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1 INTRODUCTION 
 Context 
 Gladman welcomes the publication of the Council’s Pre-Submission Draft Local Plan 

Part 2 under Regulation 19, inviting representations on the proposed submission 
documents from 5 February 2021 until 19 March 2021.  This submission provides 
Gladman’s representations and builds on our comments made at the previous stages 
of the plan making process as follows: 

 East Northamptonshire Local Plan Part 2 (Site Specific Policies) Regulation 18 
Consultation (representations submitted March 2017) 

 Draft East Northamptonshire Local Plan Part 2, 2011-2031 (representations 
submitted November 2018) 

 East Northamptonshire Local Plan Part 2: Draft Plan Consultation Interim 
Sustainability Appraisal Report - Strategic Options for Oundle (representations 
submitted February 2018) 

 East Northamptonshire Planning Policy Consultations: Rushden Sustainable 
Urban Extension Draft Masterplan Framework Document; Proposed Additional 
Site Allocation: Rushden Lakes West; and, Proposed Specialist School Site: 
Higham Parish (representations submitted March 2020)  

 East Northamptonshire Local Plan Part 2 Additional Sites Consultation (Rushden), 
(representations submitted November 2020) 

 Gladman specialise in the promotion of strategic land for residential development 
and associated community infrastructure and have considerable experience in 
contributing to the development plan preparation process, having made 
representations on numerous planning documents throughout the UK and 
participated in many Examinations in Public. 
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 As previously submitted to the Council during the plan making process, Gladman 
wishes to promote its land interests in East Northamptonshire though the local plan 
making process and these representations therefore refer to the following sites: 

 Land at Slaters Lodge, Higham Ferrers (Rushden East) 

 Land at Stamford Road, Easton on the Hill 

 Land at Denford Road, Ringstead 

 Further details of these sites are provided in the sections that follow. 

 Summary of Representations 
 The National Planning Policy Framework sets out four tests that must be met for Local 

Plans to be considered sound. In this regard, we submit that in order to prepare a 
sound plan it is fundamental that it is:  

 Positively Prepared – The Plan should be prepared on a strategy which seeks to 
meet objectively assessed development and infrastructure requirements 
including unmet requirements from neighbouring authorities where it is 
reasonable to do so and consistent with achieving sustainable development. 

 Justified – the plan should be an appropriate strategy, when considered against 
the reasonable alternatives, based on a proportionate evidence base. 

 Effective – the plan should be deliverable over its period and based on effective 
joint working on cross-boundary strategic priorities; and 

 Consistent with National Policy – the plan should enable the delivery of 
sustainable development in accordance with the policies in the Framework. 

 The ENC Local Plan Part 2 is being prepared as a subsidiary plan to the North 
Northamptonshire Joint Core Strategy, July 2016 (NNJCS).  As a result, this limits the 
scope of this Plan by necessitating consistency between its policies and those 
contained in the adopted NNJCS.  
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 The following table provides a summary of the representations being made by 
Gladman at the Regulation 19 stage of the plan making process.  It is requested that 
we are provided with the opportunity to discuss the issues that we have raised within 
these representations further at any relevant Examination hearings that follow the 
submission of the Plan to the Secretary of State. 

Policy / issue  Sound/Unsound  Test  of 
Soundness 

Reason  Evidence 

Sustainability 
Appraisal 

N/A  N/A  Alternative options  to  those set 
out in Policy EN33 and the Draft 
Rushden  East  Masterplan 
Framework Document have not 
been  tested  through  the 
sustainability  appraisal  process.  
The  Rushden  East  SUE  site 
boundary  and  the  associated 
Masterplan  Framework 
Document  (MFD)  should  have 
been  developed  and  refined 
through  a  process  that  fully 
considered  the  inclusion  of  all 
available  land within  the  broad 
area  contained  in  the  adopted 
JCS Policy 33  

 

Sustainability Appraisal 
Report, January 2021 

 

Sustainability Appraisal 
of  the  North 
Northamptonshire 
Joint Core Strategy 

Spatial 
Development 
Strategy 
(LPP2  Section 
4.0) 

Unsound  Justified 

Consistent 
with  National 
Policy 

Further consideration should be 
given through the Part 2 Plan to 
the  housing  needs  of  large 
villages,  recognising  the 
sustainability credentials of new 
housing  in  these  locations 
through  their  ability  to  address 
local  needs;  and,  maintain  and 
develop  local  community 
services/infrastructure.   

NPPF 

PPG 

Policy  EN28: 

Land  east  of 

the  A6/ 

Bedford Road, 

Rushden 

 

Unsound  Justified
 
Consistent 
with  National 
Policy 

The  proposed  approach  to 
introduce an additional strategic 
direction for growth at Rushden 
is beyond the remit of the Local 
Plan  Part  2.    The  proposed  site 
impacts  on  the  strategic 
infrastructure  requirements 
established  by  the  NNJCS  and 
forms  part  of  a  strategic  scale 
proposal,  as  set  out  in  the 
Council’s  document  East  of 
Rushden  Assessment  of 

NNJCS, July 2016 

North 
Northamptonshire 
Infrastructure  Delivery 
Plan  (2015  and  2017 
versions) 
 
Rushden  Assessment 
of  Additional 
Development  Options, 
September 2020. 
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Additional  Development 
Options, September 2020. 

 

 

Policy  EN17: 

Land  south of 

Chelveston 

Road, Higham 

Ferrers 

 

N/A  N/A  Gladman welcome the inclusion 
of the proposals at land south of 
Chelveston  Road,  Higham 
Ferrers.    These  proposals  are 
located  close  to  the broad area 
of Rushden East SUE and present 
an  opportunity  to  consider 
mechanisms to enable improved 
permeability  and  connectivity 
between education facilities and 
future  development  within  the 
broad area for the Rushden East 
SUE  through  the  Council’s 
masterplanning process. 

 
Rushden  East 
Masterplan 
Framework Document 

Policy  EN32: 

Self  and 

custom  build 

housing 

Unsound  Justified 

Consistent 
with  National 
Policy 

Evidence  is  required  to 
demonstrate  that  the 
percentage requirement for self‐
build  and  custom  build  plots 
represents a justified approach. 

NPPF 

PPG 

Policy  EN33: 

Rushden  East 

Sustainable 

Urban 

Extension 

 

and 

 

Appendix  6: 

Draft Rushden 

East  SUE 

Masterplan 

Framework 

Document 

Unsound  Positively 
Prepared 

Justified  

Effective 

Consistent 
with  National 
Policy 

 

Gladman  support  the  intention 
to allocate land for the Rushden 
East  SUE  through  LPP2  Policy 
EN33.   

Notwithstanding this, the extent 
of  the  site  boundary  that  is 
proposed by  the policy  and  the 
Masterplan  Framework 
Document  (MFD)  has  not  been 
justified.    

The proposed policy wording of 
EN33 does not reflect and build 
upon  all  of  the  parameters  for 
the  site’s development  that are 
established through the adopted 
NNJCS Policy 33. 

The policy status of the Appendix 
6:  Masterplan  Framework 
Document  is  unclear,  and  this 
requires clarification. 

A  number  of  specific  policy 
requirements  are  contained 
within the MFD, which should be 
brought  into  the  wording  of 
Policy  EN33  to  ensure  that 
associated  requirements  are 
unambiguous. 

NPPF 

PPG 

NNJCS 

LPP2 

Rushden  East 
Masterplan 
Framework Document 
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 As a stakeholder with a land interest in the broad location that is defined for the 
Rushden East SUE within the NNJCS, Gladman continues to seek positive engagement 
with the Local Planning Authority to shape the future development proposals for the 
SUE as outlined in NNJCS. 

 In this regard, we would welcome the opportunity to discuss our ongoing concerns 
with the Council with a view to reaching common ground on the issues contained in 
our representations.  We are of the view that this approach will be beneficial as part 
of the later stages of the plan making process and has the potential to assist any 
forthcoming Examination in Public.  

 

  

The Land at Slaters Lodge should 
be  integrated  within  the  policy 
proposals  through  main 
modifications to Policy EN33 and 
the  Masterplan  Framework 
Document to ensure consistency 
with  NNJCS  Policy  33  and  the 
NPPF.    

Table  29: 

Performance 

indicators and 

targets  for 

monitoring  – 

EN33 

indicators and 

targets 

unsound  Positively 
Prepared 

Justified  

Effective 

Consistent 
with  National 
Policy 

 

The  monitoring  framework 
should  include  indicators 
relating  to  the  delivery  of  key 
elements  of  the  SUE.    This 
includes  the  specific 
requirement  to  allow  the 
opportunity  for  further 
development beyond its current 
scale through safeguarding  land 
and  access  opportunities.    The 
delivery of primary road linkages 
to  the  Land  at  Slaters  Lodge  is 
therefore  a  central  policy 
outcome  that  requires 
monitoring as proposals for SUE 
development are consented and 
built out. 

NPPF  

PPG 

NNJCS 
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2 LEGAL COMPLIANCE  
 Duty to Cooperate  
 The Duty to Cooperate is a legal requirement established through Section 33(A) of 

the Planning and Compulsory Purchase Act 2004, as amended by Section 110 of the 
Localism Act. It requires local authorities to engage constructively, actively and on an 
ongoing basis with neighbouring authorities on cross-boundary strategic issues 
throughout the process of Plan preparation. As demonstrated through the outcome 
of the 2020 Sevenoaks District Council Local Plan examination and subsequent 
Judicial Review, if a Council fails to satisfactorily discharge its Duty to Cooperate, this 
cannot be rectified through modifications and an Inspector must recommend non-
adoption of the Plan. 

 Whilst Gladman recognise that the Duty to Cooperate is a process of ongoing 
engagement and collaboration, as set out in the Planning Practice Guidance (PPG) it 
is clear that it is intended to produce effective policies on cross-boundary strategic 
matters. In this regard, East Northamptonshire must be able to demonstrate that it 
has engaged and worked with neighbouring authorities, alongside their existing joint 
working arrangements, to satisfactorily address cross-boundary strategic issues, and 
the requirement to meet any unmet housing needs. This is not simply an issue of 
consultation but a question of effective cooperation. 

 The revised Framework (2019) has introduced a number of significant changes to how 
local planning authorities are expected to cooperate including the preparation of 
Statement(s) of Common Ground (SoCG) which are required to demonstrate that a 
plan is based on effective cooperation and has been based on agreements made by 
neighbouring authorities where cross boundary strategic issues are likely to exist. The 
revised Framework (2019) sets out that local planning authorities should produce, 
maintain, and update one or more Statement(s) of Common Ground (SoCG), 
throughout the plan making process1. The SoCG(s) should provide a written record 

 
1 PPG Reference ID: 61-001-20180913 
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of the progress made by the strategic planning authorities during the process of 
planning for strategic cross-boundary matters and will need to demonstrate the 
measures local authorities have taken to ensure cross boundary matters have been 
considered and what actions are required to ensure issues are proactively dealt with. 

 Whilst this is a Part 2 Local Plan, there remains a requirement to ensure that the Duty 
is being fulfilled by ensuring that its preferred approach is in conformity with the 
adopted North Northamptonshire Joint Core Strategy.  This is particularly pertinent 
given the alternative strategic approach that is being proposed by the LPP2 through 
the identification of an additional strategic direction of growth at Rushden. 

 Sustainability Appraisal / Strategic Environmental Assessment 
 In accordance with Section 19 of the 2004 Planning and Compulsory Purchase Act, 

policies set out in Local Plans must be subject to Sustainability Appraisal (SA). 
Incorporating the requirements of the Environmental Assessment of Plans and 
Programmes Regulations 2004 (“the 2004 Regs), SA is a systematic process that 
should be undertaken at each stage of the Plan’s preparation, assessing the effects 
of the Local Plan’s proposals on sustainable development when judged against 
reasonable alternatives.  Specifically, regulation 12 requires the SA to “describe and 
evaluate the likely significant effects on the environment” of “implementing the plan” 
and “reasonable alternatives taking into account the objectives and the geographical 
scope of the plan or programme”. In addition, paragraph 8 of Schedule 2 to the 2004 
Regs requires reasons to be given for selecting the alternatives taken forward in the 
proposed plan. 

 East Northamptonshire Council must therefore ensure that the results of the SA 
process clearly justify its policy choices. In addressing the requirements of the NNJCS, 
it should be clear from the results of the assessment why some policy options have 
been progressed, and others have been rejected. Undertaking a comparative and 
equal assessment of each reasonable alternative, the decision making and scoring 
associated with the East Northamptonshire Local Plan Part 2 should be robust, 
justified and transparent. 
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 Breach of the 2004 Regs and/or unsound approach to the 
identification of objectives 

 In its overview section at paragraph 2.1.2, the Council’s SA Report indicates that the 
NNJCS contains strategic site allocations, including the Rushden East SUE.  The SA 
proceeds on the basis that this issue has already been “fixed” by the NNJCS.  However, 
this is not the case.  The NNJCS has however established the broad area for the 
Rushden East SUE. As such, a reasonable alternative for meeting the objectives of the 
plan (which include meeting housing need) – and which is manifestly within the 
geographical scope of the plan – would have been to allocate different land (such as 
Slaters Lodge) within the Rushden East SUE. Yet despite being an obvious reasonable 
alternative this has not been assessed and, in so far as it has, no reasons have been 
given for rejecting the allocation of Slaters Lodge in favour of the other land allocated 
in the Rushden East SUE by Policy EN33. There has therefore been a breach of 
regulation 12 and/or paragraph 8 of Schedule 2 to the 2004 Regulations. 

 Further or alternatively, the objectives set out in the SA are unsound because they fail 
to recognise that a central purpose of the LPP2 is to further investigate and refine the 
broad area for the Rushden East SUE that is defined by the adopted NNJCS that fully 
considers the policy guidance that is provided within NNJCS Policy 33.  There needs 
to be consistency with the NNJCS through this process and therefore full 
consideration must be given to all available land within the broad area that has been 
categorically identified within the NNJCS as the most sustainable option for the future 
development of Rushden, providing a major opportunity for a high quality, cohesive 
and distinctive sustainable urban extension2.   

 The Land at Slaters Lodge has consistently been promoted to ENC through Gladman’s 
representations and communications with the Council as being available for 
allocation as an integral component of the Rushden East SUE.  The land is within the  
Rushden East SUE’s broad area and its potential for inclusion within the SUE boundary 

 
2 Paragraph 10.20, North Northamptonshire Joint Core Strategy 
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and the masterplan proposals should therefore have been a central consideration 
through the production of the LLP2, the SUE Masterplan (Appendix 6 of LPP2) and 
the SA process.  The land can form part of a comprehensive masterplan to maximise 
the delivery homes alongside employment uses from the early stages of the delivery 
of development from the A6/John Clark Way Roundabout, which can be brought 
forward concurrently with development at the south to be accessed via the A6 / 
Newton Road Roundabout. 

 The SA does not consider any alternative options for the SUE’s boundary beyond that 
which has been identified as the preferred option.  Reasonable alternatives that 
include Land at Slaters Lodge should have been fully investigated through the plan 
making process and its SA, to support any decision on the preferred option for the 
boundary to be included within Policy EN33. 
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3 EAST NORTHAMPTONSHIRE COUNCIL LOCAL PLAN PART 
2 

  Background  
 The North Northamptonshire Joint Core Strategy was formally adopted in July 2016 

and sets out the long-term strategic vision and policies to guide development across 
the districts of East Northamptonshire, Kettering, Corby and Wellingborough. The 
districts are due to be replaced by a Unitary North Northamptonshire Council on 1 
April 2021.  

 The East Northamptonshire Local Plan Part 2 is being prepared within the context of 
the adopted NNJCS and its content must therefore be drafted in a manner that 
ensures that it conforms with the strategy for the future development of the area that 
is already in place. 

 The sections that follow below include specific comments from Gladman on the 
Council’s Pre-Submission Draft Local Plan Part 2 that has been published under 
Regulation 19. 

 Spatial Development Strategy (LPP2 Section 4.0) 
 The LPP2 identifies functional roles for a range of rural settlements through policies 

EN1, EN2, EN3, EN4 and EN5.  The spatial development strategy recognises that the 
eight largest freestanding villages within the district are significantly larger than other 
villages located in East Northamptonshire and may have the ability to accommodate 
additional growth.  The LPP2 anticipates that such development would be brought 
forward through the neighbourhood planning process.   

 With regard to rural settlements, the proposed spatial approach for the rural area 
should build on the generic spatial strategy that is contained within the Joint Core 
Strategy.  It is noted that the LPP2 is seeking to enhance the rural spatial strategy set 
out in Policy 11(2) of the Joint Core Strategy, by identifying a more detailed 
settlement hierarchy based on specific local evidence.  It is considered important that 
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the policies within the LPP2 respond positively to this evidence and in particular that 
they support the ‘Large Villages (freestanding)’ in maintaining and enhancing their 
role over the remainder of the plan period, fully recognising the need to support the 
development and maintenance of local services and the need to remain responsive 
to local circumstances.   

 The spatial development strategy should seek to ensure that local development 
needs are identified and met over the plan period in those rural settlements that have 
not currently been provided with a specific growth requirement.   The process of 
identifying and meeting these localised needs would also directly contribute towards 
maintaining district wide supply figures. Paragraph 77 of the Framework is clear that 
for rural areas, planning policies and decisions should be responsive to local 
circumstances and support housing developments that reflect local needs.  Paragraph 
78 of the Framework seeks to ensure that sustainable development is promoted in 
rural areas, identifying that housing should be located where it will enhance or 
maintain the vitality of rural communities and the need for policies to identify 
opportunities for villages to grow and thrive, especially where this will support local 
services.  The intention to resist proposals for sustainable forms of development 
beyond the extent of the current built up areas is not considered to be consistent 
with national policy in this regard and appears to be dependent upon the preparation 
of neighbourhood plans which are optional and will not necessarily be brought 
forward for all settlements.  Where a neighbourhood plan has not been brought 
forward (or is no longer up to date), the Part 2 Plan should fully consider and seek to 
address the needs of those rural settlements.  Consideration should also be given to 
the need to establish a housing requirement figure for neighbourhood areas, 
underpinned by relevant and up-to-date evidence having regard to national policy, 
including paragraphs 31 and 66 of the Framework.   

 Gladman is promoting sites that have the potential to support local needs at Easton-
on-the-Hill and Ringstead, further details of which can be found in Section 3.8  below. 
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 Policy EN17: Land south of Chelveston Road, Higham Ferrers 
 The site is located at the junction of Chelveston Road and Newton Road, close to the 

proposed northern boundary of the Rushden East SUE where land is identified as a 
catalyst for new employment uses and the Northern Neighbourhood Local Centre.  
As a result, Gladman consider the proposed specialist school site to be well located 
and that the opportunity exists to improve the links between this proposal,  the 
adjacent community facilities, the employment and neighbourhood centre proposals 
within the SUE and along Newton Road to the Land at Slaters Lodge within the SUE’s 
broad area.  This should form an important consideration in the finalisation of the 
boundary and the Masterplan Framework for the Rushden East SUE to ensure that 
these land uses can be successfully integrated alongside the wider growth proposals 
in this part of Rushden / High Ferrers. 

 Policy EN28: Land east of the A6/ Bedford Road, Rushden 
Introduction 

 The LPP2 seeks to introduce an additional strategic direction for growth at Rushden 
through Policy EN28. The process of identifying this site has been informed by two 
site assessment documents “Local Plan Part 2 - Additional Housing Site Assessments, 
December 2019” and “Local Plan Part 2 Background Paper: Assessment of alternative 
site options – Rushden Growth Town, September 2020”. The site selection process 
initially identified Land at Rushden Lakes West as the Council’s preferred option, but 
this conclusion has since been superseded by Land east of the A6/Bedford Road, 
Rushden following representations made to the Council by Natural England and the 
Local Wildlife Trust. The allocation of this site is considered unsound for the reasons 
set out below: 

a) Inappropriate introduction of a major new strategic direction for growth 

 Whilst it is noted that the NNJCS affords some flexibility regarding the identification 
and allocation of smaller greenfield sites at the growth towns through individual Part 
2 Local Plans, the Rushden Lakes West and Bedford Road options would both form 



East Northamptonshire Local Plan Part 2 (Regulation 19) 

 

 

14 
 

new strategic directions for growth that would be better placed forming part of a 
review of the wider NNJCS given the strategic impact that they would have. Indeed, 
allocating the EN28 at this stage risks unhelpfully predetermining the review (which 
is due very soon – later in 2021) and it also falls outside the scope and purpose of the 
LPP2. 

b) Undermines sustainable direction for growth identified in the NNJCS 

 Significant work and consideration were undertaken at the NNJCS stage to identify 
the most sustainable direction for growth, with the Inspector who examined the 
NNJCS in 2015 concluding that the proposed spatial strategy which concentrates “on 
existing towns and a series of deliverable SUEs represents the most suitable and 
sustainable strategy for the area over the plan period” (para 91, NNJSC Inspector’s 
Report, 22 June 2016). This direction should therefore be respected by the LPP2. As 
such, the starting point (at the very least) should be for the allocation of a site such 
as Slaters Lodge which has already been identified as lying in the direction considered 
most sustainable for growth, rather than a site such as that allocated by EN28 which 
lies in a different direction altogether. 

c) Flawed reasoning for departing from the most sustainable direction for growth 

identified in the NNJCS 

 It seems the Council’s primary reason for departing from the sustainable direction for 
growth identified in the NNJCS is that the site allocated by Policy EN28 can be 
delivered independently of the Rushden East SUE. In reality, however, that is not the 
case because both the land within the proposed SUE boundary (and other land within 
its broad area such as Slaters Lodge) and that allocated by Policy EN28 rely on much 
the same strategic infrastructure. Therefore, if the necessary infrastructure is not 
secured neither area can be delivered. It follows that there is no sound reason for 
preferring the site allocated by Policy EN28 to Slater’s Lodge (and, indeed, good 
planning indicates strongly that Slater’s Lodge is preferable given that it lies in the 
most sustainable direction for growth as identified by the Council’s NNJCS and can 
be enabled through the masterplanning process). 
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d) The proposed allocation fails to facilitate the delivery of the Rushden East SUE as 

the NNJCS requires 

 A fundamental purpose of the LPP2 and its Masterplan Framework Document is to 
enable the delivery of development within the broad area for the SUE that has been 
identified within the adopted NNJCS. In order to do so, it must enable the timely 
delivery of suitable and logically routed internal highways, community infrastructure 
and wider strategic infrastructure in a manner that does not prejudice the 
implementation of the whole development and any future growth.  

 With appropriate amendments to the Council’s LPP2 and its proposed 
masterplanning, development at Slaters Lodge can contribute positively towards the 
SUE’s development within the plan period. The land is well located in the context of 
the infrastructure planned within the SUE’s proposed northern neighbourhood, 
including land identified for the delivery of a local centre and employment uses to be 
accessed via the John Clark Way / A6 Roundabout. The land can also be connected 
to Newton Road and the southern neighbourhood of the SUE. The role of the Land 
at Slaters Lodge within the Rushden East SUE is discussed further in section 3.6 below 
in response to Policy EN33 and the Council’s Masterplan Framework Document. 

 Policy EN32: Self and custom build housing 
 Gladman support the provision of self-build and custom build plots and the position 

that is set out through Policy 30 of the Joint Core Strategy, which provides support 
and encouragement for such plots.  However, policies within local plans should not 
prescribe a specific percentage of plots to be made available on all sites above a 
certain threshold without clear evidence as to why these thresholds have been set 
and of the level demand for such products in the locality. This approach merely 
changes housing delivery from one form of product to another and could effectively 
delay plots from contributing to the housing land supply. 
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 Policy EN33: Rushden East Sustainable Urban Extension and 
Appendix 6: Draft Rushden East SUE Masterplan 

 Gladman are promoting land at Slaters Lodge on behalf of the landowners.   

 

Figure 1: Land at Slaters Lodge  

 This land forms an integral component of the broad strategic location for the 
Rushden East Sustainable Urban Extension (SUE), as defined within NNJCS Policy 33 
and the associated Figure 23.  Accordingly, the land is located within the most 
sustainable option for the future development of Rushden3 and Gladman’s proposals 
for its development as an integral component of the SUE would positively contribute 
towards the delivery of a high quality, cohesive and distinctive SUE development.  The 
site is both suitable, available and deliverable for development as part of the Rushden 
East SUE.  Furthermore, the land is well located within the wider context of the SUE 
site, being close to the existing A6 roundabout at John Clark Way and the proposed 
employment and community facilities within the emerging Masterplan.  The site can 

 
3 Paragraph xx, North Northamptonshire Joint core Strategy 
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and should form an integral part of the Policy EN33 site boundary and the Appendix 
6: Masterplan Framework Document.  Its location provides the clear ability to deliver 
new homes from an early stage of the development of the northern portion of the 
SUE during the plan period to 2031, whilst supporting the development of key 
infrastructure associated with the wider SUE.   

 In its current form, the proposed Policy EN33 is silent on several important planning 
application requirements for the Rushden East SUE.  Whilst the Masterplan 
Framework Document provides some useful planning applications requirements 
which look to form statements of policy, the intended status of the Masterplan 
Framework Document within the Development Plan is unclear.   Guided by the 
general requirements provided by the NNJCS, detailed requirements should be 
included within Policy EN33 in order to avoid a piecemeal approach to the site’s 
development, for example: 

 Specific requirements for employment development 

 Specific infrastructure requirements 

 Phasing requirements 

 Heritage considerations 

 The need to support a well designed network of grid streets 

 The need for planning applications within the SUE to demonstrate that they 
do not prejudice growth from being delivered across land ownerships by 
enabling direct connections by way of primary road infrastructure and green 
infrastructure. 

 It remains of key importance to the delivery of housing and employment land over 
the plan period (and beyond) that the Council moves forward with LPP2 policies and 
a Masterplan Framework for the SUE in a manner that will maximise the Rushden East 
SUE’s delivery potential for a mix of land uses. Gladman is therefore seeking a 
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commitment through the wording of Policy EN33 and the Masterplan Framework 
Document that ensures:  

 That the Slater’s Lodge land is fully considered and integrated within the 
masterplan proposals; 

 That multiple points of access are required to the Slater’s Lodge Land directly 
from primary roads within the site to ensure that a grid of connected streets 
can be delivered; and  

 That planning application requirements are included in Policy EN33 that 
enable the timely and logical delivery of the SUE, including the development 
of the Slaters Lodge land.   

 NNJCS Policy 33 indicates that a masterplan will be prepared in consultation with the 
local community and stakeholders and that this will be agreed by the local planning 
authority. Policy 33 also makes clear that the masterplan was supposed to define 
development boundaries and policy expectations for inclusion in the Part 2 Local Plan 
covering Rushden or the preparation of a planning application for development of 
the SUE.  Importantly, such an approach was considered necessary because land 
within the area that has been defined as the SUE’s ‘broad area of search’ is recognised 
as being in multiple ownership and as a result, there is a need for a clear and 
comprehensive strategy (i.e. a masterplan to be agreed by all of the parties involved) 
to guide development and to avoid what is described in the NNJCS as a piece-meal 
approach which risks compromising the deliverability of the SUE.   Indeed, paragraph 
1.1.7 of the Masterplan Framework Document recognises that the SUE will be 
delivered by different developers and specifically highlights the need for planning 
applications to clearly demonstrate how infrastructure connects across different 
ownerships, avoiding ransom situations that would prevent or delay the delivery of 
new homes and jobs.  The Masterplan’s raison d'être (and that of Policy EN33) is to 
provide a framework that will positively support the delivery of a mixed use 
development within a broad area in which there are a number of land ownerships 
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and for its preparation to be shaped alongside parties with a land interest taking into 
account the parameters already set out in NNJCS Policy 33.   

 By definition, the terms ‘broad’ and ‘broad area’ refer to an area that is large in 
expanse, covering a wide scope and hence the identification of a broad area of search 
within the NNJCS reflects the need for this wide area to be fully explored for its 
availability and development potential when setting the boundary for the SUE, in 
refining the parameters for the development and in safeguarding the potential for 
development beyond the scale that is currently identified.   

 Strategic growth at Rushden should be brought forward on land that is available 
within the broad area of search that is identified within the NNJCS with the full 
integration of the Land at Slaters Lodge.   As currently proposed, Policy EN33 and the 
Appendix 6: Draft Masterplan Framework Document is seeking to move away from a 
process of refining a broad area of search (as is required by Policy 33 of the NNJCS 
and explained in the Plan’s supporting text at Paragraph 10.20) by suggesting that it 
would suffice for the proposals to fall broadly into the area identified by the  indicative 
boundary in Policy 33 of the JCS .  Had the broad area of search have been intended 
to be ‘indicative’, then Policy 33 and the associated supporting text would have 
referred to the area as such, the fact that is does not clearly points to the starting 
point of the masterplanning process being the need to identify available land within 
the ‘Broad Area of Search’ for the delivery of the Rushden East SUE and creating the 
framework to fully support and enable its timely delivery. 

 The proposed approach to exclude the land at Slaters Lodge from the SUE boundary 
does not appear logical in the context of a masterplanning exercise that was intended 
to establish development boundaries within a broad area that is well-defined within 
the NNJCS and to facilitate the development of a site that is recognised to be in 
multiple ownership.  Particularly when Land at Slaters Lodge is available now and is 
well positioned to support delivery at the early stages of the delivery of the northern 
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neighbourhood within the SUE4.  Furthermore, the proposed form and disposition of 
land uses5 within the Masterplan should naturally have led to the reconsideration of 
the capacity of land within the SUE’s broad area to accommodate development. 

 The evolution and establishment of a proposed SUE boundary should be viewed as a 
critical element of the masterplanning process.  The methodology for the preparation 
of the Masterplan should be shaped by the NNJCS, which directs the Council to work 
with site promoters within the broad area of search, which includes Gladman, and not 
solely with the parties that the Council considers to form a “Main Development 
Consortium”.  There is no justification provided for the exclusion of Land at Slaters 
Lodge from the SUE boundary within the Masterplan Framework Document, or 
conversely why the boundary that has been proposed has been selected, the SA 
Report is also silent on any testing of a preferred option against the reasonable 
alternatives.  The absence of Land at Slaters Lodge from the SUE boundary represents 
an illogical omission when contrasting the broad area for the SUE with the boundary 
that is being proposed.  Furthermore, the proposed SUE boundary excludes land that 
is identified within the broad area that is contained within NNJCS yet includes an 
extensive tract of land outside of that area to the south and east.  Whilst the plan at 
Figure 2.1 of the Masterplan Framework Document suggests that the area beyond 
the NNJCS’s broad area to the south will be retained as open space, it becomes 
apparent that this will not be the case at Figure 2.2, which shows that the built form 
of the SUE is proposed to extend well beyond the broad area to the south and east.   

 It is of key importance to housing delivery over the plan period that the Council 
moves forward with a Masterplan Framework for the SUE in a manner that will 
maximise the site’s delivery potential.  This includes the need to support early and 
sustained delivery from both of the principle points of access from the A6.  Notably, 
the delivery of the northern access at John Clark Way has the ability to support both 
employment and housing delivery alongside community infrastructure, which can be 

 
4 Phasing of development, Page 57, Rushden East Masterplan Framework Document 
5 Section 2.1, Rushden East Masterplan Framework Document 
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boosted further by supporting housing delivery within the Slaters Lodge Land. 
Gladman therefore seek certainty through the emerging planning policies that access 
can be secured to Land at Slaters Lodge through the Council’s Policy EN33 and 
masterplanning process; that the Slaters Lodge land is fully integrated within the 
masterplan proposals; and, that the final version of the Masterplan Framework and 
its associated planning application requirements enable the timely and logical 
delivery of land to be accessed via the existing roundabout on the A6 at John Clark 
Way.   

 Our representations seek the integration of Land at Slaters Lodge within Policy EN33 
and the Council’s Rushden East SUE Masterplan Framework and highlight the need 
for Policy EN33 to unambiguously shape how connectivity between the various land 
interests will be secured in order to enable the comprehensive and timely delivery of 
a mix of land uses across the site over the remainder of the plan period to 2031 and 
beyond. 

 Appendix 1 to these representations provides examples of how the Land at Slaters 
Lodge can be integrated into the wider Masterplan proposals through the delivery of 
unambiguous connections from the primary route through the site. 

 Table 29: Performance indicators and targets for monitoring 
 Further to our representations regarding the need to integrate Land at Slater’s Lodge 

within the Rushden East SUE proposals, the performance indicators and targets for 
implementing and monitoring the requirements of Policy EN33 and the Rushden East 
Masterplan Framework Document will need to be further expanded.  This will be 
necessary to ensure that key enabling infrastructure forms part of individual planning 
applications and associated planning decisions relating to development within the 
SUE.  It is essential that effective mechanisms and monitoring is put in place to ensure 
that the SUE is delivered in a manner that as required by NNJCS Policy 33.   
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Additional Site Submissions 

 Land at Stamford Road, Easton on the Hill 

 Land to the north of Stamford Road, Easton on the Hill is 4.56 ha (11.3 acres) in size, 
located to the west of the current built form of Easton on the Hill and contained by 
Ketton Drift to the north.  The existing field boundary to the west has the ability to 
be reinforced with additional planting. The site has the potential to deliver up to 115 
dwellings, including a variety of property types, affordable housing.  Green 
infrastructure and pedestrian connectivity can also be promoted through the site.  
The site is in single ownership, the location forms the most logical extension to the 
village. 

 

       Figure 2: Land at Stamford Road, Easton on the Hill 
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 A submission to the call for sites was made informally in November 2017 and a 
development brief sent to the LPA in February 2018. The site was subsequently 
identified on the Council’s website as one of 8 “Approved Development Site 
Submissions”.  Preliminary investigations undertaken by Gladman have confirmed 
that there are no technical constraints which would prevent development from being 
brought forward on the site. 

 Land at Denford Road, Ringstead 
 The development of land west of Denford Road represents a logical and sustainable 

extension of Ringstead to meet both market and affordable housing needs. 

Figure 3 – Land at Denford Road, Ringstead 

 Land west of Denford Road, Ringstead provides an inherently suitable and sustainable 
location for residential development.  The site can be sympathetically developed to 
provide a logical extension to the settlement, reflecting the characteristics and setting 
of its location.  The site is 5.83ha, which will enable the development of up to 110 
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dwelling scheme in a location where there are no constraints or designations that 
would prevent the site from coming forward in the short-term. Green infrastructure 
and pedestrian connectivity can also be promoted through the site.  Gladman submit 
that land west of Denford Road is deliverable, as it is available now, offers a suitable 
location for development, and is achievable.  

 Gladman has engaged in the Ringstead Neighbourhood Plan preparation process 
and believe there is a need for additional community and recreational facilities in the 
settlement.  There is currently no publicly available timescale for when the Regulation 
16 stage will occur, but we are keen to continue to engage with the community.   

4 CONCLUSIONS 
 Summary 
 Gladman welcomes the opportunity to submit representations on the version of the 

East Northamptonshire Local Plan Part 2 that has been published under Regulation 
19.  

The National Planning Policy Framework sets out four tests that must be met for Local 
Plans to be considered sound. In this regard, we submit that in order to prepare 
asound plan, it is fundamental that it is: 

• Positively Prepared – The Plan should be prepared on a strategy which seeks 
to meet objectively assessed development and infrastructure requirements 
including unmet requirements from neighbouring authorities where it is 
reasonable to do so and consistent with achieving sustainable development. 

• Justified – the plan should be an appropriate strategy, when considered 
against the reasonable alternatives, based on a proportionate evidence base. 

• Effective – the plan should be deliverable over its period and based on effective 
joint working on cross-boundary strategic priorities; and 

• Consistent with National Policy – the plan should enable the delivery of 
sustainable development in accordance with the policies in the Framework. 
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 Gladman welcomes the intention to include a specific policy and masterplan for the 
Rushden East SUE within the LPP2.  However, we are concerned at the manner in 
which the site boundary has been refined from the broad area that is set out in the 
NNJCS and continue to request the integration of the Land at Slaters Lodge within 
the proposals that are being brought forward through the LPP2. 

 In addition, Gladman is promoting the following sites to the Council: 

 Land at Stamford Road, Easton on the Hill 

 Land at Denford Road, Ringstead 

 There is clear scope within the process of preparing the Part 2 Local Plan to ensure 
that the local housing needs of village communities is given further consideration and 
for further attention to be given to the need for planning policies to support local 
services in line with the requirements of national policy in respect of rural housing. 
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APPENDICES 
Appendix 1: Plans showing the Integration of Land at Slater’s Lodge into 
the Rushden East SUE 
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