Agenda Item 5

Planning Policy Committee –
22 July 2013
North Northamptonshire Joint Core Strategy Review –
Proposed strategic site allocations and development
principles
Purpose of report
To request direction by the Planning Policy Committee for the potential allocation of specific
major development site allocations at Rushden in the emerging North Northamptonshire Joint
Core Strategy (JCS) Review
Attachment(s)
Appendix 1 – Rushden East – Draft site development principles and North Northamptonshire
Joint Core Strategy review policy
Appendix 2 – Nene Valley Farm, Rushden – Draft site development principles and North
Northamptonshire Joint Core Strategy review policy

1.0

Introduction and background

1.1

On 3 July 2012, the North Northamptonshire Joint Planning Committee (JPC) approved
the “North Northamptonshire Joint Core Strategy 2011-2031 Emerging Draft for
Consultation”. This set out the initial draft Vision, Outcomes and policies for the
emerging Joint Core Strategy (JCS) and was subject to a 10 week non-statutory
consultation between 6 August and 15 October 2012 (inclusive).

1.2

The Emerging Draft JCS document included policies proposing the allocation of several
potential strategic development sites through the JCS review. In the case of East
Northamptonshire, the following strategic sites were proposed:
•
•
•

1.3

Irthlingborough West (draft policies 23 and 29)
Rushden East (draft policies 23 and 29)
Rockingham Motor Racing Circuit Enterprise Area (draft Policy 27)

The 3 July 2012 JPC meeting was preceded by a meeting of the East
Northamptonshire Council (ENC) Planning Policy Committee on 18 June 2012. The
Planning Policy Committee (18 June 2012) had resolved: “That the following direction
be provided as to the preferred location for a new strategic urban extension at
Rushden:
•
•
•

area RUS3 – for mixed use;
with area RUS4 – for employment use, should any additional employment land
need to be allocated; and
area RUS7 retained as a green wedge” (Minute 51(3), 18 June 2012).
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1.4

A number of representations were submitted to the North Northamptonshire Joint
Planning Unit (JPU) regarding the proposed Rushden East urban extension (area
RUS3, above) during the 10 week consultation for the emerging draft JCS (August –
October 2012). Several additional/ alternative strategic site proposals were also
received through the consultation, including Nene Valley Farm, Northampton Road,
Rushden (within area RUS7, above).

2.0

Rushden East

2.1

Rushden Town Council and East Northamptonshire Council have both expressed
support, prior to and during the consultation for the emerging draft JCS, for the
designation of Rushden East as a strategic growth location through the emerging JCS
review. This is fully explained in the Draft Rushden Urban Extension Background
Paper (JPC, August 2012).

2.2

The emerging draft JCS (August 2012) does not, however, propose the allocation of
Rushden East through the JCS itself, when adopted. Instead, the draft JCS “proposed
that the Local Plan should identify this [Rushden East] as a development opportunity to
be taken forward by the Plan being prepared by East Northamptonshire Council” (Draft
Policy 29/ p46, emerging draft JCS, August 2012).

2.3

Nevertheless, the JPC has still expressed an intention to draft a set of development
principles for Rushden East as a strategic site. It is anticipated that these will be
presented to the JPC on 23 July 2013; so it is critical that East Northamptonshire
Council formally considers these draft site development principles before they are
formally endorsed by the JPC.

3.0

Nene Valley Farm, Northampton Road, Rushden

3.1

The emerging proposal for the allocation of Nene Valley Farm as a strategic
employment site will represent a significant addition to the emerging JCS review. The
ENC Planning Policy Committee (18 June 2012) had previously expressed a view that
area RUS7 should be retained as a green wedge (Minute 51(3)), thereby continuing to
endorse the “Important Open Land” (1996 Local Plan saved Policy EN20) designation.
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3.2

Subsequently, however, East Northamptonshire Council’s formal response to the
emerging draft JCS (authorised by the Planning Policy Committee, 1 October 2012)
included a specific reference to Nene Valley Farm. The Council’s response specifically
put forward an argument that Nene Valley Farm ought to be considered a potential
“other strategic site” (JPU, representation reference ED096, October 2012).

3.3

Furthermore, the site was also promoted by French House Ltd through the emerging
draft JCS consultation (JPU, representation reference ED067, October 2012).
Representatives of French House Ltd are actively promoting the allocation of Nene
Valley Farm and are currently working towards the preparation of a masterplan for the
comprehensive development of the site.

3.4

The JPU is currently working with key stakeholders (ENC, County Highways and the
County Council’s Nature Improvement Area Officer) in drafting site development
principles for the possible allocation of Nene Valley Farm as a strategic employment
site through the JCS review. It is anticipated that these will be presented to the JPC on
23 July 2013; so it is critical that East Northamptonshire Council formally considers
these draft site development principles before they are formally endorsed by the JPC.

4.0

Site development principles

4.1

The emerging JCS review proposes an overarching set of development principles that
should be taken into consideration in developing site specific development proposals
through the Local Plan, or in masterplanning for development of the site. Appendix 1
includes a set of issues that any site specific policy or other proposals should address.

4.2

The JPU has prepared a standardised format for setting site development principles for
proposed strategic site allocations through the emerging JCS review. The site
development principles for Nene Valley Farm (Appendix 2) incorporate the following
information:
•
•
•
•
•
•
•
•

Site description – key landscape features, existing access points etc
Proposed land uses and scale of development – site area etc
Key objectives – vision for site development
Key constraints – statutory designations, safeguarding areas etc
Key infrastructure – highways improvement, landscaping etc, necessary to
enable development to be implemented
Place shaping requirements – site design principles
Policy – site specific development criteria
Site location map

4.3

The site development principles will provide a mechanism (or “policy hook”), by which
specific policies or projects may come forward. The relative detail for Rushden East
and Nene Valley Farm reflects the stage in the process that each site/ area is at. While
site specific proposals for Nene Valley Farm are well advanced, the implementation of
Rushden East is likely to entail significant land assembly issues; therefore the urban
extension will be expected to come forward for development later in the Plan period
(i.e. after 2021).

5.0

Conclusions

5.1

The emerging JCS review is expected to bring forward certain site specific proposals;
i.e. development sites of such a scale to be considered “strategic”. Rushden East was
already included within the initial JCS “Emerging Draft for Consultation” (August 2012),
given that this represented a clear aspiration of Rushden Town and East
Northamptonshire Councils.

5.2

Significantly, however, the 2012 consultation also revealed additional potential strategic
site proposals. These included proposals for the development of a strategic
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employment site at Nene Valley Farm. The JPU is currently drafting site development
principles for Rushden East (Appendix 1) and Nene Valley Farm (Appendix 2). These
are being brought to the attention of this Planning Policy Committee, in order that
Members are able to give a clear direction in respect of the draft development
principles in advance of the next JPC meeting (23 July 2013).
5.3

Members are asked to consider the draft site development principles for Rushden East
and Nene Valley Farm (appendices 1 and 2, respectively). Consideration should be
given to the draft text and what (if any) additions or changes should be made, prior to
securing agreement for this through the JPC on 23 July 2013.

6.0

Equality and Diversity Implications

6.1

There are no equality and diversity implications.

7.0

Legal Implications

7.1

There are no legal implications.

8.0

Risk Management

8.1

It remains important that the JPU and its partners (including ENC) continue to maintain
momentum in taking forward the strategic element of the Local Plan (i.e. JCS review).
Delays to the preparation of the Local Plan will result in the District (particularly the
south of the District) not having an up-to-date, robust detailed planning policy
framework to defend against any unwanted development.

8.2

The existing North Northamptonshire Core Spatial Strategy (adopted June 2008)
continues to define the overall strategic policy framework for this area. However, the
progression of the JCS review will enable increased material planning “weight” to be
given to the emerging draft JCS policies. This is particularly significant where site
specific proposals are being promoted or taken forward through the emerging JCS
review.

9.0

Financial Implications

9.1

None

10.0 Corporate Outcomes
10.1 The relevant Corporate Outcomes are:
•
•
•

Good quality of life: Sustainable Development, High quality built environment,
Improved housing
Effective partnership working – Strong strategic partnerships
Strong community leadership – A proactive and listening Council

11.0 Recommendation
11.1 It is requested that Members consider and endorse:
•
•

The draft site development principles for Rushden East (Appendix 1).
The draft site development principles for Nene Valley Farm (Appendix 2).

11.2 Member agreement to the draft text is sought, in advance of the forthcoming JPC
meeting. Members’ comments and views regarding the draft text will be verbally
reported to the JPC on 23 July 2013.
(Reason – to ensure that East Northamptonshire Council continues to take a lead in
taking the JCS review, the strategic element of the Local Plan, forward)
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Power: Planning and Compulsory Purchase Act 2004, Localism Act 2011
None
Other
considerations:
Background Papers: North Northamptonshire Joint Core Strategy 2011-2031
Emerging Draft for Consultation (JPC, August 2012);
Urban Extensions Study Rushden Update (JPC, June 2012);
Draft Rushden Urban Extension Background Paper (JPC, August 2012
Draft Background Paper on Strategic Housing and Employment Sites
(JPC, August 2012);
Planning Policy Committee papers (ENC, 18 June 2012)
North Northamptonshire Joint Planning Committee papers (NCC, 3 July 2012)
Michael Burton (Senior Planning Policy Officer) Extn. 2221
Person Originating
mburton@east-northamptonshire.gov.uk
report:

Legal

Date: 12 July 2013
CFO

MO

CX

(Committee Report Normal Rev. 22)
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APPENDIX 1: Site development principles
Rushden East
In order to provide for significant expansion at Rushden in accordance with its status
as a Growth Town, a broad, strategic location for a sustainable urban extension to
the east of the A6, on land between the John Clark Way and Newton Road
roundabouts, has been identified as shown on the key diagram. Rushden East
represents the most significant new strategic development proposal over and above
those already consented or identified in the 2008 adopted Core Spatial Strategy. The
land is considered to be the most sustainable option for the future development
Rushden and provides a major opportunity for an exciting, high quality, cohesive and
distinctive sustainable urban extension with an enhanced quality of life for all
residents. Whilst the A6 forms a significant barrier between the proposed urban
extension and Rushden, innovative solutions will be examined in order to create a
development which is permeable and well-connected to Rushden and the facilities
offered by the existing urban area.
The broad location contains several farm holdings and is predominantly in
agricultural use. Other land uses include nurseries, allotments, scrapyards and some
isolated dwellings. Whilst Rushden East is being actively promoted by several key
landowners, other land remains outside of their control and it is therefore envisaged
that the urban extension will be brought forward for development later in the Plan
period.
Whilst a broad location for development is shown on the key diagram, the allocation
of a more precise area will be included in a site-specific development plan document
to be prepared by East Northamptonshire Council. The following list, though not
intended to be exhaustive, indicates that the site-specific plan should identify:
• the boundaries of the site;
• existing built and natural environmental assets which need to be conserved or
enhanced;
• the quantum of development and mix of uses to be provided on the site;
• the form/layout of the urban extension in so far as this is judged to be necessary
as part of the development plan document;
• access points;
• existing land uses to be retained or, where more appropriate, replaced;
• opportunities to develop a well designed edge to the development and a sensitive
transition to the adjoining countryside;
• key infrastructure requirements;
• other opportunities that accord with the policies of the development plan and can
contribute towards the regeneration of Rushden;
• measures to ensure that the development is well connected and integrated with
Rushden;
• opportunities for the provision of strategic green infrastructure including links both
to the countryside and within the development area itself;
• possible opportunities for the logical extension of the urban extension beyond the
Plan period;

• measures to mitigate the potential impact of the development on the principle and
local road network, including the A6 and A45; and
• other site constraints which need to be addressed in order for development to take
place. Examples may include noise attenuation measures made necessary as a
consequence of the proximity to the A6 and contamination associated with the
scrapyard to the south of Alexandra Road.
A masterplan for the comprehensive development of the allocated site should be
submitted as part of a planning application. This will be an important tool in
demonstrating how the site can be brought forward in a comprehensive manner and
how the proposals will accord with the relevant policies of the Development Plan,
including the policies in this Joint Core Strategy. In addition, there is an expectation
that the masterplan will be supported by comprehensive ‘design coding’ of the
development.
Policy
Land to the East of Rushden is identified on the key diagram as the location for
a sustainable urban extension to include an indicative 2,000 dwellings, the
provision of a similar number of job opportunities and ancillary facilities,
services and open space. A site specific development plan document to be
prepared by East Northamptonshire Council will facilitate more detailed work
with a range of stakeholders and the local community in order to allocate land
for development and further develop specific policy and key principles for the
site.
Key diagram
Note – it is proposed that the key diagram will identify area RUS3 on the following
map as the general location for the SUE

APPENDIX 2: Site development principles
Land at Nene Valley Farm, Northampton Rd, Rushden
1.

Site description
The site is located on agricultural land adjacent to the A45 and east of the A45/B645
(Northampton Road) junction. It lies within the natural physical Rushden/Higham
Ferrers boundary (i.e. the A45), sloping away from Northampton Road towards the
A45, beyond which is located the River Nene. The southern extent of the site is
defined by Northampton Road, the Rushden Town Bowls Club and several dwellings
and gardens. Along the south side of Northampton Road, opposite the development
site, there is a mix of commercial development, open space and a small number of
residential properties. The eastern-most flank of the development area abuts a public
footpath with an employment site beyond. Land adjacent to the north-east boundary
consists of open space and includes a woodland area and gravel pit (Higham Ferrers
Fishing Lake) that forms part of the Nene Valley Special Protection Area/Ramsar site.
The site area is currently designated as important open land of significance to the
form and character of Rushden in accordance with ‘saved’ policy EN20 of the East
Northamptonshire Local Plan adopted in 1996.

2.

Proposed land uses and scale of development
The site of approximately 12ha will provide primarily for a mix of B1 (business), B2
(general industrial) and small scale B8 (distribution) uses together with open space.
Other uses will be permitted where these are compatible with the intended primary
uses.

3.

Key objectives
The development should deliver:
- Employment and training opportunities which help to build a more diverse, dynamic
and self reliant economy and support sustainable housing growth;
- Improvements to the road network made necessary by the development;
- Accessible green infrastructure which links into the Nene Valley sub-regional
corridor, providing opportunities to enhance access to the countryside from Rushden
and protect and enhance biodiversity assets;
- Direct and safe pedestrian and cycle links to the existing urban area and the
enhancement of public transport;
- High quality landscape treatment to enhance the character of the site and ensure
that it is satisfactorily assimilated into the surrounding landscape; and
- A high quality development that minimises carbon emissions in accordance with
policies in the Plan.

4.

Key constraints
The development is expected to increase congestion on the A45 during peak
periods, particularly at the A6 Chown’s Mill roundabout (Higham Ferrers). Additional
pressure on the A45/B645 junction and town centre junctions within Rushden and
Higham Ferrers is also anticipated. Transport improvements necessary to deliver a
sustainable development at Nene Valley Farm will need to be identified through a
transport assessment.

There are several dwellings adjacent to the site and the need to ensure that the
amenity of these properties is not diminished will be a key consideration. This may
be delivered through measures such as noise attenuation, which will need to be
implemented to the satisfaction of the local planning authority.
The land is located within a Minerals Safeguarding Area, as defined in the
Northamptonshire Minerals and Waste Development Framework. An assessment will
therefore need to be undertaken of the viability and need to undertake prior
extraction of the mineral resource in accordance with the adopted Northamptonshire
Minerals and Waste Core Strategy (Policy CS10).
A gas main traverses the site, running much of its length, from northeast to
southwest. Accordingly, the easement standards associated with this will need to be
defined and incorporated into the development.
The hedgerows and trees within the development area and the water body along the
north-east boundary form potentially important habitats and landscape features.
Where possible, these must be retained, reinforced and linked into a network of
green infrastructure.
5.

Key infrastructure
Key infrastructure requirements will include:
• Junction improvements to ensure that there is no deterioration of the highway
network arising from the development;
• Structural landscaping, biodiversity enhancement and accessible green
infrastructure which enhances connectivity between Rushden and the Nene
Valley sub-regional corridor;
• New pedestrian and cycle links to improve connectivity;
• Improvements to public transport provision;
• Sustainable drainage systems; and
• Other specific infrastructure as detailed in the Infrastructure Delivery Plan.
Notwithstanding the above, it will be necessary to review infrastructure requirements
at the planning application stage in order to take account of the most up to date
information on infrastructure needs.

6.

Place shaping requirements
Access: Vehicular access should be from Northampton Road (B645).
Key strategic links to the surrounding area: To encourage a modal shift away from
the car it will be essential to enhance connectivity with the established Rushden and
Higham Ferrers urban areas. Improved access will be required for pedestrians and
cyclists between the site and development to the south of Northampton Road
allowing for improved access to residential areas, Rushden town centre, Higham
Ferrers town centre and the retail outlets close to the A45/Northampton Road
junction.

Along the easternmost flank of the site there is a public footpath (UK 10) which forms
part of an existing link between Northampton Rd and a footbridge over the A45 to the
north of the site and provides an established pedestrian access between the existing
urban area and the Nene Valley sub-regional corridor. A link between the site and
this public footpath must be provided in order to enhance access between Rushden
and the countryside and to secure improved connectivity with the residential
development to the east.
The existing bus service along Northampton Road is infrequent and there is no bus
stop within close proximity to the site. Proposals must therefore incorporate suitable
measures to enhance public transport provision.
Strategic landscaping and green infrastructure: High quality strategic landscaping should be
utilised to enhance the character of the development and reduce its visual impact. The

site is located within the designated Nene Valley Nature Improvement Area where
the aim is to improve ecological connectivity and enlarge existing biodiversity assets.
Existing landscape features should be retained, where possible, and reinforced. They
should be integrated with sustainable drainage systems into a network of green
infrastructure which provides for informal recreation and acts as a wildlife corridor
linking Northampton Road with the woodland area and gravel pit (Higham Ferrers
Fishing Lake) to the north-east of the development area. There are likely to be some
species that are able to cross the A45 and the green infrastructure should therefore
provide natural habitat similar to that within the neighbouring Nene Valley.
Landmark buildings: Key landmark buildings which will add to the quality of the
development must be provided, particularly at the A45/Northampton Road junction.
This is essential in order to maximise the local landscape benefits of the scheme and
contribute towards the highest quality of development.
Delivery: Proposals will need to accord with a detailed masterplan agreed with the
local planning authority. This must include phasing proposals to deliver a
comprehensive scheme.
7.

Policy
Land at Nene Valley Farm, Rushden is allocated for employment uses and open
space, as shown on the Policy Map. Development of the site will primarily consist of a
mix of B1 (business), B2 (general industry) and small scale B8 (storage and
distribution) uses.
Proposals must:

a.
b.
c.

d.

Be compatible with an approved masterplan that forms part of a planning
permission;
Provide for vehicular access into the site solely from Northampton Road;
Incorporate appropriate measures to ensure that there is adequate capacity in
the surrounding highway network to accommodate traffic generated by the
development;
Include a substantial, publically accessible, green infrastructure corridor which
enhances connectivity between Northampton Road and the River Nene subregional corridor. This green infrastructure corridor must provide natural habitat

for species within the surrounding area together with opportunities for informal
recreation and access to the countryside;
e.

Encourage modal shift through the provision of safe and convenient links for pedestrian
and cyclists to the wider area;

f.

Include a high quality, landmark building(s) at the A45/Northampton
Road/Crown Way roundabout, as a gateway to Rushden;
Provide other specific and justified infrastructure requirements as set out in the
North Northamptonshire Infrastructure Delivery Plan; and
Comply with all other relevant policies in the Core Strategy and be planned and
implemented in a comprehensive way that is linked to the delivery of the
necessary infrastructure.

g.
h.

