trees bounds the site to the north. 

Figure 2.1: Aerial Location Plan 

 
2.1.3 Crucially, our client’s site forms part of a wider 2.7 hectare parcel of land off Addington Road 

which is allocated for residential development within the saved East Northamptonshire Local 
Plan 1996 under Policy IR1-A (‘Provision for Housing in Irthlingborough’). An extract from the 
currently adopted Proposals Map, which identifies the residential allocation, is provided at 
Figure 2.2 below, for ease of reference.   

Figure 2.2: Extract from Local Plan 1996 Policies Map 
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2.1.4 The site also forms part of the East Northamptonshire Council’s (ENC’s) latest published five-
year housing land supply (2019-2024) as set out within the North Northamptonshire Annual 
Monitoring Report (AMR) 2018/19 on the basis that the site is an ‘Adopted DPD Allocation’1. 

2.1.5 To this effect, we note that footnote 2 of ENC’s Housing Background Paper, dated June 2019, 
specifically included the site as part of the Council’s supply of housing sites: 

“Figure shown in 2018 housing land supply for Irthlingborough omitted 80 dwellings at 
Land off Addington Road (1996 District Local Plan, Policy IR1-A). This has been 
rectified at Table 2 above, which has the effect of reducing the Irthlingborough 
residual requirement (2018-2031) from 643 to 563.” 

2.1.6 Given the allocation of the Addington Road site, as well as the inclusion of the site within 
ENC’s housing land supply trajectory, it is clear that the Council considers that our client’s site 
is a deliverable development opportunity, hence its inclusion as a component of the housing 
supply for Irthlingborough.  

2.2 Scheme Proposals 

2.2.1 Countryside Properties is committed to the development of a high-quality residential scheme 
at its site at Addington Road, in the short term. The site is the subject of a planning application 
for the development of 54 no. affordable dwellings, which was validated by ENC on 7 October 
2020 and is pending determination at the time of writing (ref: 20/01272/FUL).  

2.2.2 The live planning application was due to be presented at a meeting of ENC’s Planning 
Management Committee in March 2021 with an officer’s recommendation for approval, 
however the determination of the application has been delayed following late comments 
received from the Local Highways Authority, which has requested some minor changes to the 
proposals. 

2.2.3 An extract from the latest Proposed Site Layout drawing is provided at Figure 2.2 for ease of 
reference. 

Figure 2.2: Proposed Site Layout Plan  

 

  

 
1 See page 4: http://www.nnjpdu.org.uk/site/assets/files/1453/enc_housing_site_schedule_01-04-19.pdf 
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2.2.4 Figure 2.2 demonstrates how an appropriately designed scheme has been formulated, which 
carefully integrates the site amongst its surroundings. The brook to the north provides an 
opportunity for an area of open space linking the east of the site to the west; a landscape 
buffer is provided between the carriageway of Addington Road and houses fronting the road; 
and the retention of the trees along the majority of the southern boundary and the provision of 
the open space and stone walls provide a backdrop to the heritage assets to the south. 
Importantly, the development of the site would not prejudice the delivery of the wider site 
allocation to the north of the brook. 

2.2.5 The planning application is supported by a suite of technical reports which demonstrates that 
the site is a deliverable residential development opportunity, capable of coming forward for 
development in the short-term. The deliverability of the site is clearly recognised by ENC, 
given the site’s inclusion within North Northamptonshire’s latest AMR.  



East Northamptonshire Local Plan Part 2: Pre-Submission Draft Consultation  
Representation in Respect of Addington Road, Irthlingborough  
 

5 
 

3 Housing Requirements 
3.1 Overall Housing Need 

3.1.1 The overall housing requirement expressed in the emerging LPP2 consultation document is 
consistent with the LPP1 requirement of 8,400 new homes to be delivered within East 
Northamptonshire over the 2011-2031 plan period, equivalent to 420 dwellings per annum 
(‘dpa’).  

3.1.2 LPP1, which sets out strategic policies for North Northamptonshire, was adopted in July 2016. 
Paragraph 33 of the NPPF states that Local Plan policies: “should be reviewed to assess 
whether they need updating at least once every five years, and should then be updated as 
necessary. Reviews should be completed no later than five years from the adoption date of a 
plan, and should take into account changing circumstances affecting the area, or any relevant 
changes in national policy.”  

3.1.3 On 25 July 2019, during a meeting of the North Northamptonshire Joint Planning Committee 
(JPC), Members considered a report in relation to a review of LPP1. The report concluded that 
the LPP1 did not require an immediate update, but that this should be kept under review. With 
this in mind, it is evident that the JPC has undertaken a review of the area’s strategic policies 
within the five-year timescale prescribed by national policy. Whilst an immediate review was 
not considered necessary, Members agreed to progress a replacement Local Plan to provide 
strategic policies for North Northamptonshire over the 2020-2041 plan period, to be referred to 
as the North Northamptonshire Strategic Plan (NNSP). 

3.1.4 During a meeting of the JPC on 2 March 2021, Members endorsed a draft scope of the NNSP, 
including a timescale for preparing the new strategic Local Plan and agreed that the plan 
period be changed to 2021-2041 rather than 2020-2041. We understand that evidence 
gathering and scoping work for the preparation of the NNSP is currently underway. 

3.1.5 As part of the preparation of the NNSP, officers will be mindful of the need to ensure that 
policies are consistent with national policy. Importantly, in respect of calculating the area’s 
housing requirement, paragraph 60 of the NPPF states that: “To determine the minimum 
number of homes needed, strategic policies should be informed by a local housing need 
assessment, conducted using the standard method in national planning guidance – unless 
exceptional circumstances justify an alternative approach which also reflects current and 
future demographic trends and market signals.” 

3.1.6 On 16 December 2020, the Government published a revised standard method for calculating 
Local Housing Need (‘LHN’). Under the revised methodology, ENC’s LHN requirement is 457 
dpa, which 37 dpa per annum greater than the currently adopted housing requirement of 420 
dpa. In terms of North Northamptonshire as a whole, the LHN requirement increases the 
area’s requirement to 1,837 dpa; an increase of c.5 per cent compared to the adopted LPP1 
requirement.  

3.1.7 Whilst the uplifted housing requirement for the area is relatively modest, ENC should be 
mindful that there is a clear upward trend for the district’s housing requirement. Over a ten-
year period until the end of the current LPP1 plan period in 2031, there would be a need for 
the district to accommodate an additional 370 homes to address the LHN requirement in full. It 
is therefore important that the emerging LPP2 has sufficient flexibility to accommodate this 
anticipated uplift in the near future.  

3.1.8 To this effect, we are pleased to note that paragraph 8.38 of the emerging LPP2 recognises 
that the Local Plan housing requirements for Irthlingborough and Rushden represent 
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“minimum housing delivery figures” and that the LPP1 allows for the LPP2 to assess higher 
levels of housing provision at individual settlements. In order for LPP2 to be found sound in 
terms of consistency with national policy, the plan should be flexible to accommodate such 
uplifted growth requirements which have been established at a national level.  

3.2 Housing Distribution 

3.2.1 Notwithstanding the need for flexibility in the district’s housing requirement, as discussed 
above, the emerging LPP2 consultation document sets out the number of homes to be 
delivered across each of the district’s six urban areas, as well as generic district-wide rural 
target, consistent with the adopted JCS. 

3.2.2 For Irthlingborough, LPP2 continues to set out the requirement for 1,350 new homes to be 
delivered within the town during 2011-2031. When taking account of completions and 
commitments, Table 16 finds that there is a residual requirement of 530 homes to be delivered 
within the town, as at 1 April 2019.  

3.2.3 Paragraph 8.9 of the emerging document confirms that it is necessary for the plan to address 
the outstanding residual housing requirements for Irthlingborough, as well as those of 
Rushden and Oundle. Paragraph 8.11 goes on to explain: 

“For Irthlingborough, commitments for 500 dwellings are identified within the 
2019 housing land supply. A further 207 dwellings is included within the 
housing land supply, consisting of specific brownfield sites and other 
emerging sites which did not, as at 1 April 2019, have planning permission. 
These emerging sites reduce the residual requirement to 323 dwellings. 
Table 15 (above) shows the latest position for the Irthlingborough West urban 
extension; namely that the trajectory for this site has been set back until later 
during the Plan period, such that just 250 (out of 700) dwellings are now 
anticipated to come forward within the Plan period. While Irthlingborough 
West remains a commitment, it is expected that this site could only begin to deliver 
late in the Plan period.” 

3.2.4 We have serious concerns as to whether the emerging LPP2 as currently drafted is “positively 
prepared” in terms of its ability to meet the housing requirement which has been distributed to 
Irthlingborough through LPP1, as well as whether the draft Local Plan is “effective” in terms of 
its ability to support the delivery of these sites during the course of plan period. Our 
overarching headline observations in respect of this matter are set out as follows: 

1. The Irthlingborough West SUE was expected to deliver 700 units in Irthlingborough by 
the end of the 2031 plan period. The Council’s revised trajectory now indicates the 
delivery of just 250 units at the site between 2026-2031; this brings into question the 
overall strategy for meeting Irthlingborough’s housing requirement. 

2. The Council is relying on 500 dwellings worth of “commitments” coming forward to 
meet its residual housing requirement. Table 16 states that these commitments include 
171 units with planning permission and 329 units with “resolutions to grant, 
Development Plan allocations, Rushden East”. In respect of the latter set of 
commitments, such sources of supply do not have planning permission and the 
‘Development Plan allocations’ include sites which are no longer proposed to be 
formally allocated with the emerging Local Plan, including our client’s site at Addington 
Road.   

3. The Council is relying on the delivery of a further 207 dwellings being delivered to 
contribute to its housing supply for, which are also not commitments and do not benefit 
from planning permission. The Council therefore cannot rely on this as a guaranteed 
source of supply to meet the identified housing requirements for Irthlingborough.  
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4. The Council claims that the residual requirement for Irthlingborough is 323 dwellings. 
When removing these claimed sources of supply which are not certain to come forward 
for development, as described above, the residual requirement for the town is actually 
more akin to 859 dwellings, i.e. some 63 per cent of the town’s overall requirement. 

3.2.5 Paragraph 8.40 of the draft LPP2 advises that a number of possible further directions for 
growth around Irthlingborough and Rushden have been considered to address some residual 
housing needs, however none of the stated options include our client’s site at Addington 
Road. Following discussions with Michael Burton, Principal Planning Policy Officer at ENC, we 
understand that this is because of the lack of progress in developing the site since it was 
allocated for development within the adopted Local Plan (which we go on to discuss further 
below).  

3.2.6 Following the assessment of five possible sites across Irthlingborough and Rushden, the 
emerging LPP2 has identified the proposed allocation of a new mixed-use development of up 
450 homes at Rushden Lakes West. The LPP2 and ENC’s supporting Housing Background 
Paper (dated January 2021) advises that the additional site allocation at Rushden Lakes West 
is being progressed to offset the offset the combined residual housing requirements arising in 
Irthlingborough and Rushden. 

3.2.7 Whilst we recognise that paragraph 9.10 allows for some offsetting of settlement specific 
housing requirements in the case of Growth Towns and Market Towns (i.e. Rushden and 
Irthlingborough), in order to meet a shortfall in deliverable sites at another settlement within 
the same Part 2 Local Plan area, it is clear that EDC is attempting to meet a significant 
component of its housing requirement for Irthlingborough at Rushden, which contradicts the 
overall thrust of the housing distribution as set out within the LPP1. This is unsound given that 
such an approach is not ‘positively prepared’ in accordance with the adopted strategic 
policies.   

3.2.8 Whilst we have no specific objection in respect of the proposed allocation of the Rushden 
Lakes West site, the proposed allocation of this site should not be at the expense of meeting 
housing needs where they arise. As explained above, there is a significant residual housing 
need for Irthlingborough, and in our view these requirements should be met in Irthlingborough 
as far as possible. The allocation of our client’s site at Addington Road in Irthlingborough will 
support the ability for EDC to meet the residual housing requirements for Irthlingborough in the 
town in which the need was distributed within the LPP1.   

3.2.9 Although there have been some delays in bringing forward the development of the site since 
its allocation in the Local Plan 1996, there has been significant progress made in recent years. 
In 2018, a planning application for the development of 49 dwellings at the site was submitted 
by an unrelated applicant but subsequently refused by ENC’s Planning Management 
Committee following an officer’s recommendation for approval (ref: 18/01009/OUT). The site is 
now controlled by Countryside Properties – a top five national housebuilder – which proposes 
a 100 per cent affordable housing scheme at the site to be managed by Longhurst Housing 
Association. The current planning application seeks to address local concerns raised by 
residents during the determination of the previous application and incorporates a number of 
improvements that are the result of extensive pre-application discussions with ENC. The 
recent interest shown by Countryside Properties, Longhurst Housing Association, as well as 
the applicant of the previous scheme, clearly demonstrates that the market considers the site 
to be a developable residential opportunity.  
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3.3 Suggested Amendments 

3.3.1 Although we are aware that our client’s site east of Addington Road forms part of the Council’s 
committed supply on the basis that it is an ‘Adopted DPD Allocation’, the site is not currently 
designated for any particular purpose within the emerging LPP2 Policies Map. Once adopted, 
LPP2 is set to replace the extant saved policies from the East Northamptonshire District Local 
Plan 1996, including Policy IR1-A, which formally allocates our client’s site for development. 
We therefore have serious concerns about the Council’s ability to rely on the site as a source 
of supply, if it is not to be formally allocated within the emerging LPP2. 

3.3.2 Notwithstanding the need for flexibility to meet its future housing requirements, as discussed 
earlier in this section, in order for the plan to be found sound, we consider that the committed 
sites which ENC is relying on to form a component of its housing supply, should be formally 
allocated for development within the emerging LPP2.  

3.3.3 Our client’s site at Addington Road is already recognised by the Council as a suitable site for 
residential development, hence its inclusion as an allocation within the Local Plan 1996 for the 
delivery of approximately 50 homes. We therefore submit that in order for the emerging Local 
Plan to be found sound, our client’s site should be a residential allocation within the emerging 
LPP2, to support the delivery of the site in the future, and to enable Irthlingborough’s 
residential housing needs to be met.  
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4 Other Observations 
4.1 Introduction 

4.1.1 In this section of our representation, we provide our brief observations in respect of other 
emerging LPP2 policies, insofar as they relate to our client’s proposed scheme at Addington 
Road in Irthlingborough.  

4.2 Policy EN1: Spatial Development Strategy 

4.2.1 We are pleased to note that section 1a of draft Policy EN1, as currently worded, states that: 

“Development will be focused upon the major committed development sites at 
Irthlingborough (including Crow Hill), Raunds and Thrapston. Further development at 
these towns will focus upon urban reimagination, to support job creation, regeneration 
and to secure and enhance the local service base.” 
 

4.2.2 As discussed in earlier sections of this representation, our client’s site at Addington Road is 
identified as a committed site which forms part of the Council’s latest housing land supply 
trajectory. As such, we are pleased to note that it is a location where the principle of 
development is supported by ENC. 

4.2.3 The current planning application, for the development of 54 no. affordable dwellings at the 
site, is supported by a Planning Statement which includes an economic infographic. The 
infographic demonstrates that the site is expected to bring the following benefits that will 
support job creation and secure and enhance the local service base, in accordance with draft 
Policy EN1: 

 100 full-time equivalent construction jobs per annum (over the one year build programme); 
 150 full-time equivalent supply chain jobs; 
 £275,000 first occupation expenditure (spending to make a house “feel like a home”); 
 £382,000 resident expenditure per annum; and   
 7 jobs supported from increased expenditure in the local area.   

4.2.4 We therefore submit that residential development at our client’s site would support the delivery 
of this policy.  

4.3 Policy EN2: Settlement boundary criteria – urban areas 

4.3.1 We support the general trust of Policy EN2, which states that infill development will generally 
be supported in the urban areas, as defined by Policy EN1(1), where it meets the following 
criteria: 

a) Small in scale, relative to an otherwise substantially built up frontage; 
b) Well related to the urban area (existing or committed); 
c) Clearly distinct from the countryside physically and visually; 
d) Bounded by compatible development (existing or committed); 
e) For land on periphery of towns, bounded by compatible existing or committed 

development on at least two sides, which should be adjoined by a road (or other strong 
and distinct physical feature); 

f) Unlikely to be of any beneficial use as open land, including for agriculture; or 
g) Committed for development by way of an extant planning permission or development 

plan allocation. 
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4.3.2 To this effect, our client’s site should be considered as an infill site give its strong relationship 

to Irthlingborough. As identified on the below extract from the emerging LPP2 Policies Map for 
Irthlingborough, the Addington Road site meets all of the physical criteria set out at criteria a-e 
of Policy EN1(1). In terms of criteria f and g, the site comprises vacant scrubland which is 
committed for development by way of an allocation within the Local Plan 1996.  

Figure 4.1: Extract from Emerging Policies Map: Irthlingborough Inset with Location of 
our Client’s site Shaded Orange 

 
4.3.3 We are concerned that the emerging LPP2 Policies Map does not continue to formally allocate 

our client’s site for development and when LPP2 replaces the Local Plan 1996, the Council’s 
support for the principle of development at the site will also be relinquished. As such, if the 
Council is to continue to rely upon our client’s site being included as a commitment within its 
housing land supply, it is essential that the site is specifically carried forward as an allocation 
within the emerging LPP2. We therefore request that the emerging Policies Map be updated to 
formally identify our client’s site as a residential allocation.  

 



East Northamptonshire Local Plan Part 2: Pre-Submission Draft Consultation  
Representation in Respect of Addington Road, Irthlingborough  
 

11 
 

5 Summary and Conclusions 
5.1.1 In this representation, we have provided our observations in relation to the pre-submission 

draft version of the East Northamptonshire Local Plan Part 2, on behalf of Countryside 
Properties.  

5.1.2 Countryside Properties controls land east of Addington Road in Irthlingborough, which is 
currently the subject of a live planning application for the development of 54 no. affordable 
dwellings (ref: 20/01272/FUL). 

5.1.3 Whilst the application site is allocated for residential development within the saved policies of 
the East Northamptonshire District Local Plan 1996, the site is not currently designated for any 
particular purpose within the emerging Local Plan. Following discussion with officers, we 
understand that this is because of the lack of progress in developing the site since it was 
originally allocated for development. However, significant progress has been made in bringing 
forward the site for development in recent years, including two major planning applications for 
residential development, the most recent of which is currently pending determination. It is 
therefore evident that the market considers the site to be a developable residential 
opportunity.  

5.1.4 If the emerging Local Plan is to be found sound, and the Council is to continue to rely upon 
our client’s site as forming a component its it housing land supply for Irthlingborough, it is 
crucial that our client’s site is carried forward as an allocation within the emerging Local Plan 
Part 2. 

5.1.5 Our client’s site represents a deliverable residential development opportunity, which is capable 
of coming forward for development in the short-term. Consequently, we recommend that our 
client’s site should remain as an allocation for residential development within the emerging 
LPP2. The allocation of our client’s site, as well as other sites which the Council is relying on 
to meet its residual housing needs, will ensure that the plan is positively prepared and 
effective in terms of its ability to support the delivery of these sites during the course of the 
plan period.  


