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East Northamptonshire Local Plan Part 2 Examination 

Matter 2 – Spatial Strategy 

On Behalf of Vistry Homes Ltd 

Spatial Development Strategy 

3. What context does the JCS provide in terms of the scale of development required in East Northamptonshire? 
What are the specific requirements for housing, employment and town centres? Is the scale of development in 
the Plan consistent with this? 

JCS Policy 28 sets out the housing requirement of 8,400 dwellings (420dpa) between 2011-31. JCS Policy 29 then states 
that: 

“New housing will be accommodated in line with the Spatial Strategy with a strong focus at the Growth Towns as the 
most sustainable locations for development, followed by the Market Towns. Provision will be made for new housing as 
set out in Table 5.” 

JCS Table 5 then sets out the following distribution: 

 

JCS Policy 33 then allocates land to the east of Rushden for ‘around’ 2,500 dwellings. JCS Annex A then sets out the 
cumulative housing land supply, including a trajectory for East of Rushden, that suggests 100 completions in 2020/21 
and then 150dpa up to 2031, indicating a total contribution in the plan period of 1,600 dwellings. Clearly this trajectory 
has not been met and will likely result in a substantial shortfall in delivery by 2031.  

The Part 2 Plan accepts this in Table 15 by reducing the contribution to 1,200 dwellings. The latest 5-Year Housing Land 
Supply (5YHLS) Annual Position Statement Appendix 4 (ref G-02-05) suggests only 1,050 dwellings are deliverable by 
2031, assuming completions start in 2023/24. This itself is optimistic given the lack of an outline planning permission. 
Notably, there is no reference to engagement with the promoters of Rushden East in producing this latest trajectory. 

There are 49 references to Part 2 Local Plans in the JCS. Therefore, their preparation should be closely tied to the JCS. 
In particular (emphasis added): 

“9.10. The distribution of the housing requirements between settlements is set out in Policy 29 and Table 5. This reflects 
their role in the settlement hierarchy (Table 1) and identified opportunities and constraints. Part 2 Local Plans and/or 
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Neighbourhood Plans will identify sites to deliver the housing requirements for the Growth Towns, Market Towns and 
named Villages set out in Table 5. These plans may assess higher levels of housing provision at individual settlements 
where this meets identified local needs and aspirations or, in the case of Growth Towns and Market Towns, would 

meet a shortfall in deliverable sites at another settlement within the same Part 2 Local Plan area (district or, in the 
case of East Northamptonshire, the Four Towns and RNOT areas). 

9.12. The Housing Background Paper identifies capacity in excess of the strategic target of 40,000 dwellings set out in 
Policy 29. However, at the settlement level there remains a shortfall in supply in some locations relative to the 
requirements in Table 5. This will be addressed in Part 2 Local Plans.” 

Also: 

“11.10. If monitoring identifies that a policy is not working, key policy targets are not being met or the context has changed 
(for example the performance and nature of the economy), the JPU and partner local planning authorities will take 
remedial action, which may include: 

• … 
• Reviewing the evidence base for availability and deliverability of housing/employment land; 
• … 

11.11. If these actions fail to re-align delivery of outputs and outcomes then it may be necessary to consider a review of 
targets; consider changes to the allocation of employment/housing land; or consider a review of this Plan, or Part 2 Local 
Plans...” 

This policy context therefore set out that: 

• The scale and spatial distribution must broadly accord with JCS Table 5. 
• The Council is obliged to take action where JCS policies are failing, such as Policy 33 (Rushden East) to re-align 

delivery. 
• Where there is a shortfall in one Growth or Market Town, as is clearly the case in Rushden, it can be met at 

another settlement.   

4. What context does the JCS provide in terms of the distribution of development in East Northamptonshire? Is 
the proposed distribution of development in Policy EN1 in accordance with the JCS and sustainable 
development principles? 

Context is set out in response to Question 3 above. However, we would reiterate that Paragraph 9.10 of the JCS states: 

 “. The distribution of the housing requirements between settlements is set out in Policy 29 and Table 5. This reflects 
their role in the settlement hierarchy (Table 1) and identified opportunities and constraints.….. These (Part 2) plans may 
assess higher levels of housing provision at individual settlements where this meets identified local needs and aspirations 
or, in the case of Growth Towns and Market Towns, would meet a shortfall in deliverable sites at another settlement 
within the same Part 2 Local Plan area.”.” 

It is clear form paragraph 9.10 that although Policy 29 and Table 5 set out how growth should be distributed, Part 2 plans 
can deviate from this strategy where there is a shortfall in deliverable sites in a particular District. , In this regard, the 
shortfall in land supply recognised in question 3 necessitates a full assessment of the reasonable alternatives for 
accommodating this growth, which we do not believe has happened with the continued reliance on sites at Rushden. 
This appears to be clarified in analysis of the supporting text from paragraph 8.34 of the Part 2 Local Plan.  

As is addressed in relation to Matter 5, this is inflexible and unrealistic given the delays already affecting Rushden East 
with many of the ecological and highways issues affecting it likely to equally apply to all proposed allocations in Rushden 
and Higham Ferrers, potentially making the additional growth unsustainable. The approach is not justified by the JCS 
and is therefore unsound. 
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Additionally, Policy EN1 of the Part 2 Plan is inconsistent with the JCS and unjustified as: 

• It appears to elevate Higham Ferrers above the other Market Towns of Irthlingborough, Raunds Thrapston and 
Oundle.  

• It indicates that any unmet need in Higham Ferrers will be automatically directed to Rushden. 
• It effectively ‘blocks’ the four other Market Towns from assisting in addressing the already identified shortfall in 

Rushden. 

The sound approach would be to consider all alternative options for accommodating growth across the Growth and 
Market Towns, specifically redistributing the current and anticipated shortfall at Rushden to the Major Towns.  

Overall, Policy EN1 is considered to be unsound as the spatial strategy is not positively prepared, ineffective and the 
policy is not justified by an appropriate evidence base. The policy is also ineffective as the growth at Rushden, including 
that of the JCS and now identified in the LPP2, is unlikely to be deliver the required amount of housing over the remainder 
of the plan period to 2031 due to issues on the highway network and market saturation at Rushden. Policy EN1 should 
be amended to identify additional growth at other main towns including Raunds and specific allocations should follow. 

5. Does the Plan include sufficient flexibility and contingencies to take account of any changes in circumstances, 
including any review of the JCS? 

The LPP2 allocates some 915 additional homes to meet the current shortfall of 891 homes from the JCS requirement. 

As noted under question 3, the adopted JCS, ‘Annex A: North Northamptonshire Housing Land Supply’, identified the 
delivery of 1,600 homes for Rushden East SUE between 2020-21 to 2030-31. The Council’s most up-to-date trajectory 
for Rushden East SUE published 10th March 2021, indicates delivery of just 1,050 homes by 2031. 
 
This is an estimate a shortfall of 550 homes from the Rushden East SUE since the JCS was adopted in 2016. However, 
our position is that this should be pushed back a further two years, resulting in a further 300 dwellings being omitted from 
the Council’s trajectory. This would result in there being at least a current shortfall 850 homes from the Rushden East 
SUE before any shortfall form other sites is considered or the need to allocate land in Oundle to meet the JCS 
expectations. 

In view of the above analysis, it is considered that the allocation of 915 additional homes in the LPP2 is unlikely to be 
sufficient to meet the JCS requirements based on the current trends of under-delivery of housing.  

Further, the allocation of further growth at Rushden runs the risk of compromising the delivery of the existing planned 
growth in the area, particularly the Rushden East SUE. This is discussed further in more detail in our Hearing Statement 
for Matter 5. 

As currently drafted, the LPP2 does not include sufficient flexibility and contingencies to take account of any changes in 
circumstances including a further reduction in housing delivery than currently estimated by the Council. 

To be effective, the LPP2 should seek to allocate a minimum of at least 20% housing growth above the existing realistic 
shortfall from the JCS requirements to allow for more flexibility and mitigate against contingencies of continued under-
delivery of housing. 

The LPP2 should seek an approach which disperses growth to the Market Towns, such as Raunds, which would be more 
effective in addressing the housing land supply issues faced in the area. 
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Site Selection 

6. Was the methodology used to assess and select the proposed site allocations appropriate? Were reasonable 
alternatives considered and tested? Are the reasons for selecting the preferred sites and rejecting other clear 
and where is this set out? 

It is for the Council to explain their methodology but it is clear that the site selection has been overly focused on rigidly 
applying the distribution set out in JCS Table 5 without considering the flexibilities and contingencies the JCS provides 
in paragraphs 9.10, 9.12 and 11.10 – 11.11. This has led the Council to an approach that will only compound the shortfall 
in delivery at Rushden to date. 

In the Local Plan Part 2: Regulation 18 Consultation (January 2017) document, the Council immediately identified a 
housing shortfalls for Rushden, Oundle and the Rural Areas. The document further identified that the JCS housing 
requirement for Higham Ferrers, Irthlingborough, Raunds and Thrapston through to 2031 had already been met by way 
of completions, existing commitments, specific brownfield sites or specific emerging development plan allocations. 

In the Draft East Northamptonshire Local Plan Part 2 (November 2018), again discounting the idea of any additional 
housing allocations at Raunds and Irthlingborough, as the JCS recognised that these towns “were the focus for growth 
in the previous (2008) Core Strategy, and the emphasis of the current JCS is the regeneration of these two Market Town 
and their local service role.” The reasons for ruling sites out in these areas, in the context of the paragraphs not above 
is therefore not clear. 

Through the assessment process, the Council identified ‘Land east of the A6/Bedford Road, Rushden’ (Policy EN28) as 
an allocation for up to 450 dwellings, despite the Council having already concluded that the land adjacent is unsuitable 
on ecological and highways grounds at Item 6 of the Planning Policy Committee on 17th December 2019 (see Annex 2.1 
enclosed with this Hearing Statement) – it is noted that this was not submitted with the Council’s evidence base. Concerns 
were also raised about the site’s poor accessibility to local services:  

“The site is in relatively close proximity to a surgery and primary school but they are not easily accessible other than by 
car as they are on the opposite side of the A6. Other facilities such as shops and leisure uses and employment uses are 
further afield and so are even less accessible.”  

The Council has also stated that:  

“On the opposite side of the A6 to the town of Rushden with poor connectivity to it. The County Highway Authority 
consider pedestrian and cycle links are required along Newton road into Rushden Town Centre. There is a public right 
of way across the A6 from the area of search (UK9) leading into the town but this is a long route and there is no footbridge 
to cross the road. The site is considered as a Grade E location in the Urban Structures Study carried out by the NNJPDU.” 

Chapter 3 of the Urban Structures Study (Ref I-05-03) makes clear that on a scale of A – E, Grade E locations have the 
least integration potential. 

Please refer to our response to Question 1 of Matter 5 and the supporting Technical Note prepared by Stantec (Annex 
5.1 enclosed with our Hearing Statement for Matter 5) which identifies transport and connectivity issues relating to the 
allocation of growth to the south-east of Rushden. 

Clearly therefore, through the misguided necessity to rigidly adhere to the distribution in JCS Table 5, the Council are 
proposing an allocation that has consistently performed poorly against their own metrics. Due to only comparing this 
against other sites in and around Rushden and Higham Ferrers, they have failed to recognise that more suitable and 
inherently sustainable sites at the other Market Towns. These include the site at Land off Chelveston Road, Raunds 
promoted by Vistry – please refer to the Vision Document (see Annex 2.2 enclosed with this Hearing Statement). The 
Council’s methodology has therefore failed to test all reasonable alternatives and due to a lack of consistency with their 
own evidence base, is proposing an allocation (and strategy) which is not justified. 

 



Page 5 of 5 

Enclosures: 

• Annex 2.1 – Local Plan Part 2 Background Paper, Additional Site Assessments (December 2019). 
• Annex 2.2 – Vision Document – Land off Chelveston Road, Raunds. 
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Annex 2.1 – Local Plan Part 2 Background Paper, Additional Site 
Assessments (December 2019) 
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 Agenda Item 6 

 

Planning Policy Committee  
17th December 2019 
Additional Housing Site Assessments Local 
Plan Part 2 

 

Purpose of report 
 
The purpose of this report is to present a paper that sets out the Council’s position in 
relation to meeting its future housing requirements and which proposes a preferred solution.   
 

Attachment 
Appendix 1: Local Plan Part 2 Background Paper Additional Housing Site Assessments 

 
1.0 Background 
  
1.1 To support the Government’s objective of significantly boosting the supply of new 

homes local planning authorities must ensure the timely delivery of housing through 
up to date local plans.  

 

  
1.2 The progression of the East Northamptonshire Local Plan Part 2 was reported to the 

previous meeting of this Committee, held on 30th September 2019 (Item 5). It was 
resolved to undertake additional work in advance of the Plan’s submission for 
examination, to address concerns relating to producing a robust Plan that provides a 
proactive approach to ensuring that the council meets its future housing needs. 

  
2.0 Additional Housing Site Assessments 
  
2.1 The North Northamptonshire Joint Core Strategy (JCS) sets out minimal housing 

requirements for the District (8,400 new homes from 2011-2031). The distribution of 
these homes are mainly allocated to the designated Growth Town (Rushden) and 
Market Towns (Higham Ferrers, Irthlingborough, Raunds, Thrapston and Oundle), with 
the balance being provided across the rural areas of the District. 

  
2.2 Whilst housing completion rates across the District are roughly in line with the JCS 

housing requirements, completions at Rushden and Irthlingborough, identified through 
housing monitoring work, are showing a significant undersupply against the specific 
targets set out in that Plan.  

  
2.3 Additional work has therefore been undertaken to ensure the implications are fully 

understood. The detail of the assessment work is set out as a background paper to 
this report (Appendix 1 refers), and will help inform the evidence base of the emerging 
Local Plan Part 2.  

  
2.4 Key issues arising from the background paper are summarised in this report.  
  
2.5 The latest housing land supply data, updating the position to 1 April 2019 (2018/19 

monitoring year) identifies an increase in the potential housing shortfalls for both 
Rushden and Irthlingborough, likely to take place within the Plan period, as follows: 
• Rushden –   256 dwellings.  
• Irthlingborough –  323 dwellings. 



 

 
The increase in potential shortfall can largely be attributed to further revisions relating 
to the housing trajectories proposed for the major strategic developments proposed at 
Rushden East and Irthlingborough West. Large urban extensions require significant 
time and resource to deliver, and although the developments were never programmed 
to be completed within the Plan period up to 2031, an increasing quantum of 
development is now anticipated to occur beyond the end of the Plan period.  

  
2.6 The implications of the housing delivery position are set out in paragraphs 1.11 to 1.14 

of the background paper. In summary, whilst the deficits at Rushden and 
Irthlingborough are to some degree offset by higher levels of completions elsewhere in 
the District, for example at Raunds, Higham Ferrers and parts of the rural area, the 
overall position raises concern, particularly if the strategic developments continue to 
fall behind the housing trajectories set out in the JCS.  

  
2.7 Planning Authorities are also required to maintain a 5 year housing land supply 

position of developable sites. The Authority’s current position is set out in a separate 
report on this agenda. That report indicates a current supply of 6.2 years. Whilst the 
housing land supply position is not impacted by delays to the strategic sites, this may 
change in the future, if the delays to the housing trajectory continue. Providing an 
additional housing opportunity would help to address any future concerns as well as 
ensuring a robust Local Plan is submitted to examination next year that can deliver the 
housing requirements set out for the District.   

  
2.8 It is recognised that the deficit is not a static figure and will fluctuate depending on 

future housing delivery. In addition, the deficit can be partly offset by higher 
completions at Raunds and Higham Ferrers, which also serve the southern market 
towns area of the District. For these reasons a quantum of additional development (as 
set out in paragraph 1.14 of Appendix 1) of around 350 – 450 houses is proposed.  

  
2.9 This figure sits below the threshold of 500 or more houses, which would be regarded 

as a strategic matter, and would be addressed through the future review of the JCS. 
The proposal to provide up to 450 new homes, if agreed, would therefore need to be 
addressed through the East Northamptonshire Local Plan Part 2. 

  
2.10 The background paper at Appendix 1 sets out the methodology for assessing potential 

site options for delivering the additional housing requirement. The paper assesses the 
policy approach, which guides development to the Growth Town, followed by Market 
Towns, it assesses opportunities and issues in relation to the relevant settlements and 
identifies at paragraph 2.12 a shortlist of 5 potential delivery locations as follows: 
 
• Land to the north of the A6, Irthlingborough; 
• Land to the north and east of Crow Hill, Irthlingborough; 
• Land to the east of Higham Ferrers; 
• Land to the south east of Rushden; and 
• Land to the west of Rushden Lakes. 

  
2.11 From this shortlist a series of detailed site assessments were undertaken using a 

matrix linked to the Sustainability Appraisal (SA) objectives of the Local Plan, resulting 
in a ‘traffic light ‘system to indicate how well these broad locations perform against the 
criteria. Initial discussions have also taken place with statutory undertakers to help 
understand opportunities and constraints for delivery.  

  
2.12 The work undertaken has recognised that, to a greater or lesser extent, all 5 of the 

broad locations, identified as opportunities for meeting the potential shortfall in 



 

 
housing requirements within the Plan period, raise issues which need to be taken into 
consideration. However, the location to the west of Rushden Lakes is considered to 
provide the most sustainable and deliverable option for addressing the potential 
shortfall in housing delivery in the short/medium term, thereby maximising the 
opportunity of contributing to housing delivery within the Plan period. If developed this 
proposal could deliver around 400 houses.   

  
 Next Steps 
  
2.13 If the Committee agrees to the conclusions of the report, the significance of the 

proposal will require public consultation before the Local Plan Part 2 can progress to 
pre-submission. The revised Local Development Scheme for the Local Plan, which 
was agreed at the previous meeting of the Committee, provides the opportunity to 
undertake public consultation early in the new year.  

  
3.0 Equality and Diversity Implications 
  
3.1 The preparation of the Local Plan Part 2 requires an Equality Impact Assessment to 

fully consider the impact of its policy proposals and land use allocations. This will be 
submitted to the Secretary of State as part of the evidence base for the Local Plan 
examination. 

  
4.0 Privacy Impact Implications 
  
4.1 All representations submitted to the draft Local Plan Part 2 consultation will be 

redacted to ensure any personal details are removed in advance of publication on the 
council’s website. 

  
5.0 Health Impact Assessments 
  
5.1 A health impact assessment has not been carried out. The impact on health and 

wellbeing is considered as part of the sustainable appraisal assessment of plan policy 
which supports the emerging Local Plan.   

  
6.0 Legal Implications 
  
6.1 There are no legal implications arising from the proposals. 
  
7.0 Risk Management 
  
7.1 The main risks in preparing the Local Plan Part 2 are: 

 Maintaining progress to ensure that key stages are met to enable the Plan to 
proceed as efficiently as possible to examination and adoption 

 Ensuring the availability of sufficient resources to allow the preparation process 
to proceed in line with the Local Development Scheme. 

 Ensure that the Plan satisfies the tests of examination, namely that significant 
changes provide the opportunity for public consultation and that the Plan has 
been positively prepared is justified, effective and is consistent with national 
policy.  

  
8.0 Resource and Financial Implications 
  
8.1 In addition to staffing costs, the main costs in the preparation of the Plan relate to the 

completion of the evidence base and funding the independent examination process, 



 

 
which is undertaken by the Planning Inspectorate and supported by a programme 
officer. 

  
8.2 The cost of producing the evidence base is covered by existing budget. Provision of 

approximately £75,000 - £100,000 is now expected to be required in the financial year 
2020/21 for the cost of the examination process. An estimate for this was factored into 
the 2019/20 budget, as approved by council on 4th March 2019. 

  
9.0 Constitutional Implications 
  
9.1 None arising from this report. 
  
10.0 Implications for our Customers 
  
10.1 The adoption of the Plan will ensure that the council will have a clear up to date 

statutory planning policy framework to inform decisions on future planning 
applications, which take account of the needs of local communities, particularly in 
respect of addressing housing, employment and community infrastructure needs. It 
would also help improve the quality of future planning permissions by ensuring that 
planning policies reflect both national guidance and reflect local aspirations.   

  
11.0 Corporate Outcomes  
  
11.1 Preparation of the Plan will, in particular, deliver the following Corporate Plan 

objectives: 
 

 Good Quality of Life – Maintenance or enhancement of health and wellbeing 
through sustainable development through, for example, adopting policies 
relating to green infrastructure and design.  

 Effective Partnership Working – The Plan preparation involves close 
partnership working with a wide variety of stakeholders, including public 
consultation, to inform policy development.  

 Effective Management – Fulfilling legal requirements and maximising the 
effectiveness of the planning service. 

  
12.0 Recommendation 
  
12.1 The Committee is recommended to; 

 
(1) Endorse the findings of the additional housing site assessment work as set 

out in Appendix 1.  
(2) Agree to undertake a focussed public consultation on the Local Plan in 

early 2020 to provide the opportunity for representations to be submitted in 
respect of the proposal to include a draft allocation for the development of 
land to the west of Rushden Lakes. 

 
(Reason – to ensure a robust approach to future housing delivery and to 
allow the Plan meet legislative requirements). 

 
 

 

 

 

 



 

 

Legal 

Power: Town and Country Planning (Local Planning) (England) Regulations 2012, 
Planning and Compulsory Purchase Act 2004,Localism Act 2011 (as 
amended) 

Other considerations: National Planning Policy Framework (Feb 2019) 
Background Papers: None 
Person Originating Report: Richard Palmer, Planning Policy Manager 

 01832 742142   rpalmer@east-northamptonshire.gov.uk 
Date: 28/11/2019 
CFO 
06/12/19 
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1. Policy background and introduction 
1.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning 

policies and it must be taken into account in preparing a Development Plan. It indicates 
that the purpose of the planning system is to contribute to the achievement of 
sustainable development as defined by the range of policies in the NPPF taken as a 
whole. To boost the supply of housing, the NPPF requires local planning authorities to 
identify key sites which are critical to the delivery of the housing strategy over the plan 
period.  

 1.2     The location and scale of potential housing sites is determined by the spatial strategy 
and distribution of development, which is set out in the North Northamptonshire Joint 
Core Strategy (JCS). In this document, the strategic housing requirements are broken 
down to indicate the scale of growth to be provided for each of the 4 Local Authority 
areas that it covers. Policy 29 of the JCS then identifies how much housing needs to be 
provided over the time period 2011 to 2031. To ensure that future development is 
sustainable the JCS seeks to set out minimum requirements for housing delivery in the 
larger settlements of each Local Authority area, where transport and service are 
generally more accessible. These settlements are defined as Growth and Market 
Towns, with the former providing the focus for future housing delivery. In East 
Northamptonshire District, Rushden is defined as a Growth Town, whilst the settlements 
of Irthlingborough, Higham Ferrers, Raunds, Thrapston and Oundle are classified as 
Market Towns. Beyond these named settlements the remainder of the District is 
classified as rural, and will aim to contribute towards the rural housing allocation figure.   

1.3 The draft East Northamptonshire Local Plan Part 2 is required to meet any shortfalls in 
the strategic allocations set out in the Joint Core Strategy. As a result, the amount of 
housing being provided is regularly monitored to identify the housing requirement 
completion rates and any issues arising. 

1.4 Draft housing allocations have been proposed at Oundle to help meet the shortfall in 
strategic housing requirements for that town up to the end of the Plan period.  

1.5 Elsewhere, analysis indicates that the settlements of Higham Ferrers, Raunds and 
Thrapston do not have a housing need over the plan period which justifies allocating 
additional housing provision in the Local Plan for them. Indeed, recent monitoring has 
shown all three of these settlements are currently providing a surplus of housing 
compared to the JCS requirements.   

1.6 Whilst existing commitments in respect of Rushden and Irthlingborough have previously 
ensured that these settlements were meeting their housing requirements figure, more 
recent analysis identifies that an increasing amount of development within these two 
towns is likely to occur beyond the end of the Plan period. As at 1 April 2018, the 
potential housing shortfalls were identified as follows: 

 Rushden –   113 dwellings. 
 Irthlingborough –  288 dwellings. 

 
1.7 The potential for shortfall has been identified largely as a consequence of the ongoing 

challenges and uncertainties regarding the delivery trajectories for the two sustainable 
urban extensions (SUEs) at Rushden East and Irthlingborough West, where a larger 
proportion of development is not expected to be delivered within the plan period up to 
2031.    
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1.8 The latest housing land supply data, updating the position to 1 April 2019 (2018/19 
monitoring year) identifies an increase in the potential housing shortfalls for both 
Rushden and Irthlingborough, likely to take place within the Plan period, as follows: 

 
 Rushden –   256 dwellings.  
 Irthlingborough –  323 dwellings. 

 
1.9 The increased shortfall in housing delivery is captured in the Council’s Housing Land 

Supply Update report for 2018/19. Again, the increase in potential shortfall can largely 
be contributed to further revisions relating to the housing trajectories proposed for 
Rushden East and Irthlingborough West. 

1.10 The likely potential for the increased shortfall (579 dwellings) in Rushden and 
Irthlingborough emphasizes the need to make provision for additional housing delivery 
to ensure that the minimum housing requirement figures are met within the District within 
the plan period up to 2031.  

1.11   The shortfall indicated above, in respect of Rushden and Irthlingborough, needs to be 
considered in context. It is recognised that other Market Towns have provided more 
significant levels of housing to date, which arguably helps to offset the identified deficit. 
In particular taking into account completions and commitments in Higham Ferrers the 
deficit is reduced to just over 350 dwellings. Raunds has also contributed significantly to 
new housing provision, and taking that Market Town into account the deficit is further 
reduced to below 250 dwellings.  

1.12    However, difficulties experienced in bringing forward the larger, strategic developments 
at Rushden and Irthlingborough have, in recent years, led to a revision in the housing 
trajectory which has resulted in a higher proportion of those developments anticipated 
as being completed beyond the end of the Plan period (2031). Should this continue with 
future housing projections there is a clear risk that, whilst new housing development 
elsewhere in the District (including windfall development) is helping to offset the impact, 
the deficit from the strategic developments may continue to impact on meeting the 
overall housing requirements. 

1.13    Housing requirements for the District are set out in Policy 28 of the JCS (8400 dwellings 
up to 2031), these represent the minimum requirements to be achieved within the Plan 
period. Failure to meet this requirement may lead to future challenges in respect of 
speculative planning applications. Furthermore, whilst the Authority can demonstrate a 5 
year housing land supply, as required by national policy, and the 2019 figure has been 
calculated to be 6.03 years (as at 1 April 2019), the situation is vulnerable in the medium 
term should further delays to the strategic sites occur.  

1.14     As indicated above, housing requirements are expressed as a minimum delivery figure. 
The deficit is not a static figure and will fluctuate depending on future housing delivery. 
Therefore meeting what can be expressed as the lower range of a potential deficit 
(which is currently expressed as around 250 dwellings in paragraph 1.11) is not 
recommended. A more robust approach, to ensure that the Authority continues to 
provide sufficient housing provision within the Plan period, is to consider a higher level of 
development. A quantum of between 350 and 450 dwellings is therefore proposed to 
ensure a robust approach to ensuring future housing delivery.  
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1.15   A delivery figure below 500 dwellings is not of a strategic level that is required to be 
addressed through the review of the strategic plan (the JCS). Therefore it will need to be 
addressed through the emerging draft of the East Northamptonshire Local Plan Part 2. 

1.16 A report considered by the Planning Policy Committee, at its meeting held on 30th 
September 2019, recognised the need to allocate additional housing land in the Local 
Plan Part 2 in order to address the situation outlined above. This paper provides a 
response and sets out the work undertaken to address the shortfall, including an 
identification and assessment of potential housing sites and whether those sites could 
ensure the delivery of additional housing provision is met within the plan period.  

1.17 It is essential that site allocation decisions can be justified and that they are supported 
by a clear audit trail. This assessment has been designed to take account of national 
planning policy, to provide a framework that enables sites to be compared against each 
other on a consistent basis and to be transparent so that the reader can see how a 
particular outcome has been arrived at. This is to ensure that future development is 
sustainable and deliverable. 

1.18 This assessment will form a key component of the evidence base underpinning the 
policies in the East Northamptonshire Local Plan. 

2.  Methodology     
 Initial screening      

2.1 Building on the approach for setting out housing provision in the Joint Core Strategy, the 
draft Local Plan is required to assess that all reasonable site alternatives have been 
considered in seeking to meet the strategic housing requirements for the District.  This 
takes into account the promotion of sites from the Strategic Housing Land Availability 
Assessment (SHLAA). This is a technical study that seeks to identify sites with the 
potential for housing, identifies how many homes they could provide and assesses when 
they could be developed. The most recent SHLAA was published in May 20131 and will 
be comprehensively updated in 2020 to inform the review of the JCS beyond 2031.   

2.2 In addition, any sites promoted directly through the preparation of the draft Local Plan 
are also taken into account.  

2.3 Sites from these sources combined, will provide a long list of potential housing sites for 
consideration.  

2.4 There are two key stages to the methodology. The first stage involves an initial site 
sieve intended to filter out sites which are unsuitable for allocation. The second stage 
includes a more detailed assessment of sites, through a short list, to identify those sites 
considered as opportunities to meet the identified shortfall in housing need. 

2.5 In sifting the sites contained in the first stage of potential options, the assessment 
undertaken is not intended to be a detailed project-level assessment of each site, such 
as that provided by an Environmental Impact Assessment, nor does it consider the 
different ways that a site might be developed in order to enhance its sustainability. 
Instead the focus is on providing a broad comparison of sites at a high level in order to 
produce a consistent and comparable assessment which can be used to enable a 
judgement to be made as to which sites are best suited to meet the potential shortfall in 
housing requirements.  

                                                           
1 http://www.nnjpdu.org.uk/publications/2011-shlaa-for-north-northamptonshire/  

http://www.nnjpdu.org.uk/publications/2011-shlaa-for-north-northamptonshire/
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2.6 As part of the first stage, in line with Policy 29 of the North Northamptonshire Joint Core 
Strategy (JCS), it was accepted that a strong focus for new housing development will be 
recognised within the Growth Towns of the area, as the most sustainable locations for 
development followed by the Market Towns.  

 
2.7 As has been noted above, in East Northamptonshire District, the only Growth Town 

identified is Rushden. In accordance with the JCS, Growth Towns are to be the main 
focus for new housing. Rushden is also a location where a significant part of the housing 
shortfall has been identified. Accordingly, potential sites in Rushden will form a strong 
focus for meeting the shortfall.   

   
2.8 In respect of the Market Towns, the opportunity to provide for any housing shortfall will 

depend on the ability of the Growth Town to identify deliverable housing requirements. 
However, given the location of the Market Towns within the District It is argued that 
potential sites at Oundle and Thrapston should be discounted from consideration from 
the second stage of analysis because they are considered as too distant from the 
southern part of the District, and that they do not have a close relationship with that 
area. Further the JCS recognises, through figure 15, two distinct functional sub areas for 
North Northamptonshire. This identifies Oundle and Thrapston as part of the northern 
sub area. 

 
2.9 The settlements of Raunds, Higham Ferrers and Irthlingborough form part of the 

southern sub area, along with Rushden. 
 
2.10     Consideration of each of these 3 settlements is given as follows: 
              
            Raunds: Whilst forming a part of the southern sub area, this settlement has provided 

strong levels of growth over recent years, which has resulted in the settlement already 
exceeding its housing requirement mid way through the Plan period. Whilst opportunities 
for further growth have been identified it is argued that the level of services and facilities 
within the settlement has struggled to keep pace with the level of growth achieved and 
that any additional excess development at this time is likely to exacerbate this situation. 

 
  Higham Ferrers: This settlement has a close relationship to Rusden, being physically 

joined to Rushden and is served by a range of facilities. This relationship is recognised 
through the JCS Table 1 which, in relation to the settlement’s spatial role, states that it 
provides a more localised convenience and service role to Rushden. It is argued that 
Higham Ferrers should be further considered in respect of the potential it has for 
meeting the potential housing shortfall within the Plan period. 

 
            Irthlingborough: This settlement has significantly under achieved in meeting its 

identified housing requirements to date. Again, it is argued that the settlement should be 
further considered in respect of the potential it has for meeting the potential housing 
shortfall within the Plan period. 

 
2.11 In light of the above, and taking into account site opportunities, particularly in reference 

to the records of sites considered in the SHLAA, and those sites put forward in 
connection with the draft Local Plan consultation; 5 broad locations of development have 
been identified within the Growth Town of Rushden and the Market Towns of Higham 
Ferrers and Irthlingborough.. 

 
2.12 These comprise the following shortlist: 

 Land to the north of the A6, Irthlingborough; 
 Land to the north and east of Crow Hill, Irthlingborough; 
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 Land to the east of Higham Ferrers; 
 Land to the south east of Rushden; and 
 Land to the west of Rushden Lakes. 
 

2.13  A map indicating the location of these proposed opportunities is included at Appendix 1. 

Second Stage assessment 

2.14 A series of detailed site assessments were undertaken using a matrix linked to the 
Sustainability Appraisal (SA) objectives of the Local Plan. The matrix, included at 
Appendix 2, includes a range of decision making criteria against which all of the broad 
locations which comprise the “short list” were assessed, and which clarifies the links with 
the SA objectives. The range of criteria used in the assessment is not intended to 
provide an exhaustive listing of decision making criteria but seeks to identify criteria that 
enable meaningful comparison of potential impacts. The criteria include environmental 
constraints; accessibility to services; infrastructure capacity; and the availability and 
deliverability of sites. 

2.15 A ‘traffic light ‘system has been used to indicate how well these broad locations perform 
against the criteria. The colour coding used is as follows: 

Green No negative impact identified  
Amber Some issue/ impact  
Red Major negative impact  
 

2.16 The traffic light system has been used in preference to a numerical scoring system as 
the latter would imply that the different indicators were directly comparable and that the 
scores could simply be added together to give a total that would determine the best 
option(s). A matrix comparing the colour coding for each site in respect of each criterion 
is also provided as part of the assessment in Appendix 3. More detailed information in 
respect of each site, including a summary of the key positive and negative impacts, is 
included in Appendix 4. The purpose of the assessment is to identify where potential 
conformity and conflicts with the criteria arise and assist in identifying issues where 
further work may need to be undertaken. 

2.17 It should be noted that where an issue is highlighted in red it does not necessarily imply 
that the particular constraint cannot be mitigated. The purpose of assessing each site 
against the sustainability criteria is to produce a consistent and comparable assessment 
which can be used to enable a judgement to be made as to which sites ought to be 
included in the Plan.  

2.18  The results of the assessment are as follows: 

 1. Land to the north of the A6, Irthlingborough - This location, although providing 
some opportunity for meeting the potential shortfall in housing requirements for 
Irthlingborough is not well integrated with the centre of the town and associated services 
and facilities. It has poor accessibility, being severed from Irthlingborough by the A6. 
Major highway works are needed to give the site an acceptable access. Parts of the site 
have also been mined in the past and there may be some potential for contamination to 
be present including ground gas due to quarry workings being backfilled. This last 
aspect may not be a constraint on development but, overall, this location is not favoured 
as a potential for meeting the potential shortfall in housing requirements.  
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 2. Land to the north and east of Crow Hill, Irthlingborough - Again, whilst it is 
recognised that housing development aligned to Irthlingborough could help address 
meeting the identified housing requirements for the settlement, this broad location, due 
to its separation from, and poor links to, the main built up area of Irthlingborough and  
related services and facilities is not favourable. In addition this area impacts negatively 
on local biodiversity because of the value of on site woodland, which covers a significant 
proportion of the area of search and due to the site adjoining the boundary of the Upper 
Nene Gravel Pits Special Protection Area. There are also potential archaeological 
constraints. This location is not therefore favoured as a potential for meeting the 
potential shortfall in housing requirements. 

3. Land to the east of Higham Ferrers – Proposed development here would require a 
close relationship with the emergence of the Rushden East Sustainable Urban 
Extension. Whilst the boundary of the SUE is still to be determined, much of the broad 
location for the SUE lies to the south and east of this proposal. Bringing forward this 
area in isolation would not be favoured given its more remote location in relation to the 
services and facilities of both Rushden and Higham Ferrers, which are further severed 
by the A6 bypass. Any potential for development at this location would therefore be 
viewed as a longer term option. However, as the need is to identify opportunities for 
meeting development requirements in the short/medium term within the Plan period, it is 
therefore considered that this broad location be discounted. 

4. Land to the south east of Rushden – It is recognised that this site could be 
developed independently from the Rushden East SUE. However, major improvements 
would need to be carried out to the local highway network. The area lies within Rushden 
parish, which defines the Growth Town for the District, and therefore is a preferred 
location for development in the North Northamptonshire Joint Core Strategy. However, 
there are issues of accessibility to Rushden town centre and poor access to its facilities 
and services, which, prior to the construction of the SUE, do not exist to the east of the 
A6. Further at this time the location is considered to be poorly integrated with the form of 
the settlement of Rushden. There is also a possible archaeological constraint on 
development which needs further investigation. For these reasons this site is not 
favourably considered.  

5. Land to the west of Rushden Lakes – This location lies within the Growth Town, 
being located within Rushden parish. It provides good access to shopping, employment 
and leisure facilities, many within walking distance. It also has the potential to provide 
good integration with the built form of adjacent development and therefore the existing 
form of the settlement of Rushden. This location also benefits from well defined 
boundaries; it is self standing and has the potential for meeting future housing 
requirements in the short/medium term. Overall, it is considered the most suitable 
location in respect of the shortlisted proposals to address the potential shortfall in 
housing requirements. However, it is acknowledged that mitigation improvements, 
particularly in relation to the road network, will be necessary. Issues relating to the wider 
accessing of, for example, surgery and education facilities will also need to be 
satisfactorily addressed, recognising the impact that the surrounding road network and 
the location of the Upper Nene Gravel Pits Special Protection Area  (SPA) has on the 
area. The location also has various constraints in terms of flood risk, noise and a 
pipeline running through the centre, which would need to be taken into account in 
successfully master planning future delivery.  
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To address the issues of flood risk, it is recommended that the part of the site within 
Environment Agency flood zones 2 and 3 is deleted and the boundary is revised to be 
as shown in Appendix 5. This will also offer the benefit of moving the area being 
considered away from the boundary of the SPA. 

Taking account of the various constraints it is estimated that the site can accommodate 
approximately 430 dwellings. This falls within the range of 350 to 450 dwellings which 
was identified in paragraph 1.14 of this report. On this basis, the land to the west of 
Rushden Lakes is considered sufficient to meet the shortfall. 

3. Conclusion and recommendations 
3.1 It is recognised that, to a greater or lesser extent, all 5 of the broad locations identified 

as opportunities for meeting the potential shortfall in housing requirements within the 
Plan period raise issues which need to be taken into consideration in providing an 
overall assessment for future housing delivery.  

3.2 Following the assessment process, the location to the west of Rushden Lakes is 
considered to provide the most sustainable and deliverable option for addressing the 
potential shortfall in housing delivery in the short/medium term, thereby maximising the 
opportunity of contributing  to housing delivery within the Plan period. 
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Appendix 1 – Location of sites on the short list.  



 

Appendix 2 – Site assessment template 
 

Methodology template for the assessment of the short listed sites. 

Sustainability 
Appraisal 
Topic 

Sustainability 
Appraisal Objective 

Decision making criteria/source Symbol 

Social Progress which recognises the needs of everyone   
Accessibility 
 
 
 
 

To improve 
accessibility and 
transport links from 
residential areas to 
key services, facilities 
and employment 
areas and enhance 
access to natural 
environment and 
recreational 
opportunities 

Proximity to services   
Good proximity   
Medium proximity  
Poor proximity  
Proximity to the trunk/principal road network   
Well located    
Medium  proximity  
Poorly located   
Connectivity to the existing urban area (Urban 
Structures Study) 

 

Site well connected (for example, score of A in the 
Urban Structures Study (USS) carried out by the 
NNJPDU) 

 

Some connectivity issues (for example, score of B 
or C in USS) 

 

Site poorly connected (for example, score of D or E 
in USS) 

 

 Access infrastructure Good  
  Some works to be undertaken  
  Concerns from the Highway Authority  
 Capacity of the 

highway network 
No works needed to increase capacity  

  Some works to be undertaken  
  Concerns from the Highway Authority  
 Utilities Good provision   
  Neutral impact  
  Concerns about provision  
Housing  Ensure that new 

housing provided 
meets the housing 
needs of the area, 
provide affordable 
and decent housing 
for all 

All housing sites are likely to offer similar 
opportunities to meet this objective – it has not 
therefore been used as a criterion for choosing 
between sites. 

 

Health Improve overall levels 
of physical and 
mental health, reduce 
the disparities 
between different 
groups and different 
areas 

Impact on existing sports and recreation 
facilities (local authority) 

 

No impact  
The loss of facilities could be mitigated  
Loss of facilities – unlikely that this impact could be 
mitigated 

 

Impact of an existing notifiable installation, 
including pipelines, on the development (HSE)  

 

Not within the specified consultation zone of a 
notifiable installation 

 

Within the specified consultation zone of a notifiable  



Local Plan Part 2 Background Paper – Additional Housing Site Assessment November 2019 
12 

installation – development, however, is unlikely to 
be precluded 
Within a specified consultation zone of a notifiable 
installation - development likely to be precluded 

 

Crime To improve 
community safety, 
reduce the 
incidences of crime 
and the fear of crime 
and anti-social 
behaviour – a safe 
place to live 

All sites are likely to offer similar opportunities to 
meet this objective – it has not therefore been used 
as a criterion for choosing between sites. 

 

Community Value and nurture a 
sense of belonging in 
a cohesive 
community whilst 
respecting diversity 

All sites may offer opportunities to contribute 
towards this objective – it has not therefore been 
used as a criterion for choosing between sites. 

 

Skills To improve overall 
levels of education 
and skills 

Not relevant to the assessment – it will not assist in 
choosing between sites. 

 

Liveability To create healthy, 
clean and pleasant 
environments for 
people to enjoy living, 
working and 
recreating in and to 
protect and 
enhance residential 
amenity 

Impact of existing noise or odour (major road, 
railway, domestic waste disposal site or other 
source) on the development (local authority) 

 

Development not significantly affected.   
Development affected - but this could be mitigated.  
Development significantly affected – unlikely that 
this could be satisfactorily mitigated.   

 

Impact of the development on neighbouring 
land uses (local authority) 

 

Compatible with neighbouring uses  
Compatible, subject to mitigation measures  
Incompatible – unlikely that the impact could be 
mitigated 

 

Effective protection of the environment  
Biodiversity To protect, conserve 

and enhance 
biodiversity,  
geodiversity, wildlife 
habitats and green 
infrastructure to 
achieve a net gain 
and to avoid habitat 
fragmentation 

Impact on biodiversity (RNRP assessment/ 
SHLAA) 

 

Within an area of low sensitivity or not within an 
area of sensitivity 

 

Within an area of medium sensitivity  

Within an area of high sensitivity  

Impact of the development on a protected 
species or on a site recognised for its wildlife or 
geological importance (local authority) 

 

Unlikely to have an adverse impact      

Likely to have an adverse impact, although it is 
likely that this could be mitigated 

 

Major adverse impact  - less certain that this could 
be mitigated 

 

Landscape To protect and 
enhance the quality, 
character and local 
distinctiveness of the 
natural and cultural 
landscape and the 
built 
environment 

Impact on visual landscape (RNRP assessment/ 
SHLAA) 

 

Within an area of low sensitivity or not within an 
area of sensitivity 

 

Within an area of medium sensitivity  
Within an area of high sensitivity  
Impact on the existing form of the settlement  
Significant positive impact (e.g. gateway 
development or  redevelopment of brownfield land 
in a prominent location) 

 



Local Plan Part 2 Background Paper – Additional Housing Site Assessment November 2019 
13 

Neutral impact on the form and character of the 
settlement 

 

Significant adverse impact (e.g. would affect 
prominent vistas/views; result in  coalescence with 
neighbouring settlement or is significantly detached 
from the settlement)  

 

Cultural 
heritage 

Protect and enhance 
sites, features and 
areas of historic, 
archaeological, 
architectural and 
artistic interest and 
their setting 

Impact on heritage (RNRP assessment/ 
SHLAA) 

 

Within an area of low sensitivity or not within an 
area of sensitivity 

 

Within an area of medium sensitivity  
Within an area of high sensitivity  
Impact on listed buildings, conservation areas, 
schedule ancient monuments and historic parks 
and gardens (local authority)  

 

Unlikely to have an adverse impact  
Likely to have an adverse impact, although this 
could probably be mitigated 

 

Major adverse impact  - less certain that this could 
be mitigated 

 

Climate 
change 

Reduce the 
emissions of 
greenhouse gases 
and impact of climate 
change (adaptation 
and mitigation) 

All sites are likely to offer similar opportunities to 
meet this objective; it is not therefore a criterion for 
choosing between sites.  
 

 

Prudent use of natural resources  
Air To maintain or improve 

local air quality 
See ‘liveability’ (above) - impact on existing noise or 
odour  

 

Water Maintain or improve the 
quality of ground and 
surface water resources 
and minimise the 
demand for water 

All sites are likely to offer similar opportunities to 
minimise the demand for water and this objective 
has not therefore been used as a criterion for 
choosing between sites. 

 

Natural 
hazard 

Reduce impact of 
flooding and avoid 
additional risk 
 

Impact on flood risk (Strategic Flood Risk 
Assessment) 

 

The site is entirely within flood zone 1  
The site is within (either entirely or in part) flood 
zone   2 or else part of the site (though not the bulk) 
is within zone 3 

 

The site is entirely, or largely, within flood zone 3  
Soil and 
land 

Ensure efficient use of 
land and maintain the 
resource of productive 
soil 
 

Impact on the use of previously developed land (local 
authority)  

 

Development would be entirely, or essentially, on 
brownfield land 

 

A significant proportion of the site is greenfield.  
Development is entirely, or essentially, greenfield  
Impact on the quality of agricultural land Agricultural 
Land Classification Map) 

 

Unlikely to result in the loss of best and most 
versatile agricultural land (grades 1, 2 or 3a) 

 

Likely to result in the loss of best and most versatile 
agricultural land. 

 

Minerals Ensure the efficient use 
of minerals and primary 
resources 

Impact on the stock of minerals (Minerals and Waste 
Development Framework Proposals Map) 

 

The site is not on land allocated for mineral 
extraction 

 

The site is on land allocated for mineral extraction    
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Energy 
use 

To mitigate climate 
change by minimising 
carbon based energy 
usage by increasing 
energy efficiency and to 
develop North 
Northamptonshire’s 
renewable energy 
resource, reducing 
dependency on non-
renewable resources 
 

All sites are likely to offer similar opportunities to 
meet this objective; it is not therefore a criterion for 
choosing between sites. 

 

Waste To reduce waste 
arisings and increase 
reuse, recycling and 
composting 

All sites are likely to offer similar opportunities to 
meet this objective; it is not therefore a criterion for 
choosing between sites. 

 

Town 
centres 

Protect and enhance the 
vitality and viability of 
town centres and market 
towns 

Not relevant to this assessment. It will not assist in 
choosing between sites. 

 

Planning 
Policy  

Status of the site in 
relation to the Policies in 
the adopted  North 
Northamptonshire Joint 
Core Strategy 

The situation with the site in terms of Policies which 
direct the location development will be highlighted 
and it will be given a green, amber or red 
designation. 

 

Other 
matters 

Any other relevant 
matters which we are 
aware of will be 
highlighted. 

Any implications will be discussed and given a 
green, amber or red designation. 

 



Appendix 3 – Site Assessment Matrix  
 

Site  

Proxim
ity to services  

Proxim
ity to trunk/principal road junction  

C
onnectivity to existing urban area 

Access infrastructure 

C
apacity of highw

ay netw
ork 

Ease of utility provision 

Im
pact of an existing notifiable installation, including 

pipelines, on the developm
ent   

Im
pact on existing sports and recreation facilities 

Im
pact of existing noise or odour (m

ajor road, railw
ay, 

dom
estic w

aste disposal site or other source) on the 
developm

ent. 

Im
pact of the developm

ent on neighbouring land uses 

Im
pact on biodiversity  

Im
pact of the developm

ent on a protected species or 
on a site recognised for its w

ildlife or geological 
im

portance  

Im
pact on visual landscape 

Im
pact on heritage  

Im
pact on listed buildings, conservation areas, 

scheduled ancient m
onum

ents and historic 
parks/gardens 

Im
pact on the existing form

 of the settlem
ent 

Im
pact on flood risk 

Im
pact on the use of previously developed land  

Im
pact on the quality of agricultural land 

Im
pact on the stock of m

inerals 

Availability 

D
eliverability 

SH
LAA category 

O
r equivalent estim

ate 

Planning Policy 

O
ther m

atters 

Land North of the A6, 
Irthlingborough 

                         

Land North and East of 
Crow Hill, Irthlingborough 

                         

Land to the East of Higham 
Ferrers 

                         

Rushden South East                          

Rushden Lakes West                          

 

Following the completion of the matrix a full detailed assessment has been completed in Appendix 4 below. 



 

Appendix 4 – Detailed Site Assessments 
Site by site assessment 
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Site 1 - Land North of the A6, Irthlingborough  
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View of site from the South 

 
 

Local authority: East Northamptonshire Council 

Site – Land North of the A6, Irthlingborough 
Other references:  

Site Assessment – Residential 

Site Area: Approximately 16Ha Settlement hierarchy: Market Town  

Uses: The site is currently mainly in agricultural use but with a butchery business and a few 
dwellings already within it. There is also a mobile phone mast on site. 

Site Description:  The site is located to the North of Irthlingborough on the opposite side of the A6 
to the town. 

Criteria  Comments 

Proximity to services  Good proximity to employment, healthcare, 
primary school and shops although access is 
difficult to them other than by car. 

Proximity to a trunk/principal road junction   Direct access to A6 

Connectivity to the existing urban area  Adjacent to the settlement of Irthlingborough but 
separated from it by the A6. Considered as a 
Grade D location in the Urban Structures Study 
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carried out by the NNJPDU 
Access infrastructure  County Highway Authority advise there are 

numerous design and safety issues with access 
onto the A6 or from Crow Hill and they suggest 
that the sensible approach would be forming a 
roundabout at the existing Crow Hill/ Addington 
Road / A6 junction and then serving the 
development from an arm of this roundabout. The 
cost of this would be very high compared to the 
size of the site. 

Capacity of the highway network  Would add additional traffic at the A45/A6 
roundabout at Chown’s Mill which already has 
capacity issues.  

Highways England have no objections in principle 
if one or a combination of these sites were 
allocated for up to 500 dwellings. This is because 
they consider that the traffic impacts of the 
proposed development on the Strategic Road 
Network (SRN) can be assessed through a 
Transport Assessment (TA). The TA can also 
identify any mitigation that may be required to be 
provided on the SRN to accommodate the 
additional traffic from the development quantum 
that has been proposed. 

Utilities  Based on findings in 2011 update to the SHLAA 

Impact of an existing notifiable 
installation, including pipelines, on the 
development   

 Telecommunications mast on site 

Impact on existing sports and recreation 
facilities, including allotment land 

 Site is agricultural land 

Impact of existing noise or odour (major 
road, railway, domestic waste disposal 
site or other source) on the development. 

 Site is adjacent to a major road (The A6) and ENC 
Environmental Protection advise traffic noise may 
be a constraint for any dwellings close to the road 

Impact of the development on 
neighbouring land uses 

 Site is adjacent to residential and agricultural 
uses. 

Impact on biodiversity 

 

 

 Natural England advise a search for protected 
species and historic environment interests is 
undertaken as well as an assessment for potential 
Functionally Linked Land.  
 
 
The site is within the 2km consultation zone for 
the Upper Nene Valley Gravel Pits Special 
Protection Area. As the site is within the 2km 
zone, the implications for residential development 
on the SPA need to be considered. Natural 
England consider this to be third in the hierarchy 
of the five sites in terms of risk to the integrity of 
the SPA.  The close proximity provides 
opportunity for substantial additional recreational 
impact over and above that already planned for. 

Impact of the development on a protected 
species or on a site recognised for its 
wildlife or geological importance  
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They advise of the use of the Habitat Opportunity 
Mapping dataset to assess the potential for the 
site to be restored to provide a net gain for 
biodiversity and strengthen the ecosystem 
services provided by that location. In addition, any 
proposed mitigation would require agreement by 
Natural England, assessment through a project 
level Appropriate Assessment, and planning 
conditions to secure the required mitigation 
measures. 

Impact on visual landscape  Not identified in October 2009 Environmental 
sensitivity consolidation carried out for the NNJPU 

Impact on heritage 

 

 

 

 

 The County Archaeological Advisor is of the 
opinion that development is likely to have a 
negative impact on the historic environment but 
this impact could be mitigated.  They would 
request a Condition for archaeological 
investigation be imposed should the site be 
subject to a Planning Application in order that this 
can be assessed further. 

No listed buildings or heritage assets on or 
immediately adjacent to the site 

Impact on listed buildings, conservation 
areas, scheduled ancient monuments and 
historic parks and gardens 

 

Impact on the existing form of the 
settlement 

 Concerns because site is detached from the main 
built settlement of Irthlingborough by the A6 

Flood risk  Site is in Flood Zone 1 and the Environment 
Agency advise of no concerns. The Lead Local 
Flood Authority advise there is one significant 
surface water flow path through the site (north to 
south on eastern part of site) with an area of 
ponding adjacent to Addington Road, this is likely 
to be a watercourse/ditch which would need to be 
preserved, and no works within 9m without flood 
defence consent. There is a band of high risk of 
spring emergence along the flow 
path/watercourse noted above, and the 
southernmost extent of the site is at very high risk 
of spring flow. A number of minor incidents of 
flooding south of the site are unlikely to have 
affected it. 

Impact on the use of previously 
developed land  

 There are records of previous quarrying on the 
site. ENC Environmental Protection advise there 
are no known landfill sites on or within 250m of 
the area of interest and there may be some 
potential for contamination to be present including 
ground gas due to the presence of backfilled 
quarry workings (not landfill sites). However, they 
consider it is unlikely this would prohibit the 
development of the land for residential use. 

Impact on the quality of agricultural land  Site is Grade 3 agricultural land. However, in the 
context of the size of the site compared to a large 
amount of other remaining Grade 3 land in the 
vicinity, this is not considered sufficient to put a 
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constraint on development. 

Impact on the stock of minerals  Site not allocated for mineral extraction in the 
Minerals and Waste Local Plan. 

Availability  Site is understood to be available. 
 

Deliverability  

 

 There are not considered to be any major 
constraints preventing the delivery of the 
development. However, the site is not considered 
to be desirable to be delivered because of the 
segregation of it from Irthlingborough and the 
impact on the shape of the built form of the 
settlement. 

SHLAA category  3 

Planning Policy  Associated with a market town which is second in 
the hierarchy of preferred locations for 
development in the North Northamptonshire Joint 
Core Strategy.  

Other matters  From an education point of view, the County 
Council advise this site is located close to and 
within easy walking distance of existing provision. 
However development here could only be 
supported if suitable, safe access in terms of 
pupils crossing the A6 could be secured, which 
would enable children to access existing provision 
in the town. They would also anticipate that a 
development of this size in this location will place 
pressure on the existing capacity; particularly 
when taking into account the planned 
Irthlingborough West SUE. As such, it’s likely that 
a s106 contribution would be required from this 
development towards both primary & secondary 
education – additional provision is already being 
planned as part of the SUE, so it would be 
expected that this development would be required 
to contribute towards the cost of bringing that 
additional capacity forward so as to ensure there 
is sufficient in the local area to meet the increased 
demand. 

Summary of Assessment:  

Key potential opportunities Key potential constraints 

 The site is not integrated with the town of 
Irthlingborough. 

 The site is separated from the built up area of 
Irthlingborough by the A6. It has poor linkages to it 
and the facilities it offers. 

 The highway improvements necessary to create 
an acceptable access would be very expensive. 

Conclusion:   

Discount as a potential site allocation as not well integrated with the town of Irthlingborough, has 
poor links to it and major highway works are needed to give the site an acceptable access. 
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Site 2 Land North and East of Crow Hill, Irthlingborough 
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View of on site woodland  
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Local authority: East Northamptonshire Council 

Site – Land North and East of Crow Hill, Irthlingborough 
Other references:  

Site Assessment – Residential 

Site Area: Approximately 26.5Ha if existing 
adventure centre and immediate surroundings 
is excluded. 

Settlement hierarchy: Market Town  

Uses: The site contains a significant amount of mixed woodland. 

Site Description:  The site forms part of land occupied by the Frontier Centre and is adjacent to the 
Crow Hill housing estate on the road between Irthlingborough and Great and Little Addington. 

Criteria  Comments 

Proximity to services  There are employment, healthcare, primary school, a 
leisure attraction and shops in Irthlingborough but 
they are not easily accessible without a car and there 
are few links to existing footway / cycleway facilities 
or public transport links.  

Proximity to a trunk/principal road 
junction  

 Approximately 2km from a principal road (the A6) 

Connectivity to the existing urban area  Not considered in the Urban Structures Study carried 
out by the NNJPDU but poorly connected to 
Irthlingborough. 

Access infrastructure  The County Highway Authority advise the access 
onto Addington Road does not pose too much of an 
issue in terms of junction visibility given the straight 
section of carriageway. There are some concerns 
with regards to sustainability with little links to 
existing footway / cycleway facilities or public 
transport links. 

Capacity of the highway network  The County Highway Authority advise the applicant 
would need to address the added development traffic 
impact on the Chowns Mill roundabout and the 
queuing that continues back through to Finedon in 
the PM peak. 

Highways England have no objections in principle if 
one or a combination of these sites was allocated for 
up to 500 dwellings. This is because they consider 
that the traffic impacts of the proposed development 
on the Strategic Road Network (SRN) can be 
assessed through a Transport Assessment (TA). The 
TA can also identify any mitigation that may be 
required to be provided on the SRN to accommodate 
the additional traffic from the development quantum 
that has been proposed. 

Utilities  Based on findings in 2011 update to the SHLAA 

Impact of an existing notifiable 
installation, including pipelines, on the 

 No known constraints of this nature 
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development   

Impact on existing sports and recreation 
facilities, including allotment land 

 Land is within an existing site used for recreational 
purposes but it is understood the proposed housing 
is intended to help improve the facilities of this 
nature.  

Impact of existing noise or odour (major 
road, railway, domestic waste disposal 
site or other source) on the 
development. 

 There is a small industrial estate just to the north of 
the proposed site which may be a source of noise. 

Impact of the development on 
neighbouring land uses 

 A residential use may conflict with a small industrial 
estate just to the north of the proposed site because 
the new residents may complain about noise from 
activities taking place there. 

Impact on biodiversity 

 

 

 

 

 

 The site contains a significant number of trees in the 
form of mixed woodland. A significant amount of this 
would have to be removed to enable a development 
of the scale needed to go ahead. The Council’s Tree 
and Landscape Officer has visited the site and notes 
in many places the woodland has a closed canopy 
and an understudy developing. He considers, 
ecologically, it is just starting to get to a point where it 
has significant value.    
 
 
The site is also on the opposite side of River Nene to 
the Upper Nene Valley Gravel Pits Special Protection 
Area and within the 2km consultation zone for it. As 
the site is within the 2km zone, the implications for 
residential development on the SPA need to be 
considered. Natural England consider this to be one 
of two of the sites which represent a high risk to the 
integrity of the SPA. They consider the close 
proximity provides opportunity for substantial 
additional recreational impact over and above that 
already planned for. Finally, they advise on the use of 
the Habitat Opportunity Mapping dataset to assess 
the potential for the site to be restored to provide a 
net gain for biodiversity and strengthen the 
ecosystem services provided by that location and 
they add any proposed mitigation would require 
agreement by Natural England, assessment through 
a project level Appropriate Assessment, and planning 
conditions to secure the required mitigation 
measures. They also advise a search for protected 
species and historic environment interests is 
undertaken as well as an assessment for potential 
Functionally Linked Land.  

Impact of the development on a 
protected species or on a site 
recognised for its wildlife or geological 
importance  

 

Impact on visual landscape  Not identified in October 2009 Environmental 
sensitivity consolidation carried out for the NNJPU 

Impact on heritage 

 

 

 The County Archaeological Advisor is of the opinion 
that development is likely to have a significant 
negative impact on the historic environment. They 
need further information regarding archaeological 
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significance in the form of archaeological assessment 
in order that this possible issue can be considered 
further. 

No listed buildings or heritage assets on or 
immediately adjacent to the site. 

Impact on listed buildings, conservation 
areas, scheduled ancient monuments 
and historic parks and gardens 

 

Impact on the existing form of the 
settlement 

 Will add housing on to the Crow Hill Estate which, in 
turn, is not well related to the main body of 
development in Irthlingborough.  

Flood risk  The site is largely within flood zone 1 with only a very 
small portion in zones 2 and 3. The Environment 
Agency advise no problems as long as a sequential 
approach is taken. The Lead Local Flood Authority 
advise of one significant surface water flow path 
through the site (from Welford Avenue access down 
to River Nene) which would need to be preserved or 
suitably mitigated through design. They add the 
ordinary watercourse on southern boundary of site 
would need to be protected with no works within 9m 
without flood defence consent. There is mostly very 
low or negligible groundwater flood risk, though there 
is a high risk of spring emergence along the southern 
boundary associated with the spring fed watercourse. 
A number of minor incidents of flooding within Crow 
Hill estate have been identified but they are unlikely 
to have affected the site. 

Impact on the use of previously 
developed land  

 Site contains a significant amount of tree cover. ENC 
Environmental Protection advise this site was 
previously used as a sewage farm and there is the 
potential for contamination to be present but this 
would not exclude the land being suitable for 
residential use. They add investigations on other 
parts of the old sewage farm have not reported any 
gross levels of contamination but some remediation 
has been required and there are no known landfill 
sites on or within 250m of the area of interest. 

Impact on the quality of agricultural land  Site is Grade 3 agricultural land. However, in the 
context of the size of the site compared to a large 
amount of other remaining Grade 3 land in the 
vicinity, this is not considered sufficient to put a 
constraint on development. 

Impact on the stock of minerals  Site not allocated for mineral extraction in the 
Minerals and Waste Local Plan. However, the site is 
partially within a minerals safeguarding area and the 
mineral being safeguarded here is river valley sand 
and gravel. Therefore these are aggregates which 
should be safeguarded where appropriate. Any 
development here would need to comply with Policy 
28 of the Minerals and Waste Local Plan (either the 
landowner would have to prove the mineral is not 
viable or it should be extracted prior to development 
taking place). 

Availability  Site has recently been subject to a request for pre-
application advice and so is understood to be 
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available. 
Deliverability  

 

 Site is not considered to be desirable to be delivered 
because of the segregation of it from Irthlingborough, 
the impact on the shape of the built form of the 
settlement and the impact on biodiversity.  

SHLAA category  Not assessed 

Planning Policy  Associated with a market town which is second in the 
hierarchy of preferred locations for development in 
the North Northamptonshire Joint Core Strategy. 

Other matters   The Nene Way long distance footpath runs through 
the site but is on the boundary and so should not be 
affected. However, the route will need to be 
safeguarded. 
From an education point of view, the County Council 
advise this site is in an isolated position and is not 
deemed suitable in terms of accessing primary or 
secondary provision, in terms of safe walking routes 
in particular, being over 1 mile from the nearest 
provision. In the event this site came forward, s106 
contributions would be required to provide additional 
primary & secondary capacity, school transport etc. 

Summary of Assessment:  

Key potential opportunities Key potential constraints 

 The site is on the opposite side of the Crow Hill 
estate which, in turn, is on the opposite side of the A6 
to the town of Irthlingborough. In accessibility terms, 
it is therefore not well linked to the town and the 
facilities this offers. 

 The site is separated from the main built up area of 
Irthlingborough. 

 Biodiversity concerns. 

 Archaeological assessment required. 

Conclusion:   

Discount as a potential site allocation due to separation from, and poor links to, the main built up area 
of Irthlingborough and the related facilities this offers plus the impact on biodiversity. There is also a 
possible archaeological constraint. 
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Site 3 – Land to the East of Higham Ferrers 
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View of the site from Newton Road 

 

Local authority: East Northamptonshire Council, Rushden 

Site – Land to the East of Higham Ferrers  
Other references: Rushden and Higham Ferrers Neighbourhood Plans 

Site Assessment – Residential 

Site Area: Approximately 45 Ha  Settlement hierarchy: Growth Town  

Uses: The site is in agricultural use. It extends around a property known as Slater’s Lodge. This has 
Planning Permission for the demolition of some over yard barns and the conversion of two 
agricultural (Non designated) stone barns for office and residential use (17/01177/FUL). 

Site Description:  The site is located to the east of Higham Ferrers. 

Criteria  Comments 

Proximity to services  There are employment, healthcare, school and 
shopping facilities in Higham Ferrers but they are not 
easily accessible without a car. 

Proximity to a trunk/principal road 
junction  

 Just over 1km from the A6 by road 

Connectivity to the existing urban area  Two public footpaths cross the site (VC9 and VC10). 
One then links to 2 other paths which lead to Higham 
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Ferrers (UK2 and UK3) but the routes are lengthy. 
They also involve crossing the A6 and only one has a 
footbridge. Issues with connectivity to adjacent Urban 
area will not improve until the Rushden East 
Sustainable Urban Extension is developed. The 
County Highway Authority agree the site is poorly 
served in terms of sustainable pedestrian and 
cycleway links and they consider improvements are 
required along Kimbolton Road into Higham Ferrers. 
The site is Considered as a Grade C location in the 
Urban Structures Study carried out by the NNJPDU. 

Access infrastructure  If developed ahead of Rushden East, access would 
have to be onto Newton Road (see concerns from 
Highway Authority in capacity section below). 

Capacity of the highway network  The County Highway Authority advise Newton Road 
is in poor condition and undulating with some 
potential width constraints. Therefore they strongly 
advise this site is served from the proposed Rushden 
East development rather than attempt to upgrade 
Newton Road. 

Highways England have no objections in principle if 
one or a combination of these sites was allocated for 
up to 500 dwellings. This is because they consider 
that the traffic impacts of the proposed development 
on the Strategic Road Network (SRN) can be 
assessed through a Transport Assessment (TA). The 
TA can also identify any mitigation that may be 
required to be provided on the SRN to accommodate 
the additional traffic from the development quantum 
that has been proposed. 

Utilities  Based on findings in 2011 update to the SHLAA 

Impact of an existing notifiable 
installation, including pipelines, on the 
development   

 No known constraints of this nature on site 

Impact on existing sports and recreation 
facilities, including allotment land 

 Site is not in sports/recreation use. Has two public 
footpaths through it but these can be retained as part 
of any development  

Impact of existing noise or odour (major 
road, railway, domestic waste disposal 
site or other source) on the 
development. 

 No known conflicts in immediate proximity 

Impact of the development on 
neighbouring land uses 

 Would not conflict with uses in immediate proximity 

Impact on biodiversity 

 

 

 Natural England advise of the need for a search for 
protected species and historic environment interests 
as well as an assessment for potential Functionally 
Linked Land. 
 
The site is partially within the 3km consultation zone 
for the Upper Nene Gravel Pits Special Protection 
Area. Any residential units proposed in this area 
need to make a contribution towards mitigation of 

Impact of the development on a 
protected species or on a site 
recognised for its wildlife or geological 
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importance  impact on the SPA. Natural England consider this 
site to one of two which are lowest in terms of risk to 
the integrity of the SPA.  However, this issue still 
requires careful consideration and they would require 
substantial high quality on site green infrastructure, 
as well as bespoke contributions to mitigation 
measures off site. Finally, they advise on the use of 
the Habitat Opportunity Mapping dataset to assess 
the potential for the site to be restored to provide a 
net gain for biodiversity and strengthen the 
ecosystem services provided by that location and 
they add any proposed mitigation would require 
agreement by Natural England, assessment through 
a project level Appropriate Assessment, and planning 
conditions to secure the required mitigation 
measures. 

Impact on visual landscape  Site not identified in the Environmental Sensitivity 
report from October 2009 commissioned by the North 
Northamptonshire Joint Planning Unit. 

Impact on heritage  The County Archaeological Advisor is of the opinion 
that development is likely to have a significant 
negative impact on the historic environment. Will 
need further information regarding archaeological 
significance in the form of archaeological assessment 
in order that this can be looked at further. 

The adjacent property known as Slater’s Lodge 
contains a number of stone buildings. In a Committee 
Report for a recent planning application for a 
conversion of these, they are regraded as a non 
designated heritage asset. The development is not 
considered to significantly impact on these. There are 
no listed buildings etc on or immediately adjacent to 
the site. 

Impact on listed buildings, conservation 
areas, scheduled ancient monuments 
and historic parks and gardens 

 

Impact on the existing form of the 
settlement 

 Is in an isolated location not associated with the 
current built form of Higham Ferrers/Rushden. 

Flood risk  The site is entirely within Flood Zone 1. The 
Environment Agency advise they have no concerns. 
The Lead Local Flood Authority advise there are 
three significant surface water flow paths across the 
site – the main one is associated with the 
watercourse crossing the north-western part of the 
site, with two additional flow paths across the 
southwestern part of the site. There is also a high risk 
of surface water flooding along the north-eastern 
boundary of the site associated with the watercourse 
which flows along the boundary. The surface water 
flood risk areas associated with watercourses would 
need to be protected, and the two lesser flow paths 
to the south of the site protected or suitably mitigated 
through design. All watercourses and ditches across 
the site need to be protected, with no works within 
9m without flood defence consent. They add there is 
negligible groundwater flood risk and no significant 



Local Plan Part 2 Background Paper – Additional Housing Site Assessment November 2019 
32 

flood history of note that would have affected the site. 

Impact on the use of previously 
developed land  

 Site understood not to be previously developed and 
the ENC Environmental Protection advise there are 
no known landfill sites on or within 250m of the area 
of interest.  

Impact on the quality of agricultural land  Site is Grade 3 agricultural land. However, in the 
context of the size of the site compared to a large 
amount of other remaining Grade 3 land in the 
vicinity, this is not considered sufficient to put a 
constraint on development. 

Impact on the stock of minerals  Site not identified for mineral extraction in the County 
Council’s Minerals and Waste Local Plan. However, 
the site is partially within a minerals safeguarding 
area and the mineral being safeguarded here is river 
valley sand and gravel. Therefore these are 
aggregates which should be safeguarded where 
appropriate. Any development here would need to 
comply with Policy 28 of the Minerals and Waste 
Local Plan (either the landowner would have to prove 
the mineral is not viable or it should be extracted 
prior to development taking place). 

Availability  The site is subject to a request for pre-application 
advice which is an indication of its availability 

Deliverability  

 

 Not desirable to deliver in the short term. Needs to be 
associated with the Rushden East Sustainable Urban 
Extension coming forward. 

SHLAA category  Site not assessed 

Planning Policy  Associated with a market town which is second in the 
hierarchy of preferred locations for development in 
the North Northamptonshire Joint Core Strategy.  

Other matters  From an education point of view, the County Council 
advise timing of this site may be a key factor with 
regards to its suitability. Delivered in isolation, it is not 
accessible for local schools and would potentially 
create a need for school transport to be provided, 
being over 1.5 miles distant from the nearest primary 
provision. However, it is noted that the site would be 
on land adjacent to the proposed Rushden East 
Sustainable Urban Extension (SUE), and as such 
potentially accessible through that development. The 
SUE by itself is expected to provide 2x primary 
schools and 1x secondary school, and discussions 
are underway with the promoters to secure sufficient 
land within the development to enable expansion of 
primary capacity on site above that which would be 
required to mitigate the SUE by itself, as well as 
delivering a secondary school of sufficient scale to 
accommodate increasing demand for places in the 
wider Rushden / Higham Ferrers area. It would 
therefore be expected that the additional 500 homes 
proposed for this site would contribute financially 
towards that provision through a s106 agreement, 
and that appropriate access routes could be 
designed into the development from an early stage to 
allow pupils to move between the sites. 

Summary of Assessment:  
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Key potential opportunities Key potential constraints 

Some potential if associated with the 
Rushden East Sustainable Urban Extension. 

The site is located on the opposite side of the A6 to 
Higham Ferrers and Rushden and is currently 
physically separated from these settlements and the 
facilities they offer.  

 Significant improvements to Newton Road would be 
needed if developed in advance of Rushden East. 

 The site is not currently integrated into the built form 
of any adjacent settlement  

 Archaeological assessment required. 

Conclusion:   

The site offers some potential in the longer term if developed in conjunction with the Rushden East 
Sustainable Urban Extension. However, as the purpose of this study is to find a site to be developed 
in the shorter term, it should be discounted at this moment in time. This is due to the extent of 
highway improvements if it was to be developed in isolation and poor connectivity/integration with 
Higham Ferrers/Rushden plus the poor integration it has with the built form of any nearby settlement. 
Finally, further work is required on the topic of archaeology. 
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Site 4 Rushden South East 
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View of site from Newton Road 

Local authority: East Northamptonshire Council, Rushden 

Site – Rushden South East 
Other references: Rushden Neighbourhood Plan 

Site Assessment – Residential 

Site Area: Approximately 40 Ha Settlement hierarchy: Growth Town  

Uses: The site is in agricultural use. 

Site Description:  The site is located to the South East of Rushden 

Criteria  Comments 

Proximity to services  The site is in relatively close proximity to a surgery 
and primary school but they are not easily 
accessible other than by car as they are on the 
opposite side of the A6. Other facilities such as 
shops and leisure uses and employment uses are 
further afield and so are even less accessible. 

Proximity to a trunk/principal road junction   Site is adjacent to the A6 
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Connectivity to the existing urban area  On the opposite side of the A6 to the town of 
Rushden with poor connectivity to it. The County 
Highway Authority consider pedestrian and cycle 
links are required along Newton road into Rushden 
Town Centre. There is a public right of way across 
the A6 from the area of search (UK9) leading into 
the town but this is a long route and there is no 
footbridge to cross the road. The site is considered 
as a Grade E location in the Urban Structures Study 
carried out by the NNJPDU. 

Access infrastructure  A direct access to the A6 would not be acceptable. 
Access would be needed onto Newton Road.  

Capacity of the highway network  The County Highway Authority advise, as part of 
the Rushden East development proposals, the 
initial stretch of Newton Road from the A6 
roundabout is set to have significant upgrades. If 
this site comes forward first it will need to provide 
these measures plus this site will need to continue 
any carriageway widening and footway / cycleway 
infrastructure up to the proposed site access. They 
also point to possible issues of traffic using Avenue 
Road to get to the A6 and they advise these will 
need to be mitigated. 

Highways England has no objections in principle if 
one or a combination of these sites is allocated for 
up to 500 dwellings. This is because they consider 
that the traffic impacts of the proposed development 
on the Strategic Road Network (SRN) can be 
assessed through a Transport Assessment (TA). 
The TA can also identify any mitigation that may be 
required to be provided on the SRN to 
accommodate the additional traffic from the 
development quantum that has been proposed. 

Utilities  Based on findings in 2011 update to the SHLAA 

Impact of an existing notifiable 
installation, including pipelines, on the 
development   

 No known constraints of this nature on site 

Impact on existing sports and recreation 
facilities, including allotment land 

 Site is currently in agricultural use 

Impact of existing noise or odour (major 
road, railway, domestic waste disposal 
site or other source) on the development. 

 ENC Environmental Protection advise there are 
noise issues associated with the adjacent A6 which 
will need to be mitigated. 

Impact of the development on 
neighbouring land uses 

 No anticipated conflict with adjacent land uses 

Impact on biodiversity 

 

 

 Natural England advise of the need for a search for 
protected species and historic environment 
interests as well as an assessment for potential 
Functionally Linked Land. 
 
The site is partially within the 3km consultation zone 
for the Upper Nene Gravel Pits Special Protection 

Impact of the development on a protected 
species or on a site recognised for its 
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wildlife or geological importance  Area. Any residential units proposed in this area 
need to make a contribution towards mitigation of 
impact on the SPA. Natural England consider this 
site to one of two which are lowest in terms of risk 
to the integrity of the SPA.  However, this issue still 
requires careful consideration and they would 
require substantial high quality on site green 
infrastructure, as well as bespoke contributions to 
mitigation measures off site. Finally, they advise on 
the use of the Habitat Opportunity Mapping dataset 
to assess the potential for the site to be restored to 
provide a net gain for biodiversity and strengthen 
the ecosystem services provided by that location 
and they add any proposed mitigation would require 
agreement by Natural England, assessment 
through a project level Appropriate Assessment, 
and planning conditions to secure the required 
mitigation measures. 

Impact on visual landscape  Site considered to have a low landscape sensitivity 
in the Environmental Sensitivity Consolidation 
Study carried out in October 2009 for the North 
Northamptonshire Joint Planning Unit. 

Impact on heritage 

 

 

 

 

 The County Archaeological Advisor is of the opinion 
that development is likely to have a significant 
negative impact on the historic environment. They 
need further information regarding archaeological 
significance in the form of archaeological 
assessment in order that this matter can be 
considered further. 

 

No Listed Buildings etc on or immediately adjacent 
to the site. 

Impact on listed buildings, conservation 
areas, scheduled ancient monuments and 
historic parks and gardens 

 

Impact on the existing form of the 
settlement 

 There is some existing housing associated with 
Newton Road but the development would be 
separated from the main built form of Rushden by 
the A6. 

Flood risk  The site is entirely within Flood Zone 1. The 
Environment Agency advise of no concerns. The 
Lead Local Flood Authority advise there is an area 
of very high surface water risk in the far 
southwestern corner of the site, which would need 
to be avoided, and one significant surface water 
flow path through the northern part of the site from 
the rear of properties on Newton Road to the A6, 
which would need to be preserved or suitably 
mitigated through design. There are also two 
ditches/ordinary watercourses crossing the site 
south-east to north-west which would need to be 
protected, and no works within 9m without flood 
defence consent. They add there is negligible 
groundwater flood risk and no significant flood 
history of note that would have affected the site. 
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Impact on the use of previously 
developed land  

 Site generally not previously developed but ENC 
Environmental Protection advise the former Manor 
Park landfill site lies immediately to the south west 
and may encroach under the A6 and into the area 
of interest. In view of this, there may contamination 
and a ground gas risk associated with any 
residential development in the south of the site. If 
so, this area would have to be excluded from the 
site but the site is large enough for this to occur. 

Impact on the quality of agricultural land  Site is Grade 3 agricultural land. However, in the 
context of the size of the site compared to a large 
amount of other remaining Grade 3 land in the 
vicinity, this is not considered sufficient to put a 
constraint on development. 

Impact on the stock of minerals  Site not allocated for mineral extraction in the 
County Council’s Minerals and Waste Local Plan.  

Availability  Parts of the site are being actively promoted as 
being available for development.  

Deliverability  

 

 Could be delivered in advance of the major road 
infrastructure needed for the Rushden East 
development if some improvements are carried out 
on Newton Road. 

SHLAA category  Category 3 

Planning Policy  Associated with a Growth Town which is first in the 
hierarchy of preferred locations for development in 
the North Northamptonshire Joint Core Strategy. 

Other matters  From an education point of view, the County 
Council advise the location of this site is not 
considered suitable from an education perspective. 
There is a lack of safe access over the A6 to 
existing schools in Rushden. Similarly, it is not clear 
whether there would be any suitable access 
between it and the proposed Rushden East 
Sustainable Urban Extension (SUE) which would 
enable pupils to attend schools in either location. 
Again, additional capacity would need to be 
provided by any development coming forward in 
this area, most likely towards the provision of 
additional capacity within the SUE at both Primary 
and Secondary levels, alongside suitable access. 

Summary of Assessment:  

Key potential opportunities Key potential constraints 

Could be delivered in advance of the major 
road infrastructure needed for the Rushden 
East development if some improvements are 
carried out on Newton Road. 

The site is physically separated from the built up 
area of Rushden and has poor links to it and related 
facilities. 

Associated with a growth town. Some highway improvements would be needed for 
Newton Road. 

 Archaeological assessment required. 

Conclusions:   

The site could also be developed in advance of Rushden East if some improvements are carried out 
to Newton Road. It is also associated with a Growth Town and therefore is a preferred location for 
development in the North Northamptonshire Joint Core Strategy. 
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However, the site should be discounted at this time because there are issues with linkages to 
Rushden and poor access to facilities (as there are none on the same side of the A6 as the site) and 
it is also poorly integrated with the form of the settlement of Rushden. There is also a possible 
archaeological constraint on development which needs investigating further. 
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Site 5 Rushden Lakes West 
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View of the site from Ditchford Lane. 

 

Local authority: East Northamptonshire Council, Rushden 

Site – Rushden Lakes West 
Other references: Rushden Neighbourhood Plan 

Site Assessment – Residential 

Site Area: Approximately 30 Ha Settlement hierarchy: Growth Town  

Uses: The site is currently largely in agricultural use 

Site Description:  The site is located adjacent to the Rushden Lakes development. 

Criteria  Comments 

Proximity to services  Immediately adjacent to Rushden lakes which 
offers shopping, employment and leisure provision. 
These are easily walkable from the site. School and 
surgery provision are relatively close in Rushden 
but are separated from the site by the A45 and it is 
not easy to get to these other than by car. There is 
a public footpath link from the site across the A45 
(reference UK1 on the definitive map) but this 
needs some improvements in terms of safety of 
crossing the road. 
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Proximity to a trunk/principal road junction   Adjacent to a junction with the A45 

Connectivity to the existing urban area  Not considered in the Urban Structures Study 
carried out by the NNJPDU. Well connected to 
Rushden Lakes but separated from the rest of 
Rushden by the A45 although there is a public 
footpath across the A45 (reference UK1 on the 
definitive map). 

Access infrastructure  A safe means of access should be possible onto 
Ditchford Lane. This should be solely to serve the 
residential development and not utilise the 
commercial access that has recently been 
approved through the site for Rushden Lakes. 

Capacity of the highway network  The County Highway Authority advise some 
improvements would be needed to Ditchford Lane 
and the A45 junction if the site is brought forward in 
advance of highway works to be carried out in 
connection with the Stanton Cross development 
(Wellingborough East Sustainable Urban 
Extension).   

Highways England have no objections in principle if 
one or a combination of these sites was allocated 
for up to 500 dwellings. This is because they 
consider that the traffic impacts of the proposed 
development on the Strategic Road Network (SRN) 
can be assessed through a Transport Assessment 
(TA). The TA can also identify any mitigation that 
may be required to be provided on the SRN to 
accommodate the additional traffic from the 
development quantum that has been proposed. 
They also note We also note that the site is 
adjacent to the A45. As such, if this site were to be 
allocated, they would expect that all boundary 
related matters will be in line with the requirements 
of DfT’s Circular 02/2013 and other relevant 
guidelines in the Design Manual for Roads and 
Bridges.    

Utilities  Based on findings in 2011 update to the SHLAA 

Impact of an existing notifiable 
installation, including pipelines, on the 
development   

 There is a gas pipeline through the site which will 
need to be safeguarded. 

Impact on existing sports and recreation 
facilities, including allotment land 

 Site is largely in agricultural use. 

Impact of existing noise or odour (major 
road, railway, domestic waste disposal 
site or other source) on the development. 

 Site is partially within the consultation buffer (Policy 
30 – preventing land use conflict) for site WL19 (the 
industrial estate on the opposite side of the A45) in 
the Minerals and Waste Local Plan but there may 
be some potential for residential development in 
part of this land subject to no significant noise 
issues being identified associated with the industrial 
uses. However, ENC Environmental Protection also 
advise there may be noise associated with the A45 
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or the nearby railway line which may be a constraint 
on some of the development. They also advise to 
the north is Broadholme sewage treatment works 
which does give rise to odour issues at times, 
Hornigolds depot in Ditchford Lane no longer 
process any animal or vegetable waste at the site 
but there is a putrid odour associated with them at 
times in the area and, to the west, are two waste 
lagoons authorised by the Environment Agency. 
These are the source of pungent odours when they 
are being emptied and the material spread on 
nearby fields. Further work is needed on these 
topics. 

Impact of the development on 
neighbouring land uses 

 Providing any housing development is outside the 
consultation buffer referred to above or the noise 
associated with the A45 (which lies between the 
two sites) is accepted as offering sufficient 
separation. 

Impact on biodiversity 

 

 

 

 In order that any impact on biodiversity on site can 
be assessed, Natural England advise a search for 
protected species and historic environment 
interests is undertaken as well as an assessment 
for potential Functionally Linked Land. 
 
 
The site is immediately adjacent to the Upper Nene 
Gravel Pits Special Protection Area (SPA) and 
within the 2km consultation zone for it. As the site is 
within the 2km zone, the implications for residential 
development on the SPA need to be considered. 
Natural England consider this to be one of two of 
the sites which represent a high risk to the integrity 
of the SPA. They consider the close proximity 
provides opportunity for substantial additional 
recreational impact over and above that already 
planned for. Finally, they advise on the use of the 
Habitat Opportunity Mapping dataset to assess the 
potential for these sites to be restored to provide a 
net gain for biodiversity and strengthen the 
ecosystem services provided by that location and 
they add any proposed mitigation would require 
agreement by Natural England, assessment 
through a project level Appropriate Assessment, 
and planning conditions to secure the required 
mitigation measures. 

Impact of the development on a protected 
species or on a site recognised for its 
wildlife or geological importance  

 

Impact on visual landscape  Adjacent to an area identified as of high sensitivity 
in the Environmental Sensitivity Consolidation study 
(2009) commissioned by the North 
Northamptonshire Joint Planning Unit.  

Impact on heritage  The County Archaeological Advisor points out that 
the site has been subject to archaeological 
evaluation and, whilst some archaeological activity 
has been identified they do not consider this would 
preclude development. They recommend a 
Condition is imposed in relation to any planning 

Impact on listed buildings, conservation 
areas, scheduled ancient monuments and 
historic parks and gardens 
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application for archaeological investigation. 

No Listed Buildings etc on or immediately adjacent 
to the site 

Impact on the existing form of the 
settlement 

 Would adjoin the existing Rushden Lakes 
development and form an extension to it. As a 
result will be well integrated with it and the overall 
form of the existing settlement of Rushden. 

Flood risk  The site comprises Flood Zone 1 with part in Flood 
Zones 2 and 3. The Environment Agency advise 
there should be no residential development in Flood 
Zones 2 and 3 and sequential test being 
undertaken for the rest. The Lead Local Flood 
Authority (LLFA) advise all of the northern part of 
the site is in the functional floodplain (FZ3b) and 
therefore there are very limited development 
opportunities here (exception test required and 
water compatible uses only). They add all of this 
area flooded from the River Nene in 1947 and most 
flooded again in 1998. This land should therefore 
be removed from the site to address these 
concerns. Finally, the LLFA consider there is 
negligible surface water risk and a moderate risk of 
groundwater flooding in the central part of the site. 

Impact on the use of previously 
developed land  

 Site is largely in agricultural use.  ENC 
Environmental Protection advise there is an historic 
landfill site running through the area of interest. The 
landfill was an inert tip backfilling the old railway 
cutting. It is not known whether there is any 
significant risk from contamination or ground gas 
but given that it was inert site then unlikely to be 
such that the land could not be brought into 
residential use. 

Impact on the quality of agricultural land  Site is a mixture of Grade 3 and 4 agricultural land 
However, in the context of the size of the site 
compared to a large amount of other remaining 
Grade 3 land in the vicinity, the Grade 3 land is not 
considered sufficient to put a constraint on 
development.  

Impact on the stock of minerals  Site not allocated for mineral extraction in the 
Minerals and Waste Local Plan. However, the site 
is within a minerals safeguarding area and the 
mineral being safeguarded here is river valley sand 
and gravel. Therefore these are aggregates which 
should be safeguarded where appropriate. Any 
development here would need to comply with Policy 
28 of the Minerals and Waste Local Plan (either the 
landowner would have to prove the mineral is not 
viable or it should be extracted prior to development 
taking place). 

Availability  Site is being actively promoted as being available 
as an extension to Rushden Lakes. 

Deliverability   Site is considered desirable to be deliverable as 
part of the next phase of Rushden Lakes. 
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SHLAA category  Site not assessed 

Planning Policy   Associated with a Growth Town which is first in the 
hierarchy of preferred locations for development in 
the North Northamptonshire Joint Core Strategy. 

Other matters  1. There is a public footpath through the site 
which needs to be accommodated in any 
development. There is sufficient scope for 
this. 

2. From an education point of view, the 
County Council advise this site is not 
considered suitable for housing 
development of this scale in terms of 
education. They point out it is in an isolated 
situation, with no safe walkable access to 
any primary or secondary schools in the 
vicinity. In the event this site came forward, 
they point out Section 106 contributions 
would be required to provide additional 
primary & secondary capacity, school 
transport etc. 

3. The various flood risk, noise and pipeline 
constraints discussed above mean not all 
the site is considered developable. The 
developers’ agents estimate that it can 
accommodate 430 dwellings and this would 
appear to be reasonable. This falls within 
the range of 350 to 450 dwellings which 
was identified in paragraph 1.14 of this 
report. On this basis, the Rushden Lakes 
West site is considered sufficient in size to 
meet the shortfall. 

Summary of Assessment:  

Key potential opportunities Key potential constraints 

Good links to the adjacent Rushden Lakes 
development and the facilities this offers. 

Separation from the town of Rushden by the A45 
and facilities such as surgeries and education 
provision. 

There is a public footpath link from the site to 
Rushden Town (but it requires improvements 
to make it safer to use). 

Some improvements needed for Ditchford Lane and 
the A45 development if the site is brought forward 
in advance of works to be carried out in connection 
with the Stanton Cross development 
(Wellingborough East Sustainable Urban 
Extension). 

Would adjoin the existing Rushden Lakes 
development and form an extension to it. As a 
result will be well integrated with it and the 
overall form of the existing settlement of 
Rushden.  

A number of constraints including flood risk and 
noise for the north and south of the site respectively 
which limit the number of dwellings it can 
accommodate. 

Associated with a growth town. Natural England are concerned about the potential 
impact of the development on the Upper Nene 
gravel Pits Special Protection Area 

Conclusions:   
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The site provides good access to shopping, employment and leisure facilities within walking distance.  

It also has good integration with the built form of adjacent development and therefore the existing 
form of the settlement of Rushden.  

It is also associated with a Growth Town and therefore is a preferred location for development in the 
North Northamptonshire Joint Core Strategy.  

On this basis, it is considered the most suitable of the five sites that have been considered as a 
potential site allocation.  

However, some improvements to the road network will be necessary if it comes forward in advance 
of road works planned for Wellingborough East.  

There are also issues with accessing surgery and education facilities from the site as they are on the 
opposite side of the A45 and Natural England are concerned about the potential impact of the 
development on the adjacent Upper Nene Gravel Pits Special Protection Area (SPA). 

In addition, due to constraints, such as flood risk, noise and a pipeline running through the centre of 
the site it is not considered that it can accommodate the 579 dwelling shortfall identified for Rushden 
and Irthlingborough. It is estimated that the site can accommodate approximately 430 dwellings. This 
falls within the range of 350 to 450 dwellings which was identified in paragraph 1.14 of this report. On 
this basis, the Rushden Lakes West site is considered to be of sufficient size to meet the shortfall.  

Finally, to address the issues of flood risk, it is recommended that the part of the site within 
Environment Agency flood zones 2 and 3 is deleted and the boundary is revised to be as shown in 
Appendix 5. This will also offer the benefit of moving the area being considered away from the 
boundary of the SPA. 
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Appendix 5 – Suggested revised boundary for the Land at Rushden Lakes West 
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Who We Are

Vistry Group was formed in January 2020 following the successful acquisition 

of Linden Homes and the Galliford Try Partnerships & Regeneration businesses 

by Bovis Homes Group PLC.

With developments from Northumberland to Cornwall and Cheshire to 

Norfolk, Vistry is one of the top five housebuilders in the UK by volume. As one 

of the country’s leading housebuilders, Vistry has an established reputation 

for quality that runs through their homes’ design, build, specification and 

customer service.

VISTRY HAS AN 
ESTABLISHED 
REPUTATION 
FOR QUALITY

Vistry Group  - Design and Access Statement       Page 4

Vistry Group



Page 5

 

Meridian Water, Enfield Winchester Village, Winchester

White Rock, PaigntonPublic open space

Nature-focussed green spaces

Kingsmere, Bicester
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DEVELOPING 

SUSTAINABLE 

NEW HOMES AND 

COMMUNITIES 

ACROSS ALL 

SECTORS OF THE UK 

HOUSING MARKET

Our 
customers

Our 
shareholders

Doing the 
right thing 

for…

Create quality
homes and

lasting
communities

Putting our
customers

first

Putting people
at the heart of

what we do

Deliver safe
and efficient
operations

Create best
return for our
shareholders

Our 
homes &

communities

Our 
operations

Our people

£

Doing the
 right thing 

for...

Our 5 areas
of  strategic

themes 

What we do

Vistry Group
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Our Values
National 

reach-local 
approach

Schemes for the 
Armed Forces - 

Employee 
Recognition 

Scheme

Vistry Group 
achieved the 

highest 5-Star HBF
rating for 2020

Vistry 
Housebuilding

Operates across 
13 Regions

 
Vistry 

Partnerships 
operates across 

10 Regions

Circa 3,001 
Employees

Commitment 
to Social 

Mobility pledge

The capacity to 
deliver over 12,000 
homes per year in 
the medium term

NHBC Recognising
the best Site 

Managers
in the industry

A Partner you can trust
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This Vision Document has been prepared 
by Bidwells’ Urban Design Studio on 
behalf of Vistry Homes Ltd for a proposed 
residential development on land at 
Chelveston Road, Raunds (The Site). The 
Site lies within the administrative area of 
East Northamptonshire District Council.

The Site measures approximately is 39.27 
hectares, of which an initial first phase 
of 7.40 hectares has been identified, and 
will be the subject of this document. The 
Site is located on the southern edge of 
the town of Raunds, and comprises an 
irregular shaped area of agricultural land 
divided into a larger and smaller field by 
an internal hedgerow. It adjoins the new 
housing development, Darcie Park, to the 
north west and lies to the south east of 
existing houses on Chelveston Road.

This document outlines a Vision and 
Delivery Statement for Phase 1 of the 
site, as part of representations to the 
East Northamptonshire Local Plan Part 
2. This Site has the potential to deliver 

1.1 INTRODUCTION

a high quality, sustainable development 
comprising the following:

• Residential development for up 
to 145 new dwellings.

•  The creation of a new 
attractively landscaped area 
of open space, serving both 
amenity and ecological 
functions in the north and 
eastern parts of the Site, 
along with a central spine of 
multi-functional green space, 
maximising the retention 
of existing vegetation and 
supporting heritage and 
archaeology features. 

•  A new vehicular and pedestrian 
access point from the existing 
roundabout on Chelveston 
Road.

• Building on existing sustainable 
footpath and public transport 
connections, to promote active 
travel and reinforce excellent 
recreational routes.  

Previous Vistry Development
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1.2 THE SITE
The vision for the Site is to create a sensitively designed and high quality place which 
complements the character of Raunds and responds to the Site’s assessed constraints, as 
follows: 

•  Deliver appropriate housing growth for Raunds.

•  Provide up to 145 dwellings, offering a range of dwelling types, sizes 
and tenures to meet the housing needs of the area (including affordable 
housing).

•  To create a logical, carefully considered extension to Raunds which will 
ensure a transition between the existing built edge of the settlement and the 
countryside beyond.

•  Respect and enhance the Site’s landscape and environmental assets by 
setting the new housing within an attractive green infrastructure network, 
based around the creation of the peripheral areas of green open space and 
incorporating a central area of green focal space within the development.

•  The proposed green infrastructure framework will allow for appropriate 
landscape and ecological enhancement measures to be applied.

•  Sustainable Drainage Systems (SuDS) in the form of an attenuation basin at 
the low point of the Site, designed to retain surface water and provide new 
habitat for wildlife. 

•  Promote a development that integrates into its surroundings, with a focus 
on maximising connectivity with both the existing settlement edge and the 
countryside beyond.

•  Create a ‘place’ that is accessible to everyone, which makes everyone feel 
comfortable, safe and secure and a place where people want to live.

This Site with which this vision and delivery document is concerned is part of a wider 
site which will be promoted as part of the call for sites for the North Northamptonshire 
Strategic Plan. It is believed that this Site (‘Phase 1’) could be brought forward for early 
delivery, with a design which would not prejudice the delivery of the wider long term 
aspirations for the Site as a whole.  

Figure 1.1: Red and Blue Line Boundary
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2.1 PLANNING POLICY BACKGROUND
A detailed assessment of the planning policy framework is set out in the Planning 
Statement, which accompanies this vision document. This section focuses on the local 
planning policies most relevant to the design and access proposals for the development.

National	Planning	Policy	Framework	(NPPF)	

At the national level the relevant policy guidance is set out in the National Planning 
Policy Framework (NPPF) (February 2019). The NPPF sets out a presumption in favour 
of sustainable development and is a material consideration in the making of planning 
decisions, setting out the parameters by which planning applications are to be assessed 
in relation to: 

•  The presumption in favour of sustainable development. 

•  Decision-making. 

•  Delivering a sufficient supply of homes. 

•  Promoting healthy and safe communities. 

•  Promoting sustainable transport. 

•  Making effective use of land. 

•  Achieving well-designed places. 

•  Conserving and enhancing the natural environment.  

Paragraph 124 of the NPPF states that “Good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps make 
development acceptable to communities”. 

Paragraph 127 provides a set of design criteria which new development should seek to 
achieve:

•  Function well and add to the overall quality of the area over the lifetime of 
the development. 

•  Be visually attractive as a result of good architecture, layout and appropriate 
and effective landscaping. 

•  Be sympathetic to local character and history, while not preventing or 
discouraging innovation.

•  Establish or maintain a strong of place to create attractive, welcoming and 
distinctive places to live, work and visit. 

•  Optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space). 

•  Create places that are safe, inclusive and accessible and which promote 
health and well-being.

The Planning Practice Guidance (PPG) explains how the NPPF policy should be 
implemented. Paragraph 006 (Reference ID 26-006-20191001) of the PPG provides 
further information on design in the planning process. It states:

Planning Context  & Des ign Guidance
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“Design impacts on how people interact with places. Although design is only part of the 
planning process it can affect a range of economic, social and environmental objectives 
beyond the requirement for good design in its own right. Planning policies and decisions 
should seek to ensure the physical environment supports these objectives. The following 
issues should be considered:

• Local character (including landscape setting).

• Safe, connected and efficient streets.

• A network of greenspaces (including parks) and public places.

• Crime prevention.

• Security measures.

• Access and inclusion.

• Efficient use of natural resources.

• Cohesive & vibrant neighbourhoods.”

National	Design	Guide
The National Design Guide was published in October 2019 and illustrates how well-
designed places should be created. It sets out the characteristics of well-designed places 
and demonstrates what good design means in practice.

Good design is set out in the National Design Guide under the following 10 
characteristics:

• Context

• 	Identity

•  Built form

•  Movement

• 	Nature

•  Public spaces

•  Uses

•  Homes and buildings

•  Resources

•  Lifespan
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LOCAL PLANNING POLICY
Local	Policy	Context
The North Northamptonshire Joint Core Strategy (JCS) 2011-2031 (adopted July 2016) 
forms Part 1 of the Local Plan and covers East Northamptonshire and its neighbouring 
boroughs. Part 2 is currently being prepared for the district, with the anticipated date for 
adoption listed as February 2021.

North	Northamptonshire	Joint	Core	Strategy	(JCS)	(Adopted	July	2016)
The document sets out 10 outcomes, those relevant to the Site and this DAS are as 
follows:

• Outcome 1 sets out a framework for place shaping, focusing on the issues 
that matter to local communities. It seeks to create successful, safe, strong, 
cohesive and sustainable communities where residents are actively involved in 
shaping the places where they live;

• Outcome 2 seeks to create more sustainable places that are naturally resilient 
to future climate change;

•  Outcome 3 sets out a framework for retaining the area’s distinctiveness 
through maintaining and enhancing both landscape and townscape character. 
It encourages the strengthening of links between towns and countryside and a 
net gain in Green Infrastructure; 

•  Outcome 4 seeks to prioritise future public and private investment and 
collaboration. It seeks to secure provision of the infrastructure, services 
and facilities needed to sustain and enhance communities and support new 
development;

•  Outcome 7 seeks to make walking the first choice of transport to local services 
and jobs, including increasing connectivity to and from new development, the 
countryside and centres and ensuring that developments allow movement 
through them;

•  Outcome 8 proposes sustainable urban-focused development and a proactive 
approach to meeting rural needs, supporting greater self-reliance for the 
area as a whole. It aims to strengthen a network of settlements through 
transformed public transport services within the north-south urban spine and 
out to the market towns in the east, with demand responsive services in the 
rural areas;

•  Outcome 10 seeks to enhance the quality of life for all residents through, 
among other things, ensuring development is of local character and respects 
cultural diversity and distinctiveness.

The Joint Core Strategy also sets out 38 core and spatial policies for the region. Those 
relevant to the Site and this document are listed below:

• 	Policy	2	– Historic Environment

•  Policy	3	– Landscape Character

• 	Policy	4	– Biodiversity and Geodiversity

• 	Policy	5	– Water Management, Resources 
and Flood Risk Management

• 	Policy	8	– North Northamptonshire Place 
Shaping Principles

• 	Policy	19	– Delivery of Green Infrastructure

• Policy	28	– Housing Requirements

•  Policy	29	– Distribution of New Homes

• 	Policy	30	– Housing Mix and Tenure

A D O P T E D  J U L Y  2 0 1 6

N O R T H  N O R T H A M P TO N S H I R E
J O I N T  C O R E  S T R AT E G Y  2 011-2 0 31

Planning Context  & Des ign Guidance



Land at Chelveston Road, Raunds| Vision Document | Page 15

Raunds	Neighbourhood	Plan	2011-2031	(‘made’	November	2017)
Policy	R1	–	Ensuring	an	Appropriate	Range	of	Sizes	and	Types	of	Tenures states that 
proposals for new development will be expected to be accompanied by evidence to 
show how the proposals will contribute to meet the future needs of Raunds. Housing 
developments will be expected to provide for affordable housing in accordance with 
Policy 30 of the North Northamptonshire JCS.

Policy	R2	–	Promoting	Good	Design supports Objective 2, which states that new 
development should be of good design and be in keeping with the surrounding character 
of the area.

The policy encourages pre-application discussions for new development with the local 
community and the Town Council, and states that any application for new development 
should demonstrate, among other things:

•  How the proposal will preserve and enhance the built, natural and historic 
environment, including designated and undesignated assets;

•  Through the layout, siting, scale, height, proportions, massing, orientation, 
and landscaping that the site takes account of the on and off site 
characteristics and its surroundings; 

•  There are no significant adverse impacts on existing or future residents; and 

•  The development integrates into the existing town, and where on the edge 
provides access to the countryside. 

Policy	R4	–	Car	Parking	in	New	Housing	Development states that new developments 
should provide suitable car parking in line with the Northamptonshire County Council 
guidance and standards.

Policy	R5	–	Open	Space	Provision supports Objective 3, which aims to ensure that 
Raunds, among other things, has appropriate open space provision to meet local need.

The policy, in relation to residential development, applies to all new development 
of 14 units or more, and aims to provide a mix of open space uses; to take a green 

infrastructure approach which encourages community access, and the protection and 
enhancement of the natural and built environment; and to promote connectivity, both 
for the users as well as for wildlife.

Policy	R16	–	Built	and	Natural	Environment supports Objective 7, which aims to protect 
key environmental assets, and to take account of constraints.

The policy states among other things that, green infrastructure within the parish will 
be protected and enhanced and that proposals will be assessed in relation to the 
contribution they make to improved access to watercourses, links between the town 
centre and the green infrastructure in the surrounding rural area, and maintenance and 
enhancement of GI in the countryside; tree planting along roads; and the provision of 
new allotments and community gardens.

Policy	R18	–	Locally	Listed	Buildings provides a list of locally listed buildings which it 
notes proposals should consider in terms of the harm or loss to their significance. These 
include Thorpe House Farm, Thorpe Street to 
the north of the Site.

Policy	R20	–	Movement	and	Connectivity 
supports Objective 8, which relates to 
appropriate improvements to transport and 
infrastructure for present and future demand. 

The policy states among other things, that 
where it is appropriate, all major development 
will be expected to provide enhancements to 
maximise resident’s accessibility to local green 
infrastructure and to support local biodiversity, 
through the provision of new footpaths and 
cycle routes, linkages to wildlife corridors and 
new planting along these routes.
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Pre-Submission	Draft	East	Northamptonshire	Local	Plan	Part	2/	2011-2031
The Local Plan sets out 10 Outcomes which would be expected 
to support the vision for the district, and to tie in with the North 
Northamptonshire Local Plan, Part 1. The Plan will provide additional site 
specific detail to support the North Northamptonshire Local Plan Part 1, 
which sets the overarching strategic policy framework.

The policies relevant to the Site and this DAS are listed below:

• Policy	EN2: Settlement boundaries

• 	Policy	EN5: Development on the periphery of settlements and

• rural exceptions housing

• 	Policy	EN7: Green Infrastructure Corridors

• 	Policy	EN10: Enhancement and provision of open space

• 	Policy	EN13: Design of Buildings / Extensions

• 	Policy	EN14: Designated heritage Assets

• 	Policy	EN15: Non-designated heritage assets

Supplementary	Planning	Documents	(SPDs)
The following Supplementary Planning Documents (SPDs) and guidance 
documents have also informed the design proposals:

• Open Space SPD (adopted November 2011)

• Trees and Landscape SPD (adopted June 2013)

• Northamptonshire Parking Standards (adopted September 2016)

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 

 
 
 

Open Space  
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November 2011 

Planning Context  & Des ign Guidance
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View from the north western Site boundary (near Anvil Crescent) looking east.
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3.1 SITE LOCATION AND CONTEXT
The town of Raunds lies on undulating land to the east of the River Nene, with the 
landform of the town influenced by the tributaries which flow into the river from the 
east. 

The main part of the town of Raunds lies to the north of the Site, and stretches towards 
the A45. A large proportion of the residential part of the town lies to the south and east 
of the B663, which wraps around the town. However, there is some ribbon development 
and more areas of housing located to the west of the B663. The southernmost part of 
the ribbon development lies approximately 70m to the north west of the Site’s western 
corner on the western side of Chelveston Road (B663).

In the north west of the town, and south of the A45, there is a large commercial 

There are a number of facilities within the town centre of Raunds.

area with substantial commercial/distribution sheds. These buildings can be seen on 
the horizon on rising land in some views in the vicinity of the Site, in particular from 
footpaths on higher ground to the east and north east of the Site. 

Small settlements lie within the landscape to the south and south west of the Site, 
including Stanwick, which lies off Chelveston Road, approximately 1.6km (1 mile) to 
the south west; Chelveston and Caldecott, which lie to the south along the B663, 
approximately 2.1km (1.3 miles) and 3km (1.9 miles) respectively from the Site; and the 
larger town of Rushden, which lies approximately 6.5km (4 miles) to the south west. The 
River Nene and the lakes and flood plain associated with it lie approximately 2km (1.2 
miles) to the west of the Site, dominating the landscape in a north east to south west 
orientation.         

A large commercial area lies in the north west of the town.

Si te  Assessment
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Figure 3.1: Site Context Plan

The Site itself comprises an agricultural area of land which is divided by an internal 
hedgerow into a smaller western field and a larger eastern field. The Site lies to the east 
of Chelveston Road, in the south of the town.

To the north west, the Site is bound by the new residential development, Darcie Park 
(Reserved Matters application reference: 13/01604/REM). This development will 
comprise 460 dwellings once construction is complete. Immediately adjacent to the 
Site’s north western boundary, the new housing on Anvil Crescent overlooks the Site and 
is now occupied. 

To the west of the Site is a new roundabout which serves the southern entrance into 
Darcie Park at Darsdale Drive. Beyond this lies agricultural land.

The Site is bound to the north east by a small, deep sided watercourse. An area of arable 
land lies beyond the watercourse, between the Site and the southern edges of the 
properties along Thorpe Street.

A number of public footpaths are located within the town and extend into the 
countryside within the vicinity of the Site. This includes the newly resurfaced footpath 
UG21 which passes close to the Site’s north western boundary, within Darcie Park. This 
footpath, and public footpath PH12, extend from the newly constructed roundabout. 
Footpath PH12 follows the outer edge of the Site’s south western boundary, before 
continuing to the south east.

To the south and the east of the Site are arable fields, with scattered farmsteads located 
in the landscape. 

A number of small watercourses and tributaries of the River Nene cut through the 
landform creating an undulating landscape. Small shelter belts break up the landscape, 
and these, along with the undulation, limits views. Further from the Site to the east and 
south, further woodland creates wooded horizons, and a number of wind turbines can 
be seen beyond these on the horizon in the vicinity of the Site and from the higher south 
western Site boundary.
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3.2 SURROUNDING DESIGNATIONS
Statutory	and	Non-Statutory	Designations	
The Multi Agency Geographic Information for the Countryside Map (MAGIC) indicates 
that the Site is not covered by any statutory or non-statutory designations for landscape, 
heritage or ecological value or quality. 

There are two international statutory designations, a Special Protection Area (SPA) and 
Ramsar Site, within 10km, relating to a single site: the Upper Nene Valley Gravel Pits. 
This is also designated as a Site of Special Scientific Interest (SSSI), of which this is the 
only national designation within 3km of the Site. 

No local statutory designations were identified within 3km of the Site. 

There are five non-statutory designations located within 2km of the Site. These are: 

• Raunds Pocket Park, located approximately 0.5km north west of the Site.

•  Stanwick Lakes Local Wildlife Site, located approximately 2km west of the 
Site.

•  Nene Valley Nature Improvement Area, located approximately 1.5km west of 
the Site.

•  Mallow Field Woodland Potential Wildlife Site, located approximately 0.8km 
west of the Site.

•  Needham Road Woodland Potential Wildlife Site, located approximately 
1.6km west of the Site.

There is no ancient woodland covering any part of the Site or immediately adjacent land.

Conservation	Area	and	Listed	Buildings
Figure 3.2 identifies that the Site does not lie within a Conservation Area. The nearest 
heritage assets are the Thorpe End Iron Age, Saxon and Medieval Settlement Scheduled 
Monument, and a collection of listed structures and buildings at Peverels. The Scheduled 
Monument is located approximately 370m north of the Site, and the group of listed 
structure and buildings is located approximately 530m north of the Site.

Public Rights of Way
Public footpath UG21 extends through Darcie Park, close to the Site’s north western 
boundary. This footpath continues northwards to meet footpaths UG17 and UG18 on 
the edge of Raunds. Public footpath PH12 follows the outside edge of the Site’s south 
western boundary. This footpath extends south east to meet public footpath UG55.

Tree	Preservation	Order	
There are no Tree Preservation Orders within or immediately surrounding the Site. This 
was confirmed by consulting East Northamptonshire Council’s online mapping system on 
22nd July 2020.

Si te  Assessment
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0.5km 1km 1.5km 2km

Figure 3.2: Designations and Heritage Plan
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3.3 HISTORICAL DEVELOPMENT
The place name ‘Raunds’ first appeared in an Anglo-Saxon charter of circa 972-992, as 
‘Randan’. It appears as Rande in the Domesday Book of 1086, and in a later survey of 
Northamptonshire as ‘Raundes’. The name is the plural of the Old English rand, meaning 
‘border’.

A building of note within Raunds is the Church of St Peter, whose construction started 
in the 13th Century. The church has the second tallest spire in Northamptonshire and 
stands on the site of a Saxon place of worship. 

In 1800, Raunds was subjected to national legislation, the ’Enclosure Act’, which 
enclosed the settlement’s open fields after 1200 years of common use. This resulted in a 
move away from farming and agriculture, and towards a growth of the leather industries 
such as tanning and boot making. The 1888-1889 map shows how the town was once 
a linear shaped settlement following the alignment along Standwick Road, Wellington 
Road, Grove Street and the High Street.

The town played a major role in the boot and shoe industry until its decline in the 1950s 
and 1960s. With the decline of the shoe trade, the remaining small factories scattered 
throughout Raunds closed during the 1980s. These have all been demolished and 
replaced by housing developments.

In the mid to late 1990s, land on the outskirts of the town was developed as a trading 
estate known as Warth Park. This is now occupied by several firms including a Hotpoint 
distribution centre and depots for Muller Wiseman Dairies, and the DPD parcel service.

1888-1889
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1927 1974 Modern Day
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Figure 3.3: Character Areas Map

3.4 SETTLEMENT FORM AND ARCHITECTURAL DETAIL
Raunds architectural character is varied as a result of varied building techniques and 
materials dating back from the 13th Century through to the present day.

Most of the building typologies within the town comprise terraces built to a fairly high 
density. In the town centre, buildings are up to four storeys, but the majority of the 
residential buildings in Raunds are predominantly two storeys.

The High Street is varied and comprises an interesting streetscape of differing urban 
spaces. Development has taken place on a piecemeal basis over the years and a number 
of buildings from different eras sit side by side lining the streets.

We have considered the urban and architecture form of several areas of the town in 
more detail on the following pages, to inform the design and layout of the Site.

A

B

C

Si te  Assessment



Land at Chelveston Road, Raunds| Vision Document | Page 27

CHARACTER	AREA	A	

High	Street	/	Brook	Street	

•  A range of buildings dating from different eras. 

•  Buildings of note include Church of St Peter dating from the 13th Century.

•  Some shop fronts/buildings erode the character of the streetscene.

•  Varied urban spaces along the main road, Building line is also varied providing 
series of informal open areas within the streetscene.

•  Storey heights vary from 1 to 4 storeys.

•  Limited palette of materials include Collyweston natural stonework, red and 
yellow brickwork, pale renders and tiled or slate pitched roofs.

•  Detailing includes brickwork in contrasting colours, stone headers and cills, 
and brick dentil detailing at the eaves.

•  Small car park located in the heart of the town and parking bays.

Raunds town centre.

The Grade I Listed Church of St Peter dates back to the 13th Century.
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CHARACTER	AREA	B	

Development	between	Brick	Kiln	Road	and	Marshall’s	Road

• Mid to late 20th Century development consisting of detached and semi-
detached dwellings.

•  Dwellings are predominantly 2 storeys with some bungalows.

•  Car parking provided on-plot in form of driveways/garages.

•  Mainly red, with some buff and yellow coloured brickwork to elevations, roofs 
are generally pitched with dark brown roof tiles.

•  Boundaries are marked with hedges, fences, low brick walls with some 
undefined.

•  Smaller internal roads end in cul-de-sacs.

Red brick is the predominant material.

Mainly 2 storey dwellings are located within this character area.

zoomed in map showing character area to fill in gaps?

If you think it will look better arranged differently, please feel 
free to change
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CHARACTER	AREA	C	

Darcie Park 

•  21st Century development, still under construction.

•  Materials include red and buff coloured brickwork and a mix of pantile and 
slate roofs.

•  Use of reconstituted stonework, coloured render and banded brick work 
creates variation to elevations.

•  Mainly 2 storey semi-detached and detached forms, with some 3 storey 
terraced forms to be located along main principal route through the 
development.

•  Front gardens are generally modest with buildings close to the road.

Bay windows and reconstituted stonework add interest to elevations.

2 storey 21st Century development.
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3.5 EXISTING SITE FEATURES
The Site occupies an irregular area of agricultural land, divided into a larger and smaller 
field by an internal hedgerow with hedgerow trees. The Site boundaries are mainly 
marked by field hedgerows comprising predominantly hawthorn and blackthorn and are 
generally unmaintained.

The north western boundary of the smaller field comprises a barbed wire fence 1.2m in 
height with a gated agricultural access off Anvil Crescent close to its western corner. A 
further fence of the same height lies parallel to it to the north west, between which is a 
dry ditch. In the vicinity of the internal hedgerow, marking the north western boundary 
for a short stretch, is a metal fence of 2m in height. Beyond this extending to the 
northern corner of the Site is an unmaintained, but relatively dense, native hedgerow.      

The north eastern boundary of the Site is defined by a 2m deep watercourse, along 
which a native hedgerow, of approximately 2.5m in height is growing. There are also 
some scattered, mainly Ash hedgerow trees along this boundary.  

The south eastern Site boundary is marked by a ditch and a native hedgerow, with 
scattered Ash and some Hawthorn trees. The south western boundary is similarly 
defined by a native hedgerow (lower than the rest at about 2m in height) and some 
Ash trees. On the western side of this boundary, beyond the internal hedgerow, the 
hedgerow thickens in depth and is unmaintained, at around 3m in height.

The internal field hedgerow also comprises an unmaintained native hedgerow, 
measuring approximately 3.5m in height. Within it are three mature Sycamore trees, 
and a late mature Oak tree, with stag head features, which can be seen in the wider 
landscape.  

There are two ponds located within each field of the Site, each surrounded by planting. 
The pond in the smaller field of the Site is surrounded by a group of hawthorn and 
blackthorn while the one in the larger field has elder and bramble scrub around it.

Figure 3.4: Aerial Map (showing photo locations).
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View from within the Site looking south.

View from within the Site looking north west.

View from within the Site looking west.
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Existing hedgerow between the two field parcelsLarger western field within the Site
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Darcie Park
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Beyond the Site to the north east, the land rises from the watercourse to a localised 
high point of 65m AOD to the south of the properties along Thorpe Street, dipping down 
to the north east, before rising again to the north east and east to a trigonometrical 
point of 80m AOD, south east of Station Road and Red House. This level of undulation 
continues to the south east and south around Chelveston and Caldecott, and to the 
south east in the area between Stanwick and Rushden. Between the Site and Stanwick 
is a small plateau of land, beyond which the land falls gently toward Stanwick, and more 
steeply beyond it to the River Nene and its flood plain. The river and its floodplain, in the 
vicinity of Stanwick, lies at around 40m AOD.

3.6 TOPOGRAPHY
The Site lies on land that falls to the watercourse along the north eastern boundary, with 
a gradual fall from the western corner of the Site to the south eastern corner.

The highest point of the Site lies towards the western corner, close to the south western 
Site boundary, at around 67m Above Ordnance Datum (AOD). The land slopes gradually 
along this boundary to the south eastern corner to around 65m AOD, and more steeply 
to the north east to a low point of 52m AOD at the northern corner. The north eastern 
boundary also falls gradually, along the watercourse, to about 54m AOD at the north 
eastern corner.

Figure 3.6: Topography Plan (Wider Area)Figure 3.5: Topography Plan (Site)
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3.7 LANDSCAPE AND VISUAL CHARACTER
The Site is not covered by any statutory or non-statutory designations for character or 
quality, it does not contain any heritage assets, nor is it publicly accessible. The findings 
and conclusions of the preliminary landscape and visual character works are summarised 
below:  

• The visual envelope of the Site is fairly restricted, apart from those from views 
from the close vicinity, and to the north east from the rising land.

•  There are some middle distance views of the Site from some sections of the 
public footpaths to the south east of the Site. These however are often limited 
by the undulation and the intervening wooded copses in the landscape.

•  To the north, west and south, the views are mainly screened by the 
undulating landscape and intervening vegetation.

•  The Assessment concludes that new development on the Site will have a 
slight adverse effect on the immediately adjoining landscape/townscape, 
much of which has only very recently been built. There will be no significant 
landscape or visual effects on the wider landscape.

View from within the Site looking south4

The undulating landscape and intervening 
vegetation screens some views of the Site.
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3.8 ECOLOGY
An Ecological Impact Assessment (EcIA) has been prepared in support of this Vision 
and Delivery Document. The EcIA aims to establish baseline ecological conditions at the 
Site and to identify any potential impacts resultant from the proposed development, to 
protected species or wildlife sites, and to advise on how they should be best avoided or 
mitigated. Additionally, the EcIA identifies the potential for ecological enhancements for 
the overall benefit of wildlife in the area. The findings and conclusions are summarised 
below: 

•  The Site itself is not subject to any statutory or non-statutory ecological 
designations, and no overriding constraints to the development of the Site 
have currently been identified. 

•  The Upper Nene Valley Gravel Pits SPA/Ramsar and SSSI is present 1.9km 
off-site to the west, with the potential for off-site recreational effects 
to occur as a result of proposed development. Mitigation measures 
are to be implemented in line with the Upper Nene Valley Gravel Pits 
SPA Supplementary Planning Document (SPD), comprising a monetary 
contribution to delivery of a strategic initiatives.

•  The Site comprises two fields of arable and improved grassland of limited 
ecological interest. Both fields are bound by hedgerows and trees, with two 
small ponds also present.

•  A small population of grass snake was found at the Site; safeguards and 
mitigation in respect of these species are to be provided.

•  Detailed survey work confirmed the likely absence of great crested newt from 
ponds on and off site. 

•  No bats were found to be roosting in trees on-site and low levels of bat 
activity were recorded.

Based on successful implementation of the proposed avoidance, mitigation and 
enhancement measures, development on the Site is not anticipated to result in any 
significant residual negative effects on important ecological features. Furthermore, it 
has been demonstrated that the scheme can secure a net gain in biodiversity through 
on-site habitat creation. The scheme is considered to accord with all relevant nature 
conservation legislation and applicable policy. 

Si te  Assessment



Land at Chelveston Road, Raunds| Vision Document | Page 35

Figure 3.7: Habitats Plan
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3.9 ARBORICULTURE
A Tree Survey has been prepared in support of this visioning process. A total of 16 trees, 
2 groups and 9 hedgerows have been recorded and assessed on and adjacent to the Site.

The findings of the Tree Survey report are summarised below: 

• The trees at the Site grow as hedgerow trees along the Site and field 
boundaries. The most significant features are the oak and sycamore trees 
located along the boundary between the two Site fields and the scattered 
common ash trees along the north east and south east boundaries.

•  The late-mature English Oak (T12) located at the southern end of the internal 
field boundary is ‘locally notable’ because of its large stem size. The tree has 
high landscape value and is category A3 for the conservation value it provides. 
The nearby sycamore (T13) is a high quality tree of category A1. Sycamore 
(T15) at the northern end of the internal hedgerow is an important visual 
feature along the external public footpath, and is of quality category A2.

•  The common Ash trees along the north east boundary grow alongside the 
watercourse. The trees include G1, T3 and T4 of moderate quality category.

•  The scattered common Ash trees along the south east boundaries are also of 
moderate quality and provide skyline features. 

•  Both fields within the Site contain a pond. The first, located within the larger 
field, is surrounded by elder shrubs and bramble scrub. The second, in the 
west of the smaller field, is surrounded by mature hawthorns and blackthorns 
G2 of quality category B3.

•  The field boundary hedgerows are of predominantly hawthorn and blackthorn 
and most have evidence of historical laying, with later infill plantings of 
hedgerow shrubs. Most have been historically maintained at about 1.5m 
height, but have not been maintained recently.

Figure 3.8: Tree Survey

Category B Tree  
- Moderate quality

Category U - Hedgerow, Group, 
Woodland - Very low quality

Category B - Hedgerow, Group, 
Woodland - Moderate quality Root Protection Area (RPA)

Category A - Hedgerow, Group, 
Woodland - High quality

Category U Tree  
- Very low quality

Category A Tree  
- High quality

Category C - Hedgerow,  
Group, Woodland - Low quality

Category C Tree  
- Low quality

Shrub mass/offsite tree/out 
of scope (OOS)

Si te  Assessment



Land at Chelveston Road, Raunds| Vision Document | Page 37

3.10 WATER, DRAINAGE AND HYDROLOGY
Preliminary Flood Risk analysis has been undertaken to inform this master plan.  This 
has been prepared to demonstrate that following construction of the development, the 
risk of flooding on the Site and potential risk of flooding elsewhere will not increase and 
that surface water drainage from the development will accord with SuDS principles in 
compliance with current national and local standards. 

•  The Site is located within an area designated as Flood Zone 1. As a result, the 
risk to the proposed development is considered to be very low both from 
fluvial and tidal sources.

•  Flood risk from surface water flooding is considered to be very low across the 
majority of the Site. 

Based on this initial work, and taking into account the above points, the development of 
the Site should not be precluded on flood risk grounds as the development will not be at 
risk from existing sources of flooding and will not result in flooding downstream, due to 
the implementation of a SuDS Strategy.

Figure 3.10: Flood Map Plan
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The Grade I Listed Church of St Paul sits on elevated ground.

3.11 ARCHAEOLOGY AND HERITAGE
HERITAGE	

A Heritage Statement has been prepared to underpin this master planning process, this 
includes a Significance Assessment which identifies the relative heritage value of the 
assets which may be affected by the proposals. It contains an Initial Assessment which 
considers the potential impact of the proposed development on the significance of the 
built heritage assets identified, including the contribution made by setting. The findings 
of the statement have been summarised below:

• Although it was identified that there are numerous heritage assets within the 
local surrounding area, the location and significance of many of them results 
in them having no perceptible relation with the proposed development. 

• The most sensitive part of the Site is within the eastern field parcel where 
there are long range views of the Church of St Peter. The level of sensitivity is, 
however, considered to be low.

• Development of the Site and the potential that impacts on heritage assets 
would be at the level of “less than substantial” harm in terms of the policies 
of the NPPF.

Si te  Assessment
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Figure 3.11: Geophysical survey results showing location of possible preservation in situ. 

ARCHAEOLOGY

An Archaeology Assessment has been prepared to uncover to ensure any relevant 
archeollogical features are respected in the formulation of the master plan. The 
Archaeology Assessment has uncovered the following features: 

• An area of archaeological interest - possible prehistoric enclosures related to 
an industrial function have been uncovered. Any master plan proposed should 
respect this area, by excluding it from the development parcels. 
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3.12  ACCESS, MOVEMENT AND FACILITIES
The Site is located in a sustainable location, the nearest within a 15 minute walk of the 
centre of Raunds, with the majority with a 20 minute walk. This is a similar distance 
to the service cluster along Brook Street as the new Bellway scheme to the north of 
Raunds. The local area offers a range of local services and facilities within convenient 
walking and cycling distance of the Site. These include: a small supermarket, Post Office, 
medical centre, hairdressers, Manor School Sports College, Raunds Park Infant School, 
restaurants, takeaways, and public houses. Other facilities also include Bassford’s 
Recreation Ground, Raunds Town Football Club, cemetery and the Church of St Peter. 
In the north western parts of the town is a large commercial area with substantial 
commercial/distribution sheds.

A number of public footpaths are located within the town and extend into the 
countryside. Public footpath UG21 lies adjacent to the Site’s north western boundary, 
within the recently constructed Darcie Park development and extends eastwards from 
the newly constructed roundabout. This footpath continues northwards providing a link 
to the settlement edge of Raunds. Public footpath PH12 also extends towards the east 
from the newly constructed roundabout and follows the outer edge of the Site’s south 
western boundary, before continuing to the south east.

Public houses and a number of takeaways are located in the heart of the town.

A Post Office is located on Brook Street.

Si te  Assessment

A Post Office is located on Brook Street.
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Figure 3.12: Facilities Plan
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Figure 3.13: Walking Accessibility Plan
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Raunds is well connected to the surrounding settlements 
by the X47 and X46 bus route. The nearest bus stop 
is located on Wellington Road approximately 600m (7 
minutes) from the Site’s proposed entrance. It offers 
regular bus services to the neighbouring towns of 
Northampton, Rushden and Wellingborough. 

An alternative route would be through Darcie Park to the 
north which accesses another bus stop on Grove Street. 
This route would also serve as a convenient walking 
route to Raunds town centre along Grove Street.

The nearest railway station is located in Wellingborough 
which lies on the Midland Main Line. The railway station 
runs services to London St Pancras and Nottingham, and 
offers further opportunities for travel, employment and 
recreation.
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4.1 OPPORTUNITIES AND CONSTRAINTS
Through a process of baseline investigation, site visits and engagement with 
stakeholders, a number of Opportunities and Constraints have been identified which 
provide a framework within which the proposed development will be brought forward. 
These include:  

LAND	USE

• The site is currently made up of farmland, bordering the southern edge of 
Raunds. This location on the rural periphery will need careful management, 
ensuring that the residential development is integrated to the town’s 
existing edge, whilst also creating an appropriate transition to the adjoining 
countryside. This will create an opportunity for current, and future, residents 
to enjoy enhanced connections with nature and the countryside beyond.

• Within the Site there is an area of Archaeology Preservation which needs to 
be carefully considered and accommodated. The central location of this area 
provides the opportunity to incorporate it into a focal area of green space. 
This green space will act as a hub for the site, incorporating a children’s play 
space alongside amenity green space. 

VEGETATION

• The proximity to vegetation varies across the Site, with the majority of this 
being located in hedgerows and thickets. Some mature trees are present 
within these areas but do not constitute woodland. Opportunity exists to 
reinforce these habitats to enhance biodiversity and ecology.

• These existing ponds should be protected and retained, within a wider green 
infrastructure network.

• Opportunity exists to deliver 10% Biodiversity Net Gain (BNG) on site.

 

SITE	BOUNDARIES

• The northern boundaries of the Site are shared with a newly developed 
urban extension of Raunds, known as Darcie Park. This boundary should be 
respected, looking for ways to create cohesion and a sense of community 
between these existing urban areas and the site, building on the existing 
Public Right of Way along this boundary.

• The Site’s existing boundary vegetation presents the opportunity to be 
retained within green corridors, which will allow for them to be strengthened 
with new tree and hedgerow planting. These corridors should also be 
orientated to ensure that key long range views towards Raunds are retained 
and able to be enjoyed by pedestrians on safe, vibrant routes.

TOPOGRAPHY	AND	DRAINAGE

• The Site has a gentle, sloping topography which replicates the gentle 
undulations of the surrounding landscape. The lack of steep variation ensures 
that all of the site is developable, as well as being accessible and conducive of 
safe, level pedestrian and cycle routes. 

•  The low point at the northernmost corner of the Site defines the location of 
the potential attenuation basin. This is a suitable location for attenuation as 
part of a wider Sustainable Drainage System (SuDS), which help to manage the 
flow of surface water during periods of heavy and persistent rainfall. These 
features will from an integral part of the site’s green infrastructure framework 
and provide opportunities for habitat creation.

Eva luat ion:  Opportunit ies  and Constra ints
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Figure 4.1: Opportunities and Constraints Plan
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VIEWS

• The most significant key views found on the Site are the sweeping view 
corridors that allow the spire of the Church of St Peter to be visible from 
multiple parts of the Site. There is potential for roads and green corridors 
to be aligned to retain and emphasise this view and ensure that the site 
maintains visual connections with the historic core of Raunds.

PUBLIC	TRANSPORT

• The Site has good access to public transport, with the opportunity to integrate 
existing and potential pedestrian routes into the wider transport network to 
ensuring public transport is universally accessible. This will allow the Site to be  
well connected to Raunds and the surrounding area, whilst also encouraging 
sustainable and active transport methods. 

• The majority of bus stops run through the centre of Raunds, travelling along 
the B663. The bus service allows provides good links to Wellingborough train 
station, which further expands the area’s connectivity through accessible rail 
links.

• An opportunity exists to review the public transport strategy for this area of 
Raunds as part of the forthcoming phase of works.

PEDESTRIAN	AND	CYCLE	LINKS

• The Site benefits from direct Public Right of Way connections with Raunds. 
There is an opportunity to create and structure new internal pedestrian 
routes which can connect with, and enhance, the existing public footpaths, 
providing sustainable access into the centre of the market town and 
additional public transport links.

• There is an opportunity to provide a new vehicular, pedestrian and cycle 

access point taken from the existing roundabout along Chelveston Road to the 
west of the Site, integrating the site into the existing road hierarchy. 

• The Site has the opportunity to link the development to the centre of Raunds, 
using the spine road design to provide high quality, safe and direct cycle 
routes. These routes can also integrate themselves into the existing cycle 
network that connects the town to the Stanwick Nature Reserve. 

ECOLOGY

• The Raunds Urban Extension will aim to deliver a 10% Biodiversity Net Gain 
Uplift on-site. The required technical work to inform this calculation will be 
detailed as the masterplan develops.

• The creation of multifunctional open space will simultaneously provide 
for recreation and Sustainable Drainage Systems, looking to incorporate 
the existing pond and hedgerow environments. This will be an important 
ecological destination, as well as being an attractive landscape feature.

HERITAGE	&	ARCHAEOLOGY

• The Site contains an area of archaeological importance and conservation, and 
as such this should be protected outside of the developable area. This can be 
achieved through surrounding the area with accessible green space, allowing 
this area to encourage interaction and activity within the heart of the site 
whilst limiting impact to the area. 

• A key heritage view runs from the centre of the site towards the corner 
boundary on it’s northern edge, and on into the centre of Raunds. This picks 
up a historic view of the spire of the Church of St Peter.

Eva luat ion:  Opportunit ies  and Constra ints
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4.2 SUMMARY OF OPPORTUNITIES
The proposed development Site offers the opportunity to provide an integrated, 
connected and appropriate new community through the provision of a comprehensive, 
well designed, urban extension to Raunds.

The development has the potential to deliver a wide range of house types and mixed 
tenure homes which are supported by a public recreational park and surrounding green 
space. To achieve success, and promote community interaction and engagement, the 
site will be well connected to Raunds’ existing infrastructure and amenities through clear 
pedestrian and cycle routes. 

The Site should also prioritise improved interaction and enhancement with the existing 
public right of way, using this as a basis to introduce recreational routes and green 
corridors throughout the site. These green corridors can also be used to preserve the key 
views found within the site, providing clear views through the site and towards Church of 
St Peter. This ensures that the site is connected to the identity and history of Raunds.

To conclude, the proposed development should adopt an accessible and appropriate 
approach, creating connections between Raunds’ existing communities, green spaces, 
natural habitats, historical core and this new development. This will ensure acceptance 
and integration, whilst maximising the potential for the future use and enjoyment of 
residents.
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5.1 THE STRATEGIC MASTER PLAN
The strategic master plan for the Site has evolved through an iterative design process 
informed by environmental and technical work, an understanding of the development’s 
relationship to its surrounding context, and an assessment of planning and design policy. 
This master plan is designed to reflect this contextual understanding, enabling the 
development to become an integrated and accessible area of Raunds; maximising social, 
economic, biodiversity and sustainability benefits whilst minimising disruption to existing 
residents and the environment.

VISION	–	A	PLACEMAKING	APPROACH

The master plan ensures that the provision of up to 145 new dwellings, in a range of 
dwelling types, sizes and tenures, are provided as part of a high quality, sustainable new 
neighbourhood. 

Connections with the surrounding area will be encouraged through the development’s 
retention and strengthening of existing Public Rights of Way (PRoW), which run along the 
southern and western boundaries. By creating pedestrian and cycle routes that connect 
to these existing PRoW, the development will maximise integration with the existing 
settlement edge, public transport system and adjoining countryside. This will allow for 
increased overall accessibility and encouragement of sustainable transport, providing 
opportunites for ease of access to recreational routes for all. 

The layout of developable areas and provision of publicly accessible green space 
encourages interaction and enjoyment, with residential frontages overlooking open 
space wherever possible. The central location of a green spine through the development 
enables all residents to access the area, creating a focal point for the Site, whilst 
reinforcing direct views to the spire of the Church of St Peter. This space will also 
accommodate a children’s play area, to promote active lifestyles, as well as appropriate 
planting and spaces for relaxing to improve resident’s personal well-being. The central 
location will also allow for dwellings to overlook the area, creating natural surveillance 
and establishing an attractive core within the development.

To further integrate the Site within the surrounding countryside, and allow for the 
development to actively contribute to supporting local ecology, various natural features 
will be incorporated. The quantum of green open space is sufficent to be confident that 
a Biodiversity Net Gain (BNG) can be delivered on Site. 

Green corridors will be utilised, building upon existing hedgerows and trees to create 
more established, biodiverse areas. These act to break up the Site and provide an 
essential balance between urban and green spaces. The primary green corridor will also 
be orientated to ensure that the key view towards the Church of St Peter is incorporated. 
This allows the development to celebrate local landmarks and local built heritage, 
developing the Site’s sense of place and identity.

Additionally, the natural green space around the developable area will be designed 
to be accessible and appropriate. The approach to planting will be informed by the 
surrounding ecology, which ensures that the development strengthens the existing 
environment and prioritises local biodiversity. These spaces will include a network 
of interconnected recreational routes, which provide access throughout the Site 
and connect with the PRoW network beyond. These natural green spaces will also 
incorporate the existing pond into the SuDS system, with the low northern point of the 
Site being identified as most suitable for these features. These will ensure that surface 
water run-off is carefully managed, whilst also providing an attractive landscape features 
that connects residents to local biodiversity.

All of these design features and considerations will ensure that the development 
becomes a place that is accessible to all of the Raunds’ community, which makes 
everyone feel comfortable, safe and secure, and a place where people want to live.

The Development  Proposals
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Figure 5.1: Development Framework Plan
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5.2 DESIGN PRINCIPLES
CONTEXT 

The proposals for Land at Chelveston Road, Raunds, seeks to connect with its local 
contextual position, by using the Site’s existing visual connection with the spire of the 
Church of St Peter as the motivating design principle in setting out the master plan. 
The integration of a landscape corridor to reinforce this view, and to create a direct 
pedestrian link with Raunds will underpin a sensitive landscape vision upon which to 
build the master plan. 

The potential for this landscape-led extension to Raunds lies in its connectivity with the 
landscape . Excellent visual and physical connection is provided open space surrounding 
the proposal, with good connections provided linking with the surrounding Public Right 
of Way network providing connectivity for all. 

Figure 5.2: Contextual Master Plan

The Development  Proposals
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IDENTITY 

The identity of this proposed extension to Raunds will build on the unique opportunity 
for a direct view of the spire of the Church of St Peter, reinforced by landscape corridors 
to ensure that this appreciation is linked to an appreciation of the natural environment is 
linked with historic form.

In order to relate to the surrounding built form, a number of character areas have been 
proposed. These are: 

Parkland Frontage

The parkland frontage will benefit from a lower density, with varied roofline alignment 
to  minimise the impact of longer distance views. This will consist of predominantly 
detached and semi-detached dwellings, in red or buff brick, perhaps with some dentil 
courses to relate to the existing built form along Chelveston Road.

Green Spine

The Green Spine will be a mixture of 2-3 storey dwellings, with frontages which are 
closely aligned with their boundary. Parking provision will be on-plot, and should 
preferably be located away from the parkland frontage if possible (rear access). Materials 
should include a mixture of render, red and buff brick, and be of a moderate to high 
density, especially where overlooking the central play space.  

Development Core 

The development core will be a higher density area, consisting of a mixture of terraces 
and semi-detached dwellings. Materials would consist of a mixture of brick types and 
render, with on-plot parking carefully designed to minimise it’s visual impact on the 
streetscape. 

Figure 5.3: Character Areas Diagram

Darcie Park Frontage

As highlighted in Character Area C, this character area will reflect best elements of 
Darcie Park adjacent, to create a positive shared boundary. This will result in dwellings 
between 2-3 stories, with buildings generally close to the road, on plot parking and a 
mixture of red and buff brickwork, with some coloured render, banding and either slate 
or pantile roofs. 
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BUILT	FORM

The proposals respond to the surrounding countryside edge, through the 
introduction of green routes surrounding the proposed built form, which is 
concentrated at the centre of the Site. 

Given that much of the existing vegetation on the site is predominantly 
focused around the boundaries of the Site, this approach will ensure 
opportunities to maximise potential for existing vegetation to be retained will 
be realised. 

The built form at the centre of the scheme will be provided at a variety of 
densities, with opportunities to vary the roof lines of proposed dwellings at 
the edges of the site vital in ensuring the proposed built form does not create 
an unnatural visual mass. 

Density will be centred through the centre of the Site, and along the Green 
Spine at the heart of the proposals to create a walkable circular network 
linking with the existing public right of way network providing excellent 
recreational links for the existing community, whilst maximising opportunities 
to access  existing sustainable transport options available in Raunds. 

 

Site Area

Gross Developable Area Public Open Space Provision Natural Green Space

Natural Green Space

Gross Developable Area

Public Open Space Provision

Development Area breakdown chart.

A Vistry Group precedent scheme at North Whiteley, Winchester (3,500 homes, with dwellings 
fronting Public Open Space. 

The Development  Proposals
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LAND AT CHELVESTON ROAD, RAUNDS | DEVELOPMENT BRIEF 

Client: Vistry Group 

Total Site Area 7.4 

DEVELOPMENT TYPE Total Area (Hectares) Total Area 
(SQM) 

Area % of Total Site  No. of Dwellings @ 
30.21dph 

Gross Developable Area 
Inc roads 

4.8 48,000 65.1% 145 

Public Open Space 
Provision 

0.4 4000 5.4%  

Natural Green Space 2.2 22,000 29.5%  

 7.4 74,000 100%  

OPEN SPACE POLICY 
REQUIREMENT (East 
Northamptonshire 
Council Open Space SPD 
2011) 

No. of hectares 
required per 1000 
people 

Indicative 
No. People 
(145 x 2.4) 

Open Space (Ha) 

Requirement Provided 

Parks and Gardens 0.6 348 0.21 0.4 

Natural and Semi-Natural 
Open Space 

1.3 (Urban) 

8.79 (Rural) 

348 0.45 2.2 

Amenity Green Space 0.8 348 0.28 

Provision for Children 
and Young People 

0.1 (Urban) 

0.14 (Rural) 

348 0.03 

Sports Facilities 1.69 348 0.59 

Allotments and 
Community Gardens 

0.34 348 0.12 0 

Total Open Space Provision (Hectares) 1.68 2.6 

OTHER PLAY REQUIREMENTS (Play England) 

Local Equipped Area for 
Play (LEAP)  

Min area: 0.04ha 

Max walking distance: 400m  

10m to the boundary of the nearest property / 20m to the nearest habitable living 
space. 

Local Area for Play (LAP) Min Area: 0.01ha 

Max walking distance: 100m 

HIGHWAY INFRASTRUCTURE 

Primary roads 6m width 

Secondary roads 5.5m width 

Footpaths 2m width 

The table adjacent presents the 
development area schedule and an 
indicative	housing	mix	for	the	proposed	
development. 

A precedent Vistry scheme at Kingsmere, Bicester, integrating Public 
Open Space and Built form. 

Potential for circular walking and cycling routes through Public Open Space.  
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Movement

The proposal’s proximity to established 
Public Right of Ways (PRoWs), coupled 
with the permeable nature of the 
bordering urban developments, creates 
invaluable opportunities to develop 
a connected and efficient sustainable 
transport network. 

The existing PRoW network would be 
upgraded with high standard pedestrian 
and cycle ways to encourage active living, 
whilst also ensuring that the development 
is accessible to Raunds’ existing and new 
communities. These routes will extend 
throughout the development, ensuring 
that all residents can benefit and have the 
opportunity to incorporate sustainable 
transport into their everyday routines and 
commutes.

This new access network will also ensure 
that the Site is connected to the existing 
bus routes that link Raunds to other 
nearby towns and train stations.

Exisiting Bus Stops

Existing PRoWs

Extendend Sustainable Transport Network

400   METRES

400   METRES800   METRES

The Development  Proposals
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NATURE	

Vistry’s approach to development 
design focusses on the principles of 
Green Infrastructure (GI) - networks 
of multifunctional green space which 
includes parks, open spaces, playing 
fields, woodlands, street trees, 
allotments, private gardens, sustainable 
drainage systems and soils

Ahead of a 10% biodiversity net gain 
being mandated by the emerging 
Environment Bill, we are seeking to assess 
and future-proof our schemes.

Vistry is in partnership with the British 
Hedgehog Preservation Society and have 
formed a new partnership with the Bat 
Conservation Trust, to help protect these 
important species

Vistry Partnerships are now business 
supporters of the Bumblebee 
Conservation Trust (BBCT). The aim of 
this sponsorship is to ensure our sites 
across the country are helping to support 
bumblebees and other wildlife with  
our planting

At Bovis Homes we’re proud to contribute to the  
welfare and future of these declining creatures.

Hedgehog highway

GDD52373/12.19

When you have finished with this leaflet please recycle it.

Produced by the Bovis Homes Graphic Design Department.

If you are concerned about  

a hedgehog please contact

The British Hedgehog  
Preservation Society 
for guidance or advice

www.britishhedgehogs.org.uk

52373 N Hedgehog Highway A5 lft 09.19.indd   1-252373 N Hedgehog Highway A5 lft 09.19.indd   1-2 17/01/2020   12:2517/01/2020   12:25

Environmental
Social
Governance

Proposed public open space should be 
multifunctional - allowing biodiversity, 
Sustainable Drainage Solutions (SuDS), 
recreational opportunities and play to 
coexist within the same spaces. 

This multifunctional approach has the 
potential to deliver opportunity for 
existing residents of Raunds, alongside 
the future residents of the proposed 
scheme, to partake in the wellbeing and 
health benefits of improved access to 
nature and public open space. 

Further work on the characterisation of 
the Public Open Space, Biodiversity Net 
Gain and detailed open space function 
will be developed alongside the master 
plan. 

Precedent examples of Public Open Space
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Figure 46; Open Space Land Use Breakdown Chart

Of a total Site area of 7.4ha, 
approximately	2.6ha	of	the	
proposals	for	Land	at	Chelveston	
Road, Raunds have been proposed 
for public open space, a total of 
34.9%	of	the	total	Site	area.	

The definition for each of the open 
space typologies are set out in the table 
adjacent, along with the provisional Public 
Open Space provision. These definitions 
have been obtained from the PPG17, as 
referenced in the East Northamptonshire 
Open Space SPD, November 2011.

Green Spine 

Proposed Natural Green Space

Proposed Footpaths

Proposed Public Green Space

Potential SUDs Location

Potential Playground

Proposed Vegetation

Potential Priority Wildlife Pond
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LAND AT CHELVESTON ROAD, RAUNDS | DEVELOPMENT BRIEF 

Client: Vistry Group 

Total Site Area 7.4 

DEVELOPMENT TYPE Total Area (Hectares) Total Area 
(SQM) 

Area % of Total Site  No. of Dwellings @ 
30.21dph 

Gross Developable Area 
Inc roads 

4.8 48,000 65.1% 145 

Public Open Space 
Provision 

0.4 4000 5.4%  

Natural Green Space 2.2 22,000 29.5%  

 7.4 74,000 100%  

OPEN SPACE POLICY 
REQUIREMENT (East 
Northamptonshire 
Council Open Space SPD 
2011) 

No. of hectares 
required per 1000 
people 

Indicative 
No. People 
(145 x 2.4) 

Open Space (Ha) 

Requirement Provided 

Parks and Gardens 0.6 348 0.21 0.4 

Natural and Semi-Natural 
Open Space 

1.3 (Urban) 

8.79 (Rural) 

348 0.45 2.2 

Amenity Green Space 0.8 348 0.28 

Provision for Children 
and Young People 

0.1 (Urban) 

0.14 (Rural) 

348 0.03 

Sports Facilities 1.69 348 0.59 

Allotments and 
Community Gardens 

0.34 348 0.12 0 

Total Open Space Provision (Hectares) 1.68 2.6 

OTHER PLAY REQUIREMENTS (Play England) 

Local Equipped Area for 
Play (LEAP)  

Min area: 0.04ha 

Max walking distance: 400m  

10m to the boundary of the nearest property / 20m to the nearest habitable living 
space. 

Local Area for Play (LAP) Min Area: 0.01ha 

Max walking distance: 100m 

HIGHWAY INFRASTRUCTURE 

Primary roads 6m width 

Secondary roads 5.5m width 

Footpaths 2m width 

T Y P E D E F I N I T I O N
Parks and Gardens including urban parks, country parks and formal gardens.

Natural and Semi-
natural Open Space

including woodlands, urban forestry, scrub, grasslands (eg downlands, 
commons and meadows) wetlands, open and running water, wastelands and 
derelict open land and rock areas (eg cliffs, quarries and pits).

Amenity Green 
Space

including informal recreation spaces, greenspaces in and around housing, 
domestic gardens and village greens.

Provision for 
Children and Young 
Poeple

including play areas, skateboard parks, outdoor basketball hoops, and other 
more informal areas (eg ‘hanging out’ areas, teenage shelters).

Sports Facilities including tennis courts, bowling greens, sports pitches, golf courses, 
athleticstracks, school and other institutional playing fields, and other outdoor 
sports areas.

Allotments and 
Community Gardens

and city (urban) farms.

Opportunities for informal play

Opportunities for pollinators in the landscape, alongside SuDS

Opportunities for recreation in the landscape, alongside pollinators.
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Natural Play features within a previous Vistry Group Scheme. 

Natural play equipment alongside trees and natural play for an enhanced play experience. 

PUBLIC	SPACES

The proposed vision for Land at Chelveston Road, Raunds, has been designed to ensure 
that the proposed public open spaces are well overlooked and surveilled. This has been 
ensured by placing public spaces at the heart of the scheme, with a positive integration 
into the wider network of routes, with a clear hierarchy which responds to its setting. 

This approach, when continued through the detailed design of the scheme, should 
create public spaces which feel secure and safe for all to use. A key part of the Public 
Space provision within this emerging master plan is the provision of formal play space, 
which has been developed in line with Play England’s 10 Principles of Play. 

The	10	principles	of	play

The ten principles of play identify successful play spaces as: 

• ‘bespoke’

• ‘well located’

• ‘make use of natural elements’

• ‘provide a wide range of play experiences’

• ‘are accessible to both disabled and non-disabled children’

• ‘meet community needs’ 

• ‘allow children of various ages to play together’

• ‘build in opportunities to experience risk and challenge’

• ‘are sustainable and appropriately maintained’

• ‘allow for change and evolution’

A preliminary location for a Locally Equipped Area for Play (LEAP) has been identified, 
however doorstop play opportunities should be integrated into the scheme, fulfilling 
the functions of a LAPs within the sheme. Doorstop play need not necessarily be a 

The Development  Proposals
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dedicated play space, but may also double 
as informal seating opportunity inviting 
interactions between age groups and 
residents. 

How can this apply?

The play facilities are located in strategic 
positions across the master plan including 
a central LEAP within the central green 
spine. 

The areas for play including both 
equipped and informal areas for play, 
should draw from these characteristics 
through the use of natural play 
equipment and provide a range of 
experiences. 

They should be flexible, and ensure the 
setting of the equipment is as important 
as the equipment itself, with integrated 
seating opportunities, vegetation, and 
non-programmed play encouraged 
alongside equipped play.  Seating 
alongside play areas should move beyond 
provision of benches to allow for flexibility 
for use by all members of the community, 
and different configurations of users. 

Approach to Play

Play provision at should be as flexible 
as possible, encouraging and rewarding 
imagination, and providing experiences 
to serve multiple functions.  This could 
be in the form of natural play or play 
trails which provide play journeys and 
experiences through the landscape. This 
also provides flexibility in catering for a 
variety of ages and genders.

Inclusive Play

Allowance should be made for play spaces 
which are suitable for a range of abilities. 
With this in mind, some accessible play 
features should be included.
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visioning process. Opportunity to maximise 
residential frontages against proposed open 
spaces have been developed, with the 
creation of axial landscape views reinforced by 
the positioning of proposed residences along 
view corridors. 

A range of dwelling types and sizes are 
proposed as part of the development of 
the Site, This will include the provision of 
affordable housing and a policy compliant 
housing mix. 

Vistry Group has a strong track record of 
delivering high quality schemes in a range of 
contexts throughout the country.  

The Gateway, Bexhill, East Sussex (1,050 homes) The Pavillions, Kenilworth
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USES

This scheme is predominantly residential in 
nature, and will support the existing amenities 
available within Raunds.

The housing mix will be subject to future 
detail, however it is envisaged that this 
site will offer a range of housing types and 
tenures, including affordable housing to 
support people at all stages of life, and are 
socially inclusive.  

HOMES	AND	BUILDINGS

A green approach to homes and buildings has 
been encouraged through the master plan 

Previous Vistry Residential Schemes

The Development  Proposals
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The Tors, Tavistock, Devon (750 homes) Sherford, South West Exeter (1,350 homes)

North Whiteley, Winchester (3,500 homes) Monument View, Wellington

Twigworth Green, Twigworth
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RESOURCES

Land at Chelveston Road, Raunds, seeks to deliver an excellent quality of life, meeting 
the ongoing evolution in lifestyle expectations, where many concerned citizens are 
seeking to minimise their individual contribution to climate change, and mitigate their 
individual impact on the environment. 

Inclusions within the vision for this site include: 

• All new homes will be energy efficient, in accordance with Building 
Regulations, and the future Homes and Buildings Standard.

• EV charging points will be delivered throughout the scheme. This may involve 
either private charging points, or centrally located rapid charge points which 
double as either community or social facilities.

• A comprehensive strategy to access the sustainable travel routes around the 
site, including footpath links back into Raunds, well integrated with existing 
pedestrian routes. 

• Ensuring these new pedestrian routes integrate well with public transport 
nodes to ensure access to public transport is universally acceptable. This will 
ensure access to existing public transport routes through to Wellingborough 
train station, creating extended connectivity. 

Vistry	Group’s	approach	to	Waste	&	Resources

TONNE S

5%

95
%

ISOISOISO
14001

We identify, manage and mitigate all environmental 
impacts through our ISO 14001 certified 
management system.

Waste Recycling data for 2020 resulted in an annual 
total of 95% recycling rate

Procurement of only FSC/PEFC certified timber, 
and supporting schemes such as the National 
Community Wood Recycling Project, where in 2020, 
686 tonnes of our timber waste was re-used

 

Our ultimate priority for 2021 is to achieve a 5% 
reduction in waste intensity tonnes/unit whilst 
retaining recycling rate of over 95%

Incorporate Electric Car Charge Points, Image Source: Rolec 

The Development  Proposals
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Future	Homes	Standard

We are currently developing the 2025 
housetype range to meet the new Part L 
and Future Homes Standard (FHS).

We are piloting the construction of 
zero carbon homes on a site with Vistry 
Partnerships West Midlands (Europa Way 
Triangle, Warwick).

We are conducting extensive reviews of 
renewable technologies and products 
to ensure we offer the most technically 
robust solution which is right for  
our customers.

Building upon its fabric-first approach, 
Vistry currently aims to: make its entire 
build process as efficient as possible; 

•  reduce energy demand within  
its homes; 

• decarbonise the heating of homes; 

• facilitate the use of electric vehicles; 

•  and provide green infrastructure at the 
forefront of its developments.

Unwrapped home, Emmbrook Place

LIFESPAN

The National Design Guide states that ‘Well-designed places sustain their beauty over the 
long term. They add to the quality of life of their users, and as a result, people are more 
likely to care for them over their lifespan.’



6.0 
CONCLUSION
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Conclus ion

This	document	summarises	the	work	undertaken	to	date	by	Vistry	Group,	and	
its various consultants to develop appropriate and considered proposals for 
up	to	145	dwellings	on	Land	at	Chelveston	Road,	Raunds.	The	Site	is	available,	
and	is	available	to	come	forward	within	the	next	five	years.	

This document outlines the progression of the master plan to a strategic level to 
illustrate how the open space requirements can be integrated with the proposed 
developable area to create a rational, multi-functional Green Infrastructure network 
which delivers tangible benefits for both new and existing residents. 

The proposed strategic master plan shows how the Site’s existing landscape and 
environmental assets can be retained and enhanced, within an attractive Green 
Infrastructure network, which respects reinforces physical and visual links with the spire 
of the Church of St Peter. 

This Green Infrastructure Network provides the opportunity for existing vegetation and 
ponds to be largely retained, whilst creating areas for the creation of new Sustainable 
Drainage Systems, which will be designed to benefit biodiversity and habitat. 

All of these design features and considerations will ensure that the development 
becomes a place that is accessible to all of the Raunds’ community, which makes 
everyone feel comfortable, safe and secure, and a place where people want to live.
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PREPARATION OF OUTLINE APPLICATION 
Month Year

Figure 6.1: Contextual Master Plan



Vistry Group Strategic Land  {Month} 20XX

Vistry Group


