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1. Background 
 

1.1. This hearing statement has been prepared on behalf of Taylor Wimpey UK Limited and BDW 
Trading Limited (“TW and BDW”). 

1.2. TW and BDW control the majority of the land which is covered by Policy EN33 Rushden East 
Sustainable Urban Extension (“the SUE”), in the East Northamptonshire Local Plan Part 2 
(“the Local Plan”). 

1.3. BDW and TW have been involved in the planning for development at the SUE for some 8 
years. 

1.4. BDW and TW have fundamental concerns about the Masterplan Framework Document (“the 
MFD”) for Rushden East SUE which is Appendix 6 of the Local Plan.  If the MFD were to 
remain in the Local Plan as drafted it will hinder delivery of the SUE.  This is because the 
MFD is inflexible and it sets new policy for which there is no evidential basis.  The MFD has 
the potential to adversely affect the positive determination of planning applications at the SUE 
thereby hindering delivery.  This is explained in detail in our response to Matter 6 Delivering 
the Sustainable Urban Extension (SUE) at Rushden East. 

2. Employment 
 

Question 1.  Does the Plan make sufficient provision to meet the job creation target 
set out in the JCS of 7,200 net job growth (in all sectors) within the Plan period (2011 
– 2031)? Where is the evidence to support this? 

2.1. We consider it is for the Council to respond to this question but would comment that the SUE 
includes employment land which can provide for a range of employment development within 
Class B2 (General Industrial), Class B8 (Storage and Distribution) and Class E (comprising 
Office, Research and Development of Products or Processes and Industrial Processes). 

2.2. Planning application reference: 20/01453/OUT includes up to 110,000 square metres of 
employment floor space within the aforementioned use classes.  Being the majority of the 
SUE, the planning application includes schools and local centres which will also provide jobs 
in this location.  This planning application for part of the SUE was registered by the Council 
in November 2020.  TW and BDW are the applicants.  This part of the SUE is referred to as 
High Hayden Garden Community. 

2.3. Planning application reference: 21/01124/OUT includes around 5,700 square metres of 
employment development.  This planning application for part of the SUE was registered by 
the Council in July 2021.  Bowbridge Land Ltd is the applicant.  This part of the SUE is 
referred to as land at Knight’s Farm. 

2.4. Policy 33 of the North Northamptonshire Joint Core Strategy (JCS) does not set a jobs target 
but rather states under Limb C that a mix of employment opportunities will make a significant 
contribution to delivering an enhanced balance between new homes and jobs in Rushden, 
including offices and industrial premises as well as local centre, small-scale business space 
and dwellings suitable for home working or business start-ups.   
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2.5. The planning application by TW and BDW strikes a balance of employment uses, it is not 
exclusively B8, nor exclusively science park, but rather will set a framework for a balanced 
mix of employment uses.  The proposed restriction at paragraph 2.5.7 of the MFD would 
hinder the current planning application and would set a prescriptive requirement that would 
remove any future debate as to any changing market requirements.  This is contrary to the 
evidence base and contrary to policy in the JCS. 

2.6. Policy 24 of the JCS states that subject to market demand and viability, strategic distribution 
developments (involving individual units of 9,300sqm or more floorspace) should also include 
the provision of a proportion of floorspace in the form of smaller employment units.  This can 
be provided for on the SUE as part of detailed matters under applications pursuant to the 
aforementioned application by TW and BDW. 

2.7. We consider there is no substantive evidence on employment land and employment market 
conditions in North Northamptonshire to justify this proposed restriction on B8 at Rushden 
East.  In the main the evidence base documents are included as background documents and 
range in approach and date.  There is considered to be a buoyant market for B8 development 
in North Northamptonshire and we consider there is no evidence to support the floor area 
restriction. 

2.8. It was not the intention for the MFD to become part of a development plan document.  The 
MFD was not prepared with this aim in mind. 

2.9. The proposed B8 floor area restriction is contrary to Policy 24 Logistics within the Joint Core 
Strategy, which states that proposals for logistics, including large scale strategic distribution 
will be supported where they comply with the spatial strategy, facilitate the delivery of a mix 
of jobs and are of the highest standards of design and sustainability. 

2.10. The reference to footnote 88 in the Joint Core Strategy can be seen as being forwarded as 
justification for the proposed B8 floorspace restriction within paragraph 2.5.7 of the MFD.  
Footnote 88 defines a range of sizes for units based on a Lambert, Smith Hampton report of 
2014.  Neither Policy 24 nor the report referenced in footnote 88 seek B8 floor area 
restrictions.  It is quite the reverse in that Policy 24 supports large scale strategic distribution 
and subject to market demand and viability, indicates that strategic distribution developments 
involving individual units with a floor area of 9,300sqm or more should also include the 
provision of a proportion of floorspace in the form of smaller employment units.  This is 
considered to be achievable at Rushden East and it is not a matter that needs to be 
undermined by the prescriptions of the MFD. 

2.11. Policy EN33 in the Local Plan does not supersede any policies in the JCS and hence the JCS 
policies will continue to guide delivery of new jobs and new homes at Rushden and elsewhere 
in the former East Northamptonshire District. 

2.12. Examination Document Reference H-04 is a report by Lichfields entitled Rushden East 
Sustainable Urban Extension, Initial Life Sciences Feasibility Study, East Northamptonshire 
Council, Final Report, January 2021.  This does not support the Council’s proposed restriction 
on B8 floor area to assist development of life sciences in the area. 
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2.13. Under section 4 Conclusions and Next Steps is the following statement: 

“The research has shown there is currently an absence of a tangible and compelling 
proposition to realise the Council’s ambition for science and technology based employment, 
focused specifically around life sciences, as part of the SUE and in the short term at least, 
this finding will need to be factored into the consideration of the outline planning application 
and the emerging Local Plan Part 2. 

This is not to diminish the potential for science and technology (including life sciences) activity 
to establish and grow in this broad location over the longer term, but recognises that the 
economic ambition as it currently stands is not sufficiently advanced and evidenced to 
constitute a deliverable, and viable, science park development proposition for Rushden East. 
The SUE site, and area surrounding it, represents an untested, unproven location for the 
scale and critical mass of scientific activity associated with a science park and therefore, a 
very high risk proposition. Through this initial feasibility study, we have not identified any 
developers, investors, potential operators or occupiers with a clear and ready interest in 
developing the concept at the present time.” 

2.14. There is no evidence to support the proposed policy restriction on B8 floor area within 
paragraph 2.5.7 of the MFD. 

3. Conclusion 
 

3.1. The proposed policy restriction at paragraph 2.5.7 of the MFD will hinder delivery at the 
SUE and with it, it will hinder economic growth and development.  This is contrary to the 
evidence base and contrary to the established planning policy within the North 
Northamptonshire Joint Core Strategy.   

3.2. For these reasons the MFD fails the tests of soundness.  Our request is for the MFD to be 
taken out of the Local Plan. 

 
 
 

 


