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Introduction  

  

Matter 5 – Question 1: Are the housing allocations appropriate 
and justified in light of the potential constraints, infrastructure 
requirements and adverse impacts? 

 

  

Matter 5 – Question 2: Are there any significant factors that indicate 
that any sites/parts of sites should not have been allocated? 

 

  

Matter 5 – Question 3: Are the sites viable and deliverable? Is 
there any risk that site conditions and constraints might prevent 
development or adversely affect viability and delivery? 

 

  

Matter 5 – Question 4: How were the site capacities determined? 
What assumptions have been made? Are these justified? 

 

  

Matter 5 – Question 5: What is the current planning status of the 
site? 

 

  

Matter 5 – Question 6: What benefits would the proposed 
development bring? 

 

  

Matter 5 – Question 7: What are the potential adverse impacts of 
developing the site and how might they be mitigated? 

 

  

Matter 5 – Question 8: Would the Modifications proposed by the 
Council address any shortcomings? 

 

  

Matter 5 – Question 9: What is the expected timescale and rate of 
development and is it realistic? 

 

  

Matter 5 – Question 10: Is the boundary of the site appropriate? Is 
there any justification for amending the boundary? 

 

  

Matter 5 – Question 11: Are the detailed policy requirements for 
each site, effective, justified and consistent with national policy? 
Are they needed when some of the sites already have planning 
permission? 
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1. Introduction 
 

1.1. This statement sets out the Council’s response to Matter 5: Housing 
Allocations in Rushden and Higham Ferrers, questions 1 - 11, in respect of the 
following issue(s): 
 

• Whether the following housing allocations are soundly based, justified and 
deliverable. 

• EN28 Land east of the A6/Bedford Road, Rushden (450 dwellings) 

• EN36 Former factory site, between 71 Oakley Road and 37-51 Washbrook 
Road, Rushden (10 dwellings) 

• EN37 Rectory Business Centre, Rushden (35 dwellings) 

•  EN38 Federal Estates/former Textile Bonding factory site, Newton      
Road/Midland Road Higham Ferrers (120 dwellings) 
 

1.2. The statement also addresses any representations which the Council 
considers are of particular significance or concern, where this is the case the 
relevant respondent number and comment id are provided. 
 

1.3. All documents referred to in this statement are either hyperlinked, or refer to 
specific references contained in the Index of Submission Documents which 
can be accessed as follows: 

 
1.4. https://www.east-

northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and
_supporting_documents   
 

1. Matter 5 – Question 1: Are the housing allocations appropriate and justified 
in light of the potential constraints, infrastructure requirements and adverse 
impacts? 
 
1.1.  The requirement for Policy EN28 is soundly based, its justification is set out in 

the Council’s response to Matter 3, in particular Questions 1, 8 and 10 refer to 
its justification. The site is considered to be deliverable in its entirety within the 
plan period. 
 

1.2. In respect of the proposed allocations Policies EN36, 37 and 38 the sites 
provide opportunities for redeveloping former brownfield employment sites 
within the urban areas of East Northants. The redevelopment of such sites for 
residential is appropriate as stated in the NPPF (para 120 (c) which states that 
substantial weight should be given to the development of under-utilised land 
and buildings and encourages residential development on appropriate sites. 
Para 123 further underlines that local planning authorities should consider 
employment land for housing development where this would not undermine 
key economic sites. 

 
1.3.  Whilst there are infrastructure requirements associated with the development 

of each of the brownfield sites there are no known constraints, nor have any 
been raised in respect of rendering the proposed allocations inappropriate.  

https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
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2. Matter 5 – Question 2: Are there any significant factors that indicate that any 
sites/parts of sites should not have been allocated? 
 
2.1. Technical work undertaken by the developer in respect of Policy EN28, does 

not reveal any significant factors that indicate the site cannot be brought 
forward.   
 

2.2. Policy EN36 proposes the redevelopment of a derelict factory site. Again, there 
are no fundamental issues that indicate that the site should not be brought 
forward. The main issue appears to relate to expectation in relation to the 
capacity that the site can satisfactorily deliver in terms of the number of housing 
units. 

 
2.3. Policy EN37 was recommended as a site to be taken forward for an alternative 

use through the Employment Land Review (Ref F-10) due to the current poor 
condition of the employment units, which were not seen as fit for purpose. 
Whilst there are proposed modifications to the policy criteria to address 
heritage and drainage matters these are not considered to present issues that 
cannot be successfully mitigated. 

 
2.4. The allocation at Policy EN38 has planning permission, there are no significant 

issues outstanding that suggest that the site should not have been allocated. 
It is expected to be built out over the next 3 years.  

 
3. Matter 5 – Question 3: Are the sites viable and deliverable? Is there any risk 

that site conditions and constraints might prevent development or adversely 
affect viability and delivery? 
 
3.1. All the site allocations were assessed through the Local Plan Viability 

Assessment study undertaken by BNP Paribas in January 2021 (Ref B13). The 
study assessed the policy requirements of the proposed. 
 

3.2. Policy EN28 is progressing towards the submission of a planning application 
and as indicated in the responses to Q1 and Q2 above there is no perceived 
barrier to prevent the development taking place within the plan period. 

 
3.3. The remaining site allocations are brownfield sites. Policy EN38, has planning 

permission as indicated above, whilst Policy EN36 has been subject to ongoing 
discussions as set out in the above responses and whilst the site has not so 
far achieved a successful planning application, there is no evidence to suggest 
there are overriding issues that would prevent the site’s delivery. Policy EN37 
will require a masterplan to guide and encourage future delivery, which is set 
out in the policy. The are no known site conditions or constraints identified that 
render the site as undeliverable.  

 
4. Matter 5 – Question 4: How were the site capacities determined? What 

assumptions have been made? Are these justified? 
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4.1. The Council acknowledged the North Northants Strategic Housing Land 
Availability Assessment report (May 2013) as a starting point for assessing 
housing yields. In addition, information provided by developers through the 
“call for sites” and housing land supply monitoring updates and, where 
appropriate, pre application discussions, has further informed site potentials 
based on density standards. The Council’s response to Matter 3 Q4 also 
provides some further background. 
 

4.2. In relation to the Rushden and Higham site allocations, the site east of the 
A6/Bedford Road, Rushden (Policy EN28) was further informed through 
ongoing developer discussions and initial site development plans. 

 
4.3. Policy EN36 was informed through a report by Local Partnerships (Ref I-09), 

which is referred to in para 10.24 of the Part 2 Plan, as part of the priority 
stalled housing sites project. 

 
4.4. Policy EN37, Rectory Business Centre, is based upon a density of 35 dwellings 

per hectare, given its location within an urban area of higher density housing, 
this is viewed as appropriate. The policy allows for some flexibility providing for 
a development of approximately 35 dwellings.  

 
4.5. Policy EN38 at Higham is based on previous development activity and 

developer discussions.  
 

5. Matter 5 – Question 5: What is the current planning status of the site? 
 
5.1. Policy NE28 The developer, (Bellway), has agreed a provisional statement with 

the Council, setting out the support for taking this site forward. (Ref EXAM15). 
Technical evidence base studies have been undertaken by the developer and 
a planning application is anticipated during the second quarter of 2022.  
 

5.2. Policy EN36 This site was previously identified as a priority stalled housing site 
(2020) and is listed on the Brownfield Land Register. Following pre application 
advice a planning application was submitted in 2021, though this currently 
remains invalid.  

 
5.3. Policy EN37 has no current development activity. 

 
5.4. Policy EN38 has received full planning permission for 120 dwellings. 

 
6. Matter 5 – Question 6: What benefits would the proposed development 

bring? 
 

6.1. In respect of Policy EN28 this site would deliver both market and affordable 
housing (including specialist housing) to meet current demand within the plan 
period. The allocation would also provide the opportunity to improve 
connectivity to the surrounding area, particularly the proposed sports and 
recreational facilities which are located adjacent to the eastern boundary of the 
site. The policy requires supporting facilities to complement the adjacent sports 
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and recreational facilities, along with enhancements to local green 
infrastructure network.  
 

6.2. The remaining site allocations all sit within the Town Strategies section of the 
Local Plan, which seeks to promote vitality and viability through the “re-
imagination” of brownfield site development. The redevelopment of the 
allocated Policy EN36, a former factory site, will provide a mix of house types 
to meet local need as well as establishing a local connection to the adjacent 
Greenway, and help regenerate the local area, currently dominated by the 
vacant factory premises.  

 
6.3. The Rectory Business Centre site allocation (Policy EN37) and the Federal 

Estates site (Policy EN38) would also provide an opportunity to assist local 
regeneration, by replacing employment buildings in a poor state of repair, 
which sit adjacent to residential areas. The proposed allocations for residential 
development would deliver a mix of house types and tenures to meet local 
need, together with improvements to access and local road network, along with 
enhancing local connectivity to the town centre.  

 
 
7. Matter 5 – Question 7: What are the potential adverse impacts of developing 

the site and how might they be mitigated? 
 
7.1. For Policy EN28 detailed assessments and technical studies have been 

undertaken to help understand the impact of future development in the area. 
Para 8.45 of the Part 2 Plan explanatory text sets out that here are no known 
constraints in respect of this site allocation. However, a design led Masterplan 
is proposed through the policy to ensure the impact of the site, on greenfield 
land, is sensitively addressed. This will also help to ensure that connectivity to 
the site is enhanced, both to the local green infrastructure network and the 
wider town area. Finally, appropriate landscaping will be required to provide 
the necessary mitigation from the impact of the A6 which lies immediately to 
the west of the site.  
 

7.2. For the remaining brownfield sites, it is considered that the redevelopment of 
those existing sites, which comprise of vacant or dated employment premises, 
will enhance the immediate area. However, the key to successful 
redevelopment will be to ensure that each site allocation addresses the local 
requirements, which are set out in the criteria for each policy.  

 
8. Matter 5 – Question 8: Would the Modifications proposed by the Council 

address any shortcomings? 
 
8.1. There are several proposed modifications in relation to the four site allocations 

addressed in this Matter, these are set out in the Index of Submission 
Documents (Ref EXAM 17 and Exam 18). The modifications are proposed 
following representations submitted through the Regulation 19 consultation as 
well as through Statement of Common Ground with Heritage England (Ref 
EXAM14). The Council considers that the modifications would strengthen the 
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policies and improve understanding of issues required to deliver the 
development proposed.  

 
9. Matter 5 – Question 9: What is the expected timescale and rate of 

development and is it realistic? 
 

9.1. The timescale for the delivery of Policy EN28 is set out in the Council’s housing 
trajectory published in April 2020 (Ref G-02-05) and agreed through a positional 
statement with Bellway (Ref EXAM15), which anticipates a mean delivery of 50-
60 units from 2023/24 for the remainder of the plan period to 2031. This agreed 
with the developer as realistic. 
 

9.2. Policy EN36 is a relatively small site that can be built out quickly. The timescale 
is dependent on the landowner’s desire to take forward the site. However, as a 
vacant site and detailed guidance produced as explained in Matter 5 Q5 above, 
there was no reason to suggest the site cannot progress. However, whilst there is 
a current planning application submitted, it remains invalid, it is therefore likely that 
the timescale will be revised.  

 
9.3.  Rectory Business Centre has no recorded activity and is indicated as 

contributing to the trajectory at the back end of the plan period, this remains the 
as the most realistic timescale at present.  

 
9.4. The Council has received recent communication from the developer of the 

Federal Estates site (Policy EN38), to indicate that construction is likely to 
commence in 2025, and that the site will be built out by 2030. The latest trajectory 
will be updated to reflect this position. 

 
10. Matter 5 – Question 10: Is the boundary of the site appropriate? Is there any 

justification for amending the boundary? 
 

10.1. The site allocation boundaries for the four sites referred to in this Matter are 
considered appropriate. No evidence has been submitted to justify 
amendments are required to any of the boundaries. 

 
11. Matter 5 – Question 11: Are the detailed policy requirements for each site, 

effective, justified and consistent with national policy? Are they needed 
when some of the sites already have planning permission? 

 
 

11.1. The detailed requirements are justified, they form part of the policy to ensure 
that the sites deliver high quality sustainable development and address key 
delivery aspects. Whilst one of the sites has planning permission construction 
is yet to commence and, should the site not progress and the current planning 
permission expire, a policy would still be required to guide any future 
development proposal.  

 
 


