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Introduction 

The Council has to prepare a new development plan, which, subject 
to new legislation expected in September 2004 will comprise a set of 
Local Development Documents that form the Local Development 
Framework. It will replace the adopted Local Plan and set a broad 
framework for the future of East Northamptonshire and the wider 
North Northamptonshire area, outlining a strategy for its future 
development and the conservation of its heritage up to 2021. Initial 
work is currently underway on a joint Local Development Framework 
with Corby, Kettering and Wellingborough. This discussion paper has 
been prepared to gauge the community’s visions and aims, so key 
decisions about the future of East Northamptonshire are well 
informed. 

This paper is the sixth in a series of area based discussion papers, 
and concentrates on Rushden. It focuses on the key issues that have 
arisen out of previous consultation and from changes to Government 
Policy. Key issues addressed: 

•	 Priorities for Rushden with implications for planning; 
•	 Social, economic and environmental roles and relationships of 

Rushden and surrounding areas; 
• Where should development be focused; 
• What type of development should be permitted; 
•	 Rushden and Higham Ferrers Masterplan (under the small urban 

area initiative); 
•	 Planning Out Crime; 
•	 Maintaining and enhancing green spaces and recreational 

facilities; and 
•	 Increasing community involvement. 
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Background 

Rushden is the largest of the districts six 
towns, with a traditional high street at its 
centre. Adjacent are streets of brick terraced 
housing interspersed with existing and 
former boot and shoe factories. Modern 
suburban estate development lies beyond. 

Some of the key characteristics of the area 
are: 

•	 Close relationship with Higham Ferrers; 
•	 Significant residential growth rates; 
•	 Decline of traditional manufacturing 

industry; 
•	 Attractive Nene River Valley backdrop 

The town has experienced significant growth 
in recent years, with residential development 
located to the south west of the town and 
commercial development to the north west. 

The current Local Plan allocates land for 
development. The table below provides an 
update on the latest position. 

POLICY LAND USE 

Newton Road 

Barrington Road 

RU1-A Housing 

RU1-B Housing 

Barrington Road now connected to Newton 
Road. Planning permission for housing either 
side of Barrington Road were withdrawn after 

(as landowner) is currently negotiating with a 
local medical practice for a new medical 
centre on the northern part of the site. (See 

207 houses now complete. The Council has 
adopted a Development Brief that includes 
this site, RU1-A, RU4-D, RU6, further land 
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LOCATION STATUS 

being called in by the Office of the Deputy 
Prime Minister to inspect. The District Council 

reference to Development Brief below.) 

with ‘long term potential’ and the derelict 
Technics factory site. 



POLICY LAND USE 

RU1-C Housing 

RU1-D Housing 

RU3-A Employment 

RU3-B Employment 

RU4-A Recreation 

RU4-B Recreation 

RU4-C Recreation 

RU4-D Recreation 

RU6 Education 

RU7 Commercial 

Planning permission for 412 homes. 
Construction and phasing of these is 
dependent on the new town centre link road 
which is under construction. 

Completed 

Planning permission for a mix of industrial 
units on 13 hectares. 

Not started 

Not started 

Not started 

The Council has adopted a development brief 
and a Local Nature Reserve will be declared 

pro-
gramme of works and ongoing management is 
being pursued in partnership with the Wildlife 

See reference to Development Brief under 

on the site is currently being undertaken. 

See reference to Development Brief under 
RU1-B. This proposes the relocation of the 

the RU1-B allocation). 

Not started 

Bedford Road 

East of Prospect 

Shirley Road 

Sandringham Close 

South of Deacon 
Close 

Ditchford Lakes 

East of Bedford 
Road 

South Rushden 

Street 

LOCATION STATUS 

on the land in the Council’s ownership. A 

Trust for Northamptonshire. 

RU1-B. An appraisal of options for leisure uses 

school site to the ‘long term’ land (south of 

Balmoral Avenue 

Avenue 

South West of 

Land West of High 

As a result of intense residential 
development across the District, the Council 
has adopted interim policy which seeks 
to limit the supply of new sites for housing 
development and counter the current trend 
towards town cramming. The policy 
essentially restricts residential growth to 
brownfield land to promote a balance 
between housing, jobs and services. This 

approach may be revised in the context of the 
emerging Milton Keynes and South Midlands 
strategy which earmarks Northamptonshire 
as part of one of the four major growth areas 
for south-east England. However, it is still 
uncertain how much development will 
have to be accommodated in East 
Northamptonshire and a definitive figure 
is not expected until December 2004. 
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Priorities for the Area 

•	 Environment and Infrastructure; 
•	 Health and Housing 
•	 Education and Lifelong learning; 
•	 Community Safety; and 
•	 Economic Development. 

The development and land use implications 
of these priorities needs to be carried forward 
through the new Local Development 
Framework. 

1. Do the lists of priorities comprise all the 
key issues relevant to Rushden? 

Spatial Roles and Relationships 

In addition, good road links ensure strong 
links with Northampton and Bedford, which 
significantly influence employment and travel 
patterns. It is imperative to examine links with 
the wider area. 

2. How far do you travel to use day to day 
services and facilities, such as shops, 
schools, post offices, places of worship, 
public houses, doctors surgeries or medical 
facilities? 

Local people, groups and visitors to East 
Northamptonshire have already had a 
chance to comment on what they thought 
were the main land use and development 
issues as a result of a key issues consultation 
document published in July 2001. The 
following priorities were raised: 

•	 Strengthening the role of town centres, 
fostering urban renaissance; 

•	 Stimulating employment opportunities; 
•	 Improving the environmental and visual 

quality of the area; 
•	 Maintaining balanced communities and in 

particular supporting affordable housing; 
• Avoid town cramming; 
•	 Improve transport infrastructure; 
•	 Maintaining and enhancing services and 

facilities; and 
•	 Increasing community involvement. 

In addition, the East Northamptonshire 
Local Strategic Partnership, made up of 
public, private, voluntary and community 
organisations in the District launched a 
draft Community Strategy in 2003. This is 
available at www.east-northamptonshire.gov.uk/ 
ppimageupload/image7615.PDF and from 
the Council offices in Thrapston. The 
document raises the following community 
priorities: 

Rushden is situated in the southern tip of the 
District and forms part of the urban spine, 
which extends to Corby in the north and 
includes Higham Ferrers, Kettering and 
Wellingborough.  All these settlements have 
different and complex relationships with each 
other.  An important issue that needs to 
be explored is the roles and relationships 
of Rushden with Higham Ferrers, 
Irtlingborough, Wellingborough and any new 
centres serving new development to the east 
of Wellingborough. 
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The Council have recently commissioned

consultants to look at the potential roles

and relationships of town centres across

the North Northamptonshire area (Corby,

East Northamptonshire, Kettering and

Wellingborough).  This concluded that there

is unlikely to be a single, predominant centre

within North Northants in the future and the

towns need to co-ordinate to provide a

network of complementary centres to ensure

that the towns operate for the benefit of North

Northants as a whole and ensure that

people’s needs are met at the local level.

The report recommended that the future

strategic direction of Rushden should be

regeneration with an emphasis on enhancing

both quality and quantity of environment and

improving the quality and range of leisure,

cultural and shopping choice.


3. What do you see as the role of Rushden in
the context of the wider region?


Development Options 

Distribution of Development 

The strategy for the Milton Keynes and

South Midlands sub region identifies

Northamptonshire as a growth area which

will have to accommodate more homes, jobs

and services in a sustainable way.


The main thrust of Government guidance and

the emerging Regional Spatial Strategy for

the East Midlands is that new development

should be directed towards the main towns,

which are well supported by services and

facilities. 


Preliminary work for the Local Development

Framework will consider what proportion of

new development should be allocated in

each town and how much should be directed

to other settlements.


4. What improvements in the quality and
range of leisure, cultural and shopping choice 
do you think is necessary in Rushden? 

The Council commissioned consultants to 
assess the potential capacity of the District 
over the next 20 years. A summary of the 
report is available to view on the Council’s 
website at www.east-northamptonshire.gov.uk/ 
ppimageupload/Image7859.PDF or from the 
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Council Offices in Thrapston.  The assessment 
broadly concluded that the District could 
accommodate more development and 
specifically identified land to the east of 
Rushden as a general area with capacity to 
potentially accommodate development. 

Rushden is identified in the current Local 
Plan, as one of the main locations for 
development in East Northamptonshire. The 
Milton Keynes and South Midlands Sub 
Regional Strategy will be a major influence 
on the role of Rushden in terms of future 
growth and prosperity.  The draft strategy 
proposes growth in and around Rushden, 
Irthlingborough and Higham Ferrers as part 
of a Principal Urban Area comprising Corby, 
Kettering and Wellingborough where growth 
is focussed. 

5. What are your feelings about development 
in and around Rushden? Is new development 
supported and on what conditions? 

To assist in the appreciation of the possible 
development options, the following scenarios 

Aspirational Sites 

help illustrate how the District could 
accommodate the development proposed in 
the emerging regional strategy, which may be 
subject to change. 

6. Which of these statements do you agree 
with most and why? 

a) Most development should be focused on 
towns; 

b) The majority of development should be in 
the towns with some development in the 
larger villages; 

c) There should be a more even distribution 
between the towns and villages. 

During 2002, the Council undertook a draft 
urban potential study.  This showed that there 
are sites within the built up area of Rushden 
where there is potential for land use change. 
The study found that 834 homes could be 
created within Rushden on sites considered 
‘likely’ to be available for development over 
the next twenty years. 

Arising from previous consultation, a number of individual sites were promoted by landowners as 
potential development sites in and around Rushden. These include: 

Land to the north west of Shirley Road, Rushden; 
Land to the north west of Shirley Road, Rushden (2) 

Land to the south west of Higham Park Road, Rushden; 
Land to the west and north west of Shirley Road; 

Land in the vicinity of Newton Road, Rushden; 

Land on Bedford Road, Rushden. 

Land at Nene Valley Farm between A45 and Northampton Road, Rushden; 
Land between Bedford Road and A6 Bypass, Rushden; 

Land to the north east of Newton Road, to the east of A6 bypass; 
Land to the north west of A45 and Sanders Lodge, Rushden; 

Land to the west of the A6 Bypass; 
Land between Rushden and A6 Bypass; 

Land to the east of the A6 Bypass; 

It is appreciated that site locations given landowners. The sites are mapped and

are often vague. This is the result of the available for inspection at the Council offices

descriptions submitted to us by agents and in Thrapston, the library in Rushden and
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Town Council offices. The listed sites will be 
assessed against sustainability and locational 
criteria over the next few months. are asking for your views on the above sites or 

where (in broad terms) you think additional 
development should be provided? 

7. As yet we have not identified any new sites to 
be allocated for development. At this stage, we 

Settlement Boundaries 

The main purpose of an urban boundary is to 
ensure that development proposals outside the 
boundary are considered lower in locational 
priority than sites within. The Government says 
that as much new development as possible 
should be within the boundary, preferably on 
sites that have been built on previously.  It advises 
that sites on the edge of the boundary should be 
considered next. This is so people can live near, 
jobs and services, and to protect greenfield land. 
In the open countryside, development would be 
strictly limited to agricultural buildings and other 
uses appropriate to the rural area. 

The current Local Plan does not define an urban 
boundary for Rushden. The Council published 
a draft urban potential study in 2002, which 

defined the study area as the main built up part 
of the town. The boundary is shown below. 
It generally follows property lines and excludes 
open areas of land and peripheral buildings 
and structures. It is important to note that 
Newton Road has not been included within the 
settlement boundary as it is considered divorced 
from the main urban area. 

8. Do you think that the main built up area of 
the town should be defined as the urban 

9. Should Newton Road be distinct, if so, 
should it be treated as a village or an out of 
town centre in terms of planning policy? 

boundary, If not, how should it be defined? 

Map showing the main built up area of Rushden
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10. If development has to be built on the edge of 
Rushden, are there particular locations that you 
think would be most suitable? 

What uses do you consider are 
appropriate in the open countryside around 
Rushden? 

11. 

Town Centre 

Rushden town centre provides for local 
needs but must compete with the neighbouring 
towns of Northampton and Bedford, which 
are regional shopping destinations. The main 
challenge facing Rushden is maintaining its 
vitality and viability in the face of these 
external pressures. One way to address this 
pressure is to make the town centre more 
attractive to businesses, visitors and 
residents. The completion of the A6 Bypass 
has reduced traffic levels, particularly heavy 
vehicles passing through the town centre and 
the town centre link road currently under 
construction will provide further relief for the 
town. Argos has recently opened a new store 
and Asda intends to build a new store at 
Washbrook Road. 

A draft report prepared by consultants for 
Northamptonshire Partnership and East 
Northamptonshire Council identified five key 
opportunities that would bring further benefits 
to Rushden town centre. The report which is 
available for inspection at Council’s offices 
in Thrapston and Town Council offices in 
Rushden listed the following opportunities: 

• A new civic space within the high street 
and enhanced pedestrian shopping 
environment; 

•	 Improved road system; 
•	 New mixed use development within the 

town centre; 
•	 Reconnecting the town to adjacent and 

outlying areas; 
•	 Rationalising car parking and integrating 

public transport. 

Do you agree that this list identifies all the 
opportunities that would bring benefits to the 
town centre, if not, can you suggest others? 

There may be a need to redevelop certain 
areas of the town centre in order to provide 
quality accommodation and encourage 
investment. The Council identified opportunity 
sites through its draft urban potential study.  It 
is considered these could be redeveloped or 
improved over the next fifteen years for such 
a purpose. These include: 

•	 Factory premises, Beech Road, Rushden; 
•	 Depot, 4 Higham Road, Rushden; 
• Workshop, Midland Road, Rushden; 
•	 Former factory (Totectors) 60 Station 

Road; 
•	 Land to the rear of 23-35 Carnegie Street, 

Rushden; 
•	 Portland Road car park, Rushden; 
•	 Bingo Hall, College Street, Rushden; 
•	 16 Alfred Street, Rushden; 
•	 Garage premises, John Street, Rushden; 
•	 Car park to rear of 15 Newton Road, 

Rushden; 
•	 High Street South, Rushden; 
•	 Garage, 12-18 High Street South, 

Rushden 

A plan showing the location of these sites is 
available to view at the Council offices in 
Thrapston, the library in Rushden and Town 
Council offices. 
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Not only is location an important factor in 
delivering sustainable development but also 
the type of development. 

Infrastructure 

To support new houses and jobs promoted in 
emerging regional strategy growth area 
proposals, the need for significant new 
infrastructure provision is critical. Substantial 
funding will be made available for a package 
of infrastructure projects to underpin the 
growth proposals. 

Rushden has seen highway improvements in 
recent years but generally housing growth 
over recent years has not been matched 
with sufficient infrastructure provision. For 
example, doctor’s surgeries and dentists are 
at capacity, there is a shortage of primary 
school places, particularly in the south of the 
town and no large community venue. 

14. What do you think the problems are with the 
social and physical infrastructure in the area? 

15. What are the main infrastructure 
improvements that will need to be delivered 
alongside any future new development in the 
area? 

should be identified to potentially aid in 
regenerating the town centre? If so, what 
type of uses do you consider suitable? 

centre which should be identified as 
opportunity sites? 

12. Are there areas in the town centre which 

13. Are there any other areas in the town 

Employment 

Government guidance advises that local 
authorities should undertake a review of 
existing employment allocations, and that 
it may be appropriate to allow some 
employment allocations to be identified for 
other uses. The current Local Plan allocates 
land at Shirley Road for employment but the 
site remains undeveloped. 

16. Are other uses acceptable on land at 
Shirley Road in the future? 

Type of Development 
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Skew Bridge has planning permission for 
mixed use development ranging from leisure 
to business uses which will provide a boost to 
the local labour market and economy with the 
generation of high quality jobs. In addition, 
development will complement and link to the 
development of River Nene Valley. The A45 
separates the site from facilities at Crown 
Park and the rest of the town. It is essential 
that the site is linked to the rest of the town in 
order to make the most of the investment 
opportunity it offers as well as promote 
access on foot, cycle and by bus to the new 
jobs and riverside recreation. 

The current Local Plan allows the conversion 
of employment buildings for residential use. 
Rushden has seen many traditional factory 

buildings converted into housing over recent 
years. This may not be very sustainable in 
the long run, as opportunities for local jobs 
are lost. In addition, some buildings such as 
John Whites Shoe Factory at Lime Street are 
now listed by the Department of National 
Heritage because of their architectural or 
historic interest. These buildings contribute 
significantly to the appearance of the area 
and are a finite resource. To prevent their 
loss to other uses, we may need to take 
specific measures to protect them. 

17. Do you consider that existing 
employment sites should be retained for 
employment use with a presumption against 
development for alternative uses? 
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Housing 

Market demand and existing planning 
commitments in Rushden are high and as a 
consequence there is a need to manage the 
release of housing land to ensure that there will 
be an adequate supply throughout the plan 
period. 

Government planning guidance sets out an 
approach to delivering housing through the 
planning system which advises local authorities 
to manage the release of housing land to 
influence the types of sites released, the order 
in which they are released and the timing of 
development. 

The presumption is that previously 
developed sites in urban areas should be 
developed before greenfield sites. The 
release of sites should also be co-ordinated 
with the provision of new infrastructure. 

Local Development Documents will need to 
devise an approach to managing the phasing 
and release of housing allocations. 

18. What criteria should be used to determine 
which sites are developed as a priority? 

The current Local Plan generally promotes 
the development of infill sites within most 
settlements. Many respondents to previous 
consultation expressed concern that such 
development has undermined the character 
and appearance of areas and introduced an 
excessive number of new access points in 
previously quiet residential roads. 

19. Should the new Local Development 
Framework seek to prohibit or limit infill 
development in Rushden, or in particular 
parts of the town? 

Over provision of car parking spaces in 
housing developments encourages use of 
the motor car and leaves less space for 
buildings and landscaping, which can 
make development appear cramped and 
overdeveloped. Government guidance seeks 
to ensure an average residential car parking 
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provision of no more than 1.5 spaces per 
dwelling. There are opportunities to apply 
exceptions. Examples may include areas 
where there are road safety or amenity 
implications that cannot be resolved by 
controls or enforcement. The Council is 
aware of some support for greater flexibility 
towards parking provision. 

20. What exceptional circumstances do you 
think justify a flexible approach to parking 
standards? 

Maintaining balanced communities and in

particular supporting affordable housing was


identified as a priority through previous 
consultation. Planning has an important role 
in negotiating affordable housing provided 
that clear evidence of a need is 
demonstrated. A housing needs survey 
commissioned and adopted by the Council 
in 1999 showed a need for affordable 
housing units in Rushden. The Council has 
commissioned Outside Research to update 
this study to cover the period until 2016 but it 
is probable that a similar level of need will be 
identified. 

21. How best can affordable housing be provided? 
Ideas for possible innovation are sought. 

Rushden and Higham Ferrers Small Urban Area Masterplan


A study has been carried out as part of the 
smaller urban areas initiative, which will set 
out a vision for the town centres of Rushden 
and Higham Ferrers and formulate a strategy 
for implementing that vision. The vision will 
consider the future of the towns for the next 
15 years. 

The study will address both Rushden and 
Higham Ferrers simultaneously recognising 
that development in one town may affect the 
long term prosperity of the other. This will 
provide a sound framework for strategic 
decision making and maximising available 
opportunities. Analysis of the town centres 
will be undertaken separately in order to 
determine the unique properties of Rushden 
and Higham Ferrers. 

The consultants appointed by the Council 
and Northamptonshire Partnership to 
develop the master plan for Rushden and 
Higham Ferrers will co-ordinate a number of 
consultation events over the summer in order 
to seek local knowledge and identify key 

town centre issues. For further information 
please contact the Economic Development 
Team at East Northamptonshire Council on 
01832 742145 or 01832 742244. 
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Planning Out Crime 

A safe community is the key to quality of life, 
but fear of crime and disorder makes life 
miserable for many people. The Council has 
produced a Crime and Disorder Strategy to 
help by working in a partnership approach to 
reduce the level and impact of crime and 
disorder.  A copy is available at www.east-
northamptonshire.gov.uk/ppimageupload/ 
Image7510.PDF or from the Council Offices 
in Thrapston. 

The Council considers that planning out 
crime and designing in community safety 
should be a core principle in planning any 
new development. Planning and design for 
the safety and security of people and 
properties should be realised and optimised 
as an element of sustainable communities. 

22. Do you think there are any crime hotspots 
in your area? If so, where? 

23. How do you think we can plan out crime 
in new and existing developments? 

Green Spaces and Recreational Facilities


The Council places great importance on 
providing a mix of leisure and recreational 
facilities in accessible locations for the 
residents of the district. This is reinforced by 
the fact that the Council currently has a 
Leisure Strategy out for consultation, a copy 
is available at www.east-northamptonshire.gov.uk/ 
ppimageupload/Image7884.DOC or a hard 
copy from the Council Offices.  Leisure 
services are not statutory services, but the 
Government places leisure high on the 
national agenda as a tool for helping to 
create a better quality of life. 

Green spaces in the District are important 
in terms of providing local residents with 
places to sit, walk and take part in 
recreational activities. Responses to previous 
consultation expressed concern that directing 
development towards the towns will threaten 
valuable green spaces and lead to town 
cramming. The Council is undertaking a 

district wide study to assess open space pro-
vision and needs. The results of this study will 
feed into the Local Development Framework 
process. They will help to provide justification 
for seeking open space provision as part of new 
housing developments, and for the protection of 
existing open spaces. 

consider do not have enough areas of public 
open space? 

24. Are there any parts of Rushden that you 
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Increased Community Involvement 

The current Local Plan requires developers 
of large residential schemes of over 15 
dwellings to provide recreational open space, 
or make a financial contribution towards the 
upgrading of an existing recreational area 
nearby.  Government thinking now suggests 
that the planning system could be changed 
so that smaller developments and other 
developments such as offices could make a 
contribution. 

25. What existing recreational facilities need 
improving and what improvements would you 
like to see? 

26. Should the Council seek a financial 
contribution from all housing developments, 
not just from those of 15 dwellings or more? 

27. Would you like to see the Council 
seeking contributions from other forms of 
development, if so, which types? 

It is vital that local people are able to visit the 
countryside. The Council seeks to ensure 
that residents are able to enjoy the 
health benefits associated with access to 
greenspace in the countryside. A good 

Effective public participation will be at the 
heart of preparing the new Local Development 
Framework for East Northamptonshire. 
Consultation with the public and interested 
parties will be carried out at key stages in 
preparing the new plan to ensure that public 
participation is promoted. The Council is obliged 
to prepare a Statement of Community 
Involvement to set out how we intend to engage 
the local community. 

Through the Statement of Community 
Involvement, we need to consider innovative 
ideas for public consultation to ensure that all 
sections of the community participate in the 
planning of the District. 

example locally is Ditchford Lakes. The 
Council seeks to ensure that residents 
are able to enjoy the health benefits 
associated with access to greenspace in the 
countryside. The current Local Plan affords 
strict controls over development in the 
countryside. 

28. Can you suggest any areas in the town 
which would benefit from better access to the 
countryside? 

Rushden contains a reasonable range of 
leisure and recreational facilities with the 
splash pool, sports and leisure complex, ten-
nis courts, bowling greens and cricket, rugby 
and sports clubs. It is very important that 
such facilities are accessible to all residents 
and that they do not have adverse impact on 
the locality in which they are based. Some 
of these may be poorly located and would 
be better used if situated closer to the town 
centre. 

29. Does Rushden have sufficient leisure 
and recreational facilities? If not, what is 
missing and how could existing facilities be 
improved? 

30. Can you suggest any method of public
participation that would facilitate wider 
community involvement in the planning 
process, particularly harder to reach groups 
such as young people, ethnic minorities, the 
elderly and mobility impaired groups? 
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Your View 

We would like to hear your views on the 
questions posed. You can send comments 
by FREEPOST to: 

Strategy and Policy Directorate 
Planning Policy 

East Northamptonshire Council 
East Northamptonshire House 
Cedar Drive 
Thrapston 
Northamptonshire 
NN14 4LZ 

FREEPOST NH2352 

Alternatively you can e-mail to 
localplan@east-northamptonshire.gov.uk 

Please visit our chat room facility to stimulate 
debate and exchange views at www.east-
northamptonshire.gov.uk/forum/ 

You should note that all responses will 
be made available to the public. The 
comments and details of all respondents 
will be recorded on the Councils Local 
Development Framework database. 

Your comments and views are not required 
by any formal date but it would be helpful if 
your comments could reach us by October 
2004 in order to inform the preparation of 
Local Development Documents expected to 
be published during 2005. 

A discussion paper addressing Thrapston 
and the surrounding villages will follow in the 
next month. 

If you require any assistance or would like to 
discuss any issues raised in this document, 
please feel free to speak to one of our 
planners within the Planning Policy Section 
on (01832) 742142 or 742134 or 742221. 
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