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MINUTES OF A MEETING OF THE PLANNING AND DEVELOPMENT
ADVISORY COMMITTEE HELD ON TUESDAY 15th JUNE 2021 AT 6.30PM
USING ZOOM VIDEO CONFERENCING
PRESENT:
Cllr V K Paul (Chairman)
Cllr Mrs C Reavey
Cllr Mrs P H Whiting
Cllr N Brown
Cllr G Salmon
Cllr B Spencer (substitute for Cllr Mrs A Gardner)
Cllr H L Jackson (substitute pending co-option of new Councillor)
Ms A J Schofield (Assistant Clerk)
Mrs E M Arrow (Administration and Communications Officer)
IN ATTENDANCE: 5 members of the public
1.

APOLOGIES
Cllr Mrs A Gardner

2.

DECLARATIONS OF INTEREST
Cllr H L Jackson requested that an entry be made in the minutes to make it clear that
as a member of both the Town and District Council he will reconsider all matters at
District level taking into account all relevant evidence and representations at the
District tier. Therefore, he cannot be bound in any way by any view expressed in the
parish tier or by decisions of this Committee.

3.

MINUTES
RESOLVED:
That the minutes of the meeting held on the 18th May 2021 be received and noted.

4.
4.1.
(i)

PLANNING
To consider advisory response for the following planning applications: 21/00498/FUL: Construction of 138 affordable dwellings, internal roads, public
open space, landscaping and other ancillary works, including creation of a new
vehicular and pedestrian access from Prospect Avenue, Land off Shirley Road,
Rushden.
Address from Members of the Public
Carol Childs, Councillor, Rushden Town Council
The proposal has disregard for the North Northants Joint Core Strategy (NNJCS).
The consultation was biased. There is a lack of green space and play facilities.
Access to the development via Prospect Avenue is not compliant with Rushden
Neighbourhood Plan (RNP). There is no green corridor behind Prospect Avenue.
The housing is prefabricated with a life span of 35 to 40 years. The units are
transported by road. The access is not appropriate and pre application consultation
showed preference for access from John Clark Way. The 100% social prefabricated
housing development will destroy the surrounding community and has disregard for
the current communities of Higham Ferrers and Rushden.
Dr Lorraine Childs
Implores Council to object to the proposal. It blatantly breaches policies 1,4,7,8 and
13 of the NNJCS. Policy sets out a presumption in favour of sustainable
development; the site compromises the quality of life for future generations through
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the impact of lost biodiversity, lack of green space and the short life span of the
modular homes. The flood risk management plan has not considered cumulative runoff. There has been disregard for the intended wildlife corridor. It will create an
increased risk of anti-social behaviour, crime and fear of crime. The design should
incorporate places where people can be active, have places to meet and play, and
seek to design out crime. There are no owner-occupied properties. The design does
not create a cohesive community thus concern arises regarding the impact on mental
health and crime, with reference to slow violence which is a kind of dissociative
trauma caused by long-term living in a poor-quality neighbourhood.
Ann Marie Saxon
Spoke with a focus on the inappropriate access as she does not have the time to cover
all of the areas, she feels are wrong with regard to the development. The access
should be from John Clark Way in line with the RNP. The access off Prospect
Avenue is not appropriate, it necessitates moving a garage, and squeezing round a
sharp bend. Minimum visibility splay requirements are not being met. Car parking
spaces on Prospect Avenue are being lost. The impact of the additional vehicle
movements on this narrow street is significant and considered particularly dangerous
at night.
Phil Cowell
Prospect Avenue is a totally inappropriate access and against RNP policy. Prospect
Avenue is a tree lined 1920’s and 30’s road with most houses having at least 2 cars,
the majority parked on the road. The road is not suitable for construction traffic with
parked cars creating a narrow means of access with standard delivery lorries already
struggling. The wide construction loads for a modular development over 4 years will
be extremely disruptive. Aside the impact on Prospect Avenue it will cause major
queuing on Northampton Road. The impact of widening Northampton Road and
junction improvements, including loss of trees, was referenced. Mr Cowell spoke of
traffic estimates and that the increased traffic will suffocate both the towns.
Rebecca Cowell
As well as the other points of objection raised, the development is very flawed
ecologically wise. The biodiversity report showed a net loss of -9.62 habitat area.
Ecological surveys were undertaken after February 2020 when land had already
been cleared. The net loss is therefore smaller and the value of the site has been
misrepresented. If surveys had been undertaken pre the clearance the ecological
survey results would have been different. The allocation of amenity green space is
not sufficient. Off-site financial compensation has been offered but this is against
policy which seeks that all onsite mitigation should be exhausted before
compensation is considered. This leads to concern regarding habitat fragmentation
and possible local extinctions of protected species. Biodiversity could be improved.
The addition of hedgehog highways is recommended. The development should not
go ahead without a net biodiversity gain.
IT WAS RECOMMENDED:
That objection be made. That the draft response circulated be amended to also
incorporate the essence of the reasons for objection from the public speakers and
councillors.
(ii)

21/00754/ADV: Illuminated logo signage on the east elevation of the building at
high level and school entrance postal signage (not illuminated) located at the North
of the site adjacent to Chelveston Road, Land between Newton Road and Chelveston
Road, Higham Ferrers.
IT WAS RECOMMENDED:
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That no objection be made to the principle of the erection of the signage but that
objection be raised regarding the illumination. Council feels there is no need for the
illumination of signage on a school building. It is also not clear if the proposed
illumination will be throughout the full period of darkness, overnight illumination is
thought to be excessive. Concern is also expressed regarding the level of
illumination and possible distraction to highways drivers and the impact this may
have on road safety.
(iii)

21/00569/FUL: Two storey rear extension (revised resubmission of 21/00106/FUL),
88 Wharf Road, Higham Ferrers.
IT WAS RECOMMENDED:
That no objections be made. That comment be made with reference to a public
response to the application regarding non-compliance with the supplementary
planning document to ensure that the any impact on the neighbouring properties is
minimised and in accordance.

(iv)

21/00770/LBC: Replacement of 8 existing timber windows with new hardwood
timber windows to match existing, 1 Hind Stile, Higham Ferrers.
IT WAS RECOMMENDED:
That no comments and no objections be made.

(v)

21/00799/PNT (Prior Notification): 18.0m phase 8 monopole with wraparound
cabinet at base and associated ancillary works, Patenall Way, Higham Ferrers.
IT WAS RECOMMENDED:
That Council object to the location proposed for the mast. The siting and appearance
of the mast is considered wholly unsuitable.
The mast is proposed on land to the front of Henry Chichele Primary School. It is
on highway verge that forms part of the central open area and amenity space for the
Kings Meadow housing estate. School Lane is the main road on to the estate. The
impact of the mast will visually damage the open character of the landscape and the
school setting. The mast will be highly visible as you approach the school and for
all those accessing the estate and using the amenity space. Its height will be a
dominating feature on the landscape and it will stand out against the school and
residential backdrop. The proposed elevation plan shows a nearby ridge height of
8m and streetlight at 6.1m. The top of the mast tower is over double this height at
18m.
The school overlooks the mast and it is immediately adjacent to the footpath that
runs to the front of the school railings and the school playground where the children
will be playing. The location of a mast so close to the school will raise concerns
regarding risk to health. The operator undertook pre-application consultation with
the Town Council regarding their proposal for the mast and the Town Council
advised at the time that they felt the siting and appearance unsuitable for this location
adjacent to the primary school.

(vi)

21/00844/FUL: Single storey garage extension, 41 Upper Kings Avenue, Higham
Ferrers
IT WAS RECOMMENDED:
That no comments and no objections be made.

4.2.

To note determinations on planning applications.
RESOLVED:
That the following determinations on planning applications be noted:
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PLANNING PERMISSION
NE/21/00324/FUL – 1 No 4-bedroom dwelling including access, parking, and
amenity area (as previously approved 20/00131/FUL with additional flat roof
extension)
5.

ITEMS TO REPORT
None.

6.

DATE OF NEXT MEETING
13th July 2021.
Chairman
Date
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PLANNING & DEVELOPMENT ADVISORY COMMITTEE TO CLERK
13th July 2021
PLANNING APPLICATIONS
Agenda Item 4
21/00858/FUL: Conversion of existing detached garage with playroom and study above
to ancillary granny annexe, 75 Wharf Road, Higham Ferrers.
Applicant: Mr Tim Brophy
The conversion creates a detached annexe from the main house. The annexe has a lobby, lounge
and kitchen/dining area on the ground floor. To the first floor are 2 bedrooms and a bathroom.
The applicant has stated the annexe will remain ancillary to the main house (host dwelling).
The road to the rear of the property is private (unadopted highway). The external appearance
of the dwelling remains substantially similar to existing; brick plinth with timber cladding
stained black. The roller shutter door will be replaced with patio doors/bi-fold.
21/00939/FUL: Single Storey and two-storey rear extensions, 40 College Street, Higham
Ferrers.
Applicant: Mr and Mrs Bishop
The proposal extends to the rear of the property to create a ground floor family space with open
plan aspect from the existing kitchen. It also provides for a utility room. To the first floor there
will be an additional bedroom over part of the family space.
Existing walls, facing brick and render. Proposed walls, facing brick to match existing,
composite coloured cladding and acrylic render.
21/00954/VAR: Variation of conditions pursuant to application number: 17/01941/FUL:
Change of use to B1, B2 and A3. Central distribution centre for Bewiched Coffee, food
storage, basic food prep will take up 66% of the floor space. Small coffee shop to front
taking up 34% of the floor space. 20 High Street Higham Ferrers.
•
Condition 4 - air conditioning units and external condensers
•
Condition 8 – Plans
Applicant: Mr Matthew Fountain, Bewitched Ltd
Applicant seeks to remove the restriction of the installation of air conditioning units and
external condensers. It is stated on the application form that the condition is preventing them
from providing the coffee shop team and customers with a suitable environment to work or use
the coffee shop. The condition states that no means of mechanical ventilation will be permitted.
They have identified placement of external condensers on the low wall that forms the teams
toilet block. They state the placement will not increase noise or have any visibility to the
neighbours or general public.
Revised plans are submitted for approval showing an internal ceiling mounted air conditioning
unit and 2 external wall mounted condensers.
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21/00861/OUT: Outline planning application with all matters reserved, aside access, for
a proposed residential development of up to 84 dwellings, Site 948 Former Quarry
Hayway, Rushden
Applicant: Amberville Properties Ltd (Mr Richard Chalcraft)
A 5.5 hectare site for residential development purposes with an element of the southern section
of the site maintained and enhanced in order to provide addition to the existing green
infrastructure network. The site will be accessed from the Hayway.
The Rushden Neighbourhood Plan (RNP) Policy H2, Site F, highlights the application site
(Hayway / Northampton Road) and Policy H3 identifies site specific criteria.
•
Development proposals must be supported by an assessment to demonstrate the
impacts on protected trees and ecology have been fully considered;
•
the site will be expected to provide high quality housing reflecting the needs of the
town;
•
any proposal will be expected to demonstrate robust consideration of the impacts
on the local highway network in combination with other proposals, including
Rushden Lakes and Nene Valley Park;
•
the proposed development will provide for a minimum of 65 dwellings.
To accompany the application a ‘Pocket Park Strategy’ has been prepared which provides an
overview as to how the southern element of the site, which has significant tree coverage, will
be retained and enhanced. The ‘Pocket Park’ proposal will form a key feature of the
development. Working with the Council and associated technical officers the applicant seeks
to establish an initial strategy which will set aside approximately 2.76 hectares (50.2%) of the
application site for this feature. This element of the site will incorporate attenuation features,
tree clusters, wet and willow woodlands, a circular walkway and public open space, play areas,
benches and trails.
Draft masterplan, indicative in nature, demonstrates how the proposed development site will
be accessed and provides an example, utilising permitter blocks, to demonstrate how the site
could potentially be arranged to achieve the level of development proposed. 84 dwellings at a
ratio of 21 per hectare.
The full compliment of supporting documents can be viewed on the NNC website:
https://publicaccess.east-northamptonshire.gov.uk/onlineapplications/applicationDetails.do?activeTab=summary&keyVal=QTGPU4GOJIU00
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APPLICATIONS FOR WORKS TO TREES
To Receive and Note
Agenda Item 5
21/00851/TPO (Tree Preservation Order): 11 Victoria Drive, Higham Ferrers
T1 Beech - Reduce lateral spread of tree by up to 3m on your side of crown, Crown Lift
to 5m. Remove any dead/damaged branches and complete thorough inspection of whole
canopy.
T2 Beech - Reduce lateral spread of tree by up to 3m on your side of crown. Remove any
dead/damaged branches and complete thorough inspection of whole canopy, Crown Lift
to 5m. T3 Beech - Reduce lateral spread of tree by up to 4m on your side of crown.
Remove any dead/damaged branches and complete thorough inspection of the whole
canopy, Crown Lift to 5m, and strip ivy down to just above ground level.
T4 Beech - Reduce lateral spread of tree by up to 3m on your side of crown. Remove any
dead/damaged branches and complete through inspection of the whole canopy, Crown
Lift to 5m and strip ivy down to just above ground level.
Applicant: Bartley
The attached photos provide a good indication of why work is required to these large trees with
TPO protection. The Town Council Tree Warden has been consulted and has advised the
planned work is necessary.
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Toshiba Air Conditioning - RAV-GM Data Sheet
RAV-GM801ATP-E
Outdoor Unit
Features
n
n
n
n
n

Redesigned for use with refrigerant R32
Wide operating range (cooling mode –15°C to +46°C)
Auto-diagnostic function
Flexible, can be utilised for single, twin, triple indoor applications
Compact size

Technical Data
Model reference
Nominal
Operating Range
Air Flow
Sound
Unit
Pipe Connection

Refrigerant R32
Run Current
Power Cable
Power Supply

Cooling Capacity
Heating Capacity
Cooling/Heating
High
Pressure High Cooling/Heating
Power High Cooling/Heating
Height x Width x Depth
Weight
Flare Connections (gas - liquid)
Min.-Max. Length
Maximum Height Difference
Drain Port Connection
Base Charge/Chargeless Length
Additional Charge Liquid Side
Maximum
Outdoor to Indoor
Suggested Fuse Size

kW
kW
°C
m3/h - l/s
dB(A)
dB(A)
mm
kg
inch
m
m
mm
kg/m
g/m
A
V/ph/Hz-A

RAV-GM801ATP-E
6.7
7.7
-15 to 46/-15 to 15
2700 - 750
48/52
65/69
550 x 780 x 290
42
5/8 -3/8
5-30
±10
16
0.9/20
35
12.23
3 core + earth
220-240/1/50-16

Dimensional Drawings

www.cdlweb.info
All UK duties are based on Cooling Indoor air temperature 22°C DB/16°C WB Outdoor air temperature 28°C DB 50% RH, high fan speed, 5 m pipe run.
Heating Indoor air temperature 20°C DB Outdoor air temperature –5°C DB 100% RH, high fan speed, 5 m pipe run. Values are based on the maximum compressor output.
Data obtained from Toshiba Air Conditioning Published Data July 2018.
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Toshiba Air Conditioning - RAV-GM Data Sheet
RAV-GM1101ATP-E
Outdoor Unit
Features
n
n
n
n
n

Redesigned for use with refrigerant R32
Wide operating range (cooling mode –15°C to +46°C)
Auto-diagnostic function
Flexible, can be utilised for single, twin, triple indoor applications
Compact size

Technical Data
Model reference
Nominal
Operating Range
Air Flow
Sound
Unit
Pipe Connection

Refrigerant R32
Run Current
Power Cable
Power Supply

Cooling Capacity
Heating Capacity
Cooling/Heating
High
Pressure High Cooling/Heating
Power High Cooling/Heating
Height x Width x Depth
Weight
Flare Connections (gas - liquid)
Min.-Max. Length
Maximum Height Difference
Drain Port Connection
Base Charge/Chargeless Length
Additional Charge Liquid Side
Maximum
Outdoor to Indoor
Suggested Fuse Size

kW
kW
°C
m3/h - l/s
dB(A)
dB(A)
mm
kg
inch
m
m
mm
kg/m
g/m
A
V/ph/Hz-A

RAV-GM1101ATP-E
9.5
11.2
-15 to 46/-15 to 15
4080 - 1133
54/57
70/74
890 x 900 x 320
68
5/8 - 3/8
5-50
±30
16
2.1/30
35
14.20
3 core + earth
220-240/1/50-20

Dimensional Drawings

www.cdlweb.info
All UK duties are based on Cooling Indoor air temperature 22°C DB/16°C WB Outdoor air temperature 28°C DB 50% RH, high fan speed, 5 m pipe run.
Heating Indoor air temperature 20°C DB Outdoor air temperature –5°C DB 100% RH, high fan speed, 5 m pipe run. Values are based on the maximum compressor output.
Data obtained from Toshiba Air Conditioning Published Data July 2018.
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All works are to be carried out in accordance with current Codes
of Practice and British Standards unless specifically directed
otherwise. It is the design sub-contractors responsibility to
ensure that all dimensions and details

DO NOT SCALE from this drawing. All dimensions should be
checked and confirmed on site and any discrepancies reported to
the architect. Any conflict or discrepancy between this drawing
and any other information must also be reported and clarification
sought.

All works should be carried out by a competent contractor
working to an appropriate method statement and paying
attention to current and relevant Construction (Design and
Management) project documentation including the designers risk
assessment.

HEALTH AND SAFETY INFORMATION
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Land at Hayway, Rushden
CC Town Planning on behalf of Amberville Properties

CC Town Planning Limited
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Northampton
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1

INTRODUCTION

1.1

On behalf of Amberville Properties Ltd (‘The Applicant’), CC Town Planning have been
instructed to prepare the following Planning Statement in support of their outline
planning application for the erection of up to 84 No. dwellings on land to the west of
Hayway, Rushden, Northamptonshire.

1.2

The planning application is submitted to the North Northamptonshire Council (‘NNC’)
as the Local Planning Authority (‘LPA’) for the area. Whilst there are references to East
Northamptonshire Council (‘ENC’) within this statement due to the Applicant’s
engagement with the authority prior to its abolition in March 2021, these references
should be considered as references to the newly formed NNC.

1.3

This statement seeks to provide the Council with the requisite level of information to
enable the determination of the application at the earliest opportunity.

1.4

The document is structured as follows:
Section 2: Provides contextual information in respect of the site, its
location and surroundings; an appraisal of the settlement and
the sites more recent planning history. The Client’s preapplication engagement with both Rushden Town Council
(‘RTC’) and NNC is also considered.
Section 3: Seeks to provide a detailed discussion of the development
proposals and provides a description of development.
Section 4: Provides an overview of the national and local planning policy
context which is relevant to the determination of this planning
application.

Robust

and

reasoned

justification

for

its

acceptability in planning policy terms, including a discussion of
all material considerations is also offered in this section.
Section 5: Whilst in outline, this section of the document seeks to
discharge the Council’s requirements for a Design and Access
Statement.
Section 5: Summarises the discussion contained within the preceding
sections and offers some concluding remarks in relation to the
suitability of the application site and the sustainability
credentials of the proposed development.
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1.5

Other than this statement, the following documents comprise the planning application:
• Planning Application Forms and Certificates
• Site Location Plan
• Topographical Survey
• Indicative Masterplan
• Proposed Access Drawing
• Indicative Pocket Park Strategy Drawing
• Site Cross Section
• Acoustic Assessment
• Arboriculture Report (Tree Constraints Plan and Tree Survey)
• (Draft) Transport Assessment
• Landscape and Visual Impact Assessment
• Ground Condition Report
• Archaeological Assessment
• Flood Risk Assessment
• Drainage Strategy
• Ecological Appraisal

2

26

27

2

SITE CONTEXT AND PROPOSAL
The Site

2.1

Rushden is a significant historic market town which is located in the southernmost corner
of the East Northamptonshire section of North Northamptonshire’s legislative area.

2.2

The town lies approximately 4km to the east of Wellingborough and 16km to the east of
Northampton. To the north lies the town of Kettering approximately 12km away and the
larger centres of Bedford and Milton Keynes lies 12km and 16km to the south and southwest respectively.

2.3

The settlement benefits from a high level of accessibility and lies adjacent to both the A45
and A6 which provide links from the proposed development site north to the A14 and west
to the M1.

2.4

The 5.5-hectare development site lies to the west of Rushden town centre and its location
within the context of the wider settlement is displayed at Plate 1 below.
Plate 1: Proposed Development Site, Hayway, Rushden.

2.5

Lying within the settlement boundary of Rushden, the site is largely surrounded by built
form. To the west lies a significant commercial development at Brindley Close beyond
which lies a supermarket and those other key local amenities and facilities offered at the
Rushden Lakes Retail Park. Directly adjacent to the western boundary is a significant
residential development site which is currently under construction by Davidsons Homes.
The development of that site will result in the delivery of 80 dwellings to the local market.

2.6

To the north the site is bound by Northampton Road which affords the site a direct link to
those aforementioned amenities to the west and Rushden centre to the east. It also serves
to provide the site with a direct link to the A45. Beyond Northampton Road to the north lies
residential properties.
3

27

28
2.7

To the east, the site is also bound by a highway known as Hayway. Access to the site will
be taken directly from this road which runs north south along the eastern boundary of the
site. This area of Rushden is typified by significant and attractive properties set in large
plots. To the south of the site, Hayway serves Batsman’s Drive which is a modern
residential estate comprising of a modern range of attractive properties.

2.8

Directly south of the site is a significant open space which is in use for recreation purposes
in association with Rushden Academy.

2.9

A site location plan is enclosed with this submission, however, to afford some clarity on
above description an aerial extract of the site, with its extent delineated in red, is set out
at Plate 2 below.
Plate 2: Site Location (Aerial Extract)

2.10

In terms of extended local offer, the site lies close to various opportunities for recreation
including the Rushden Bowls Club on the opposite side of Northampton Road. Along with
the supermarket and Rushden Lakes Retail Park, to the east lies the centre of Rushden
which provides a typical range of shops services and facilities.

2.11

The sites accessibility from the strategic highway network has been considered. However,
the site is also served by a significant public transport offer with regular service stops on
Hayway itself and at the supermarket to the west. This public transport offer provides
countywide accessibility and also links the site to the strategic transport network via those
train stations in neighbouring towns.

2.12

Whilst the proposal will be discussed in greater detail later within this statement, it is
considered to acknowledge the current use of the site. The area which forms the majority
of the developable area proposed through this application is currently in residential use.
The southern element of the site has sporadic tree coverage, and it is the intention of this
4
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proposal to retain and enhance this area as a feature which will complement the delivery
of the proposed dwellings.
2.13

This outline application is submitted with a full topographical survey which clearly
demonstrates the rise in levels from south to north through the site. In the northern element
of the site there is a depression which has occurred as a result of the sites historic use.

2.14

As can be seen from Plate 2, there is sporadic tree coverage throughout the site and the
site boundary is clearly defined by a mixture of hedgerow and range of tree species.

2.15

An appreciation of the North Northamptonshire Definitive Map is clear that there are no
public rights of way which run through the site and therefore no consideration has been
afforded to such features within the site.

2.16

The application does fall within the zone of influence for the Upper Nene Valley Gravel
Pits SPA. The SPA itself falls beyond the Rushden Lakes retail park complex to the west.

2.17

With the dominant surrounding land use being that of residential, it is considered that the
proposed development site benefits from the same advantages of these neighbouring
sites and will serve to provide a high-quality residential development opportunity.
Planning History

2.18

Having

considered

historic

iterations

of

the

development

plan

for

East

Northamptonshire and their corresponding evidence base documents, it is clear that
the application site has not historically served as a residential development opportunity
to meet the strategic housing delivery requirements of this part of Northamptonshire.
2.19

In light of the above, there is no planning history relating to the site prior to 2015.

2.20

Given the sustainable location of the site, adjacent to historic iterations of the settlement
boundary and in more recent years surrounded by built form, it is clear from a spatial
perspective that the site is now considered to present a highly desirable location for
residential development.

2.21

In 2016, the Applicant secured an interest in the land and subsequently submitted
information to ENC in April 2017 during the Call for Sites which was issued to assist in
the production of the emerging Part 2 Local Plan for East Northamptonshire. An initial
pre-application enquiry was also submitted at this time.

2.22

At a similar time in 2017, the Applicant also engaged with the Town Council in their
efforts to produce the Rushden Neighbourhood Development Plan (‘NDP’). This
engagement was ongoing until the formal ratification and adoption of the NDP on 4th
June 2018.
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2.23

The site was formally designated as a residential development opportunity within the
NDP and the content of the policy which relates to the site is discussed in greater detail
later within this statement.

2.24

On adoption of the NDP the Applicant formally commenced feasibility work to inform
an indicative proposed masterplan for a residential development at the site and an
updated pre-application advice request, which remains live, was submitted to the
Council on 30th April 2018.

2.25

Since that submission the Applicant has carried out a significant programme of works
in those technical areas which will be assessed as part of this planning application. This
programme of works has also informed revisions to the indicative layout which has now
been fixed for the purposes of this submission.

2.26

The Applicant recognises the significant changes which have taken place globally since
the submission of the pre-app. More recently the pandemic has had serious resource
implications on the public sector and it is accepted that the local authority is now under
increased pressure as a result of the exponential growth in planning applications
submitted for determination. This has also been compounded by the abolition of East
Northamptonshire

Council

and

the

formation

of

the

new

unitary

North

Northamptonshire Council.
2.27

Therefore, whilst we await the Council’s formal response, we have sought to submit
this planning application based on the most up to date information available to us. Many
of the enclosed technical studies relate to a level of development which far exceeds
that which is proposed herein.

2.28

To provide assurance, it is the Applicant’s intention to revise the enclosed technical
reports, where appropriate and as required, during the course of the application to
ensure that there are no technical objections to the outline planning application.

2.29

Please note that the Applicant and their wider technical team have established a
positive dialogue with the local authority and those various representatives from the
appropriate technical areas. It is the intention that this positive dialogue be maintained
and carried through to those discussions which will take place during the determination
of this application.

2.30

It is hoped that our intention to maintain this positive dialogue will allow officers to
expedite the progression of this application to a positive conclusion at the earliest
possible point.
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3

DEVELOPMENT PROPOSAL

3.1

It is proposed that the 5.5ha site, shown at Plate 3 below, be developed for residential
purposes with an element of the southern section of the site maintained and enhanced in
order to provide a high-quality addition to the existing green infrastructure network.
Plate 3: Site Location Plan (Extract)

3.2

The proposed description of development is:
‘Outline planning application with all matters reserved, aside access, for a
proposed residential development of up to 84 dwellings.’

3.3

The enclosed application is in outline and is therefore devoid of detailed information
relating to appearance, layout, landscaping and scale. These reserved matters will be the
subject of separate submissions pursuant to any outline consent which is issued by the
Council. Access details are enclosed, and this matter has not been reserved for
determination at a later date.

3.4

With this submission is a draft masterplan, indicative in nature, which demonstrates how
the proposed development site will be accessed and provides an example, utilising
permitter blocks, to demonstrate how the site could potentially be arranged to achieve the
level of development proposed. An extract from the indicative masterplan is set out below
at Plate 4.
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Plate 4: Indicative Masterplan (Extract)

3.5

The site will be accessed from Hayway which runs adjacent to the north eastern boundary
of the site. Whilst the access point is shown on the indicative masterplan, detailed
technical drawings are also enclosed which provide additional information to show the
interaction between the site and the existing highway. An extract from the proposed
access arrangement drawing is set out below.
Plate 5: Proposed Access Arrangement (Extract)

3.6

Whilst not for consideration at this stage, it is important that the Council is aware of the
Applicant’s intention to deliver a high quality, policy compliant development proposal which
delivers a range of economic, social and environmental benefits. These benefits will be
discussed later.

3.7

In terms of environmental benefits, the Applicant seeks to utilise the wider sites existing
features to provide an additional number of social and environmental benefits. To
accompany this application a ‘Pocket Park Strategy’ has been prepared which provides
8
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an overview as to how the southern element of the site, which has significant tree
coverage, will be retained and enhanced in order to benefit both the development proposal
and wider area. An extract from the enclosed indicative strategy is detailed below.
Plate 6: Indicative Pocket Park Strategy (Extract)

3.8

The ‘Pocket Park’ proposal will form a key feature of the development. Working with the
Council and associated technical officers the Applicant and their wider consultant team
has sought to establish an initial strategy which will set aside approximately 2.76Ha
(50.2%) of the application site for this feature.

3.9

This element of the site will incorporate attenuation features, tree clusters, wet and willow
woodlands, a circular walkway and public open space, play areas, benches and trails and
will form part of a wider network which includes open space within the built form to be
delivered at the site.

3.10

Whilst the proposal is discussed in the context of the development plan later within this
statement, an appreciation is also afforded to those material matters which will be key
to the consideration of this submission. An overview of the enclosed technical reports
is also set out within the justification for the development.

9

33

34
4

PLANNING POLICY CONTEXT AND JUSTIFICATION

4.1

Section 38(6) of the Planning & Compulsory Purchase Act 2004 states that the statutory
Development Plan will continue to be the starting point in the consideration of planning
applications for the development or use of land, unless material considerations indicate
otherwise. This is reinforced within the National Planning Policy Framework (2019)
(‘NPPF’).

4.2

The statutory Development Plan for the East Northamptonshire section of North
Northamptonshire comprises of the following documents.

4.3

•

North Northamptonshire Joint Core Strategy (2011-2031) (Adopted 2016)

•

Rushden Neighbourhood Plan (2018)

Consideration has also been afforded to national policy and guidance contained within
the National Planning Policy Framework (‘NPPF’) and National Planning Practice
Guidance (‘NPPG’) as well as those relevant supplementary planning documents
(‘SPD’) which have been adopted by the Council.

4.4

Thought has also been afforded to the emerging LP2. The submission version of LP2
has recently been the subject of a public consultation which closed in March 2021,
given its imminent submission to the Planning Inspectorate, it is considered that weight
can be attributed to its content however the level of weight should only be pursuant to
the stage which it has reached to this point.
National Planning Policy Framework (2019)

4.5

The NPPF confirms that the presumption in favour of sustainable development should
be reflected in local plan making and that planning applications which are in accordance
with the definition should be approved without delay.

4.6

The NPPF also makes it clear that planning applications must continue to be
determined in line with Section 38 (6) of the Act and no change is suggested to the
'plan led' system of determining applications, unless material considerations indicate
otherwise.

4.7

Para 7 of the NPPF states that the purpose of the planning system is to contribute to
the achievement of sustainable development. Alongside the clear social benefits
associated with housing delivery, this proposal will also deliver a significant range of
economic and environmental benefits and it is considered, at the outset, that this
proposal is compliant with national policy and subsequently constitutes sustainable
development.
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4.8

Para 59 articulates the Government’s objective to significantly boost the supply of
homes across the country and provides emphasis on the importance of a sufficient
available housing land supply in appropriate locations.

4.9

The enclosed development proposal is a major residential development in a
sustainable urban location which will deliver an amount of affordable housing pursuant
to those relevant planning policies contained within the local plan.

4.10

The NPPF, at Para 73, clarifies that strategic policies should include a trajectory which
illustrates the expected rate of delivery over the lifetime of the plan. It is considered that
this application will be a key contributor towards achieving the strategic growth targets
in future due to its allocation within the Rushden Neighbourhood Plan (‘NDP’) for
residential development purposes.

4.11

Section 6 of the NPPF relates specifically to the achievement of economic growth and
confirms that planning policies and decisions should create the conditions in which
businesses can invest. This proposal is in line with the economic vision for the District
and will create short and long-term economic opportunities.

4.12

Section 7 of the NPPF provides a focus on town centres and confirms that planning
policies and decisions should support the role that centres play at the heart of local
communities. Whilst this section of the NPPF is clearly related to applications for town
centre uses, there is no doubt that this application will increase the vitality and viability
of Rushden due to an increased market for the existing range of services and facilities
on offer.

4.13

The NPPF seeks to promote healthy and safe communities through the provisions set
out within Section 8 of the document. The proposed development will deliver a level of
open space in alignment with those requirements set out within the adopted and
emerging development plan. Through the creation of the additional proposed Pocket
Park, it is considered that the combination of these green spaces across the site will
maximise opportunities for social interaction and recreational pursuits.

4.14

Pertinent to the determination of this application is Section 11 of the NPPF which
provides a focus on the effective use of land. As an underutilised site, the Applicant has
carefully conceived their development proposals to ensure this effective use of land.

4.15

The Rushden Town Council Site Assessment Report (2017) which informed the
production of the Rushden Neighbourhood Plan provided a simplistic ‘policy off
calculation’ which demonstrated that this site, as allocated (4.04 hectares) would be
capable of accommodating 121 dwellings if developed at a density of 30 dwellings per
hectare.
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4.16

Taking a ‘policy on approach’ and with an appreciation of constraints, it is demonstrated
that the 4.04 hectares of allocated land is capable of accommodating 84 dwellings
within the allocated area of the wider 5.5ha application site. The resultant development
density will be approximately 21 dwellings per hectare. This housing density is
considered appropriate to the location, present a prudent use of land and also reflective
of existing neighbouring properties in terms of plot ratios and dwelling sizes. which will
be in keeping with thrust of Para 122 of the framework.

4.17

At Section 12, the NPPF is clear that the creation of high-quality buildings and places
are fundamental to what the planning and development process should achieve. This
ethos is something which the Applicant has been carefully considering during feasibility
work up to this point. A high-quality approach to both design and layout will be key to
the success of this proposal and work is ongoing in respect of each of these matters.
However, given the outline nature of this application, detailed design is not discussed
within this submission.
North Northamptonshire Joint Core Strategy (2011-2031) (Adopted 2016)

4.18

The North Northamptonshire Joint Core Strategy (‘JCS’) was adopted in 2016 and
provides those strategic planning policies which will guide development, within East
Northamptonshire, over the plan period up to 2031.

4.19

Policy 1 rehearses the content of Para 11 of the NPPF and states that the Council will
take a positive approach to planning as required by the presumption in favour of
sustainable development.

4.20

In response to Policy 1, the Applicant has sought to work proactively with both the
Council and Rushden Town Council, throughout the production of their respective
development plan and neighbourhood plan documents. The enclosed proposals are
considered to achieve economic, environment and social sustainability objectives of
each. These social, economic and environmental benefits will be discussed at length
herein. In addition, a demonstration of the proposals compliance with the development
plan will yet further display the sustainability credentials of the proposal and confirm its
compliance with Policy 1 of the JCS.

4.21

The JCS sets an overarching vision which is supplemented by a number of objectives
which work together to shape East Northamptonshire over the course of the plan
period. In respect of housing delivery, Policy 28 of the JCS sets the overall strategic
housing delivery target of 35,000 additional dwellings for the period 2011-2031.

4.22

This significant housing delivery target has been apportioned across the plan area
which also covers the legislative areas of Wellingborough, Kettering and Corby. For
12

36

37
East Northamptonshire, the overall housing target for 2011-31 is 10,400 additional
dwellings.
4.23

Rushden has a significant role to play in assisting the achievement of this overall target.
The settlement is identified within Table 1 of the JCS as a Growth Town with its role
identified as being ‘to provide the focus for major co-ordinated regeneration and growth
in employment, housing, retail and higher order facilities serving one or more districts’.
Further detail is provided on the implications of this identified role and the scale of
development at Rushden will be pursuant to its size and along with Kettering, Corby
and Wellingborough should provide the greatest share of new housing across the plan
area.

4.24

Table 1 is supplementary to Policy 11 which sets the Settlement Hierarchy for North
Northamptonshire. For Growth Towns, such as Rushden, the policy is clear (at Criteria
A) that ‘the Growth Towns will be the focus for infrastructure investment and higher
order facilities to support major employment, housing, retail and leisure development’.

4.25

Policy 29 provides yet a further later of detail in respect of the distribution of new homes
and states that proposals will be allowed in line with the spatial strategy. Growth Towns,
such as Rushden, will be subject to the strongest focus.

4.26

For Rushden, the housing delivery targets are clearly expressed within Table 5 of the
JCS which requires the delivery of a minimum of 3285 dwellings over the life of the
plan.

4.27

The proposed development site has been discussed at length with both NNC and RTC.
Furthermore, the Applicant has engaged in the plan making process at all levels to
promote the site and to provide information, including technical evidence, to
demonstrate the suitability, availability and deliverability of residential development at
the site.

4.28

The land was submitted to ENC’s Call for Sites Invitation in 2017 and representations
were also made to RTC as part of their process to produce and adopt the NDP.

4.29

In October 2017, the Town Council published their Site Assessment Report which
supported the production of the Rushden NDP which is discussed later. The Site
Assessment Report provided a clear conclusion that there were no constraints present
at the site and confirmed that it would be suitable for development. The documents
additional commentary states.
‘The site benefits from being within the settlement boundary and is sustainable
and able to provide a number of dwellings. No heritage impacts are anticipated.
Flooding and contamination are not anticipated to be constraints. Development
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of the site for either housing is most likely to be considered. Part of the site does
benefit from being a priority habitat for deciduous woodland so careful
consideration of tress on the site will be necessary.’
4.30

Whilst not a matter for determination at this point, the Applicant remains mindful of the
conclusions

within

the

Strategic

Housing

Market

Assessment

for

East

Northamptonshire and the provisions set out within Policy 30 relating to housing mix.
This will be considered further through reserved matter submissions.
4.31

In response to those more site-specific policies set out within the JCS, a careful
appreciation has been afforded to the landscape character of Rushden and the
surrounding countryside which is closely related to the development site. In direct
response to Policy 3 of the JCS, the Applicant has sought to carry out a Landscape and
Visual Impact Assessment (‘LVIA'). That document should be read in conjunction with
this statement. However, it is reasonable to confirm that the sites landscape character
has the ability to absorb the type and scale of development proposed. The LVIA
assessment has been a significant consideration in developing the indicative
masterplan and will be instrumental in developing appropriate detailed submissions at
reserved matters stage.

4.32

Against the backdrop of the development plan, it is considered that the proposal can
be designed in a way which is sensitive to its context and but at the same time
presenting a high-quality development which adheres to the requirements of those
criteria set out within Policy 3 of the JCS.

4.33

A similar appreciation has also been afforded to bio and geodiversity assets both within
and around the site in the context of the detailed content of Policy 4 of the JCS.
Submitted with this application is an Ecological Assessment and Arboriculture Survey.
These reports should be read in conjunction with one another. In addition, it is
considered that the Pocket Park Strategy affords surety to the Council that significant
efforts will be taken to maintain and enhance those habitats in the southern section of
the site and arrangements made to enable access to this high-quality and accessible
ecological feature.

4.34

The Applicant is conscious of the need for new developments to contribute towards
reducing the risk of flooding both within and outside of the planning application
boundary. The majority of the site falls within Flood Zone 1 as shown on the extract of
the Environment Agency’s Flood Risk for Planning Map as set out at Plate 5 below.
Plate 5: Flood Risk Map for Planning (Environment Agency) (Extract).
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4.35

This application is supported by both a Flood Risk Assessment (‘FRA’) and Drainage
Strategy (‘DS’) which demonstrates the proposals compliance with the requirements of
Policy 5 of the JCS. It should however be noted that both the FRA and DS have been
carried out to demonstrate the suitability of a development proposal which is over and
above the size of that which is proposed herein. To this end, it is our intention to open
a dialogue with the Lead Local Flood Authority during the course of the application and
update the attached assessment and strategy in line with those discussions.

4.36

Although wholly indicative, the enclosed masterplan demonstrates that an appreciation
has been afforded to the Council’s place shaping agenda, which is an underlying theme
of the plan, account has also been taken of the importance of design which is a key
theme of the NPPF. A Design and Access Statement, proportionate to the content of
this application, is contained later within this document.

4.37

Reserved matter submissions will respond directly to the content of Policy 8 of the JCS.
However, detailed assessment against the provisions of this policy should be saved for
detailed matters to become clear. At this point we can provide comfort that Policy 8 will
be a key consideration and driver in the detailed design process.

4.38

Similarly, on a detailed basis plot by plot basis, Policy 9 will be a key driver behind the
eventual design of the proposed dwellings. With resource and energy efficiency at the
forefront of feasibility testing, it is considered that the development will assist in the
reduction of carbon emissions and will be compliant with the provisions of Policy 9.
Emerging District Local Plan Part 2 (‘LP2’)

4.39

Work is currently being undertaken by ENC to prepare a replacement Part 2 Local Plan
(’LP2’) for the district. This work commenced in 2016 and the most recent public
consultation in respect of the document was closed in March 2021.
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4.40

Given the current stage of production, limited weight can now be attached to its content.
This weight will continue to increase as the plan proceeds towards eventual adoption.

4.41

For clarification, the Applicant has engaged with ENC in the production of this document
and have made relevant representations to the content and structure of the plan as well
as its supporting evidence base. The Applicant has also submitted the application site
for assessment through the Council’s Call for Sites and Strategic Housing Land
Availability Assessments.

4.42

The draft LP2 provides a clear approach to growth which builds on the content of the
JCS. For Rushden, the document rehearses the role of the settlement as a focus for
growth within the East Northants area of North Northamptonshire.

4.43

The document makes reference to the content of the NDP and confirms, at Para 9.10,
that new development will be managed, within the urban area, on land such as the
application site.

4.44

Whilst the document does not contain a site-specific policy which is directly related to
the delivery of this site, it does defer to the content of the NDP which does contain a
specific policy relating to the future development of the land.
Rushden Neighbourhood Plan (‘NDP’)

4.45

The Rushden Neighbourhood Plan (‘NDP’) was passed for adoption via a local
referendum which was carried out in May 2018.

4.46

Upon its adoption in June 2018, the document became a formal part of the development
plan and is therefore a key consideration in the determination of this planning application.

4.47

One of the key themes running through the NDP is the need to deliver a range of dwellings
of different types and styles to meet the needs profile of the area.

4.48

As discussed earlier, Policy 29 of the JCS sets the overall housing target for East
Northamptonshire and apportions 3285 net additional dwellings to the settlement of
Rushden, to be delivered over the life of the plan up to 2031.

4.49

The majority of housing growth at Rushden will be met through the delivery of land East
of Rushden as a sustainable urban extension of approximately 2500 dwellings. In addition
to the strategic growth a number of dwellings have already been delivered on smaller sites
in the town since 2011. The NDP provides an additional level of details and allocates
further sites, accounting for 610 dwellings, to assist in achieving the ambitious growth
targets set out within the JCS.

4.50

Policy H2 sets out the six sites which will deliver these 610 dwellings. Site F, as contained
within the Policy, highlights the application site (Hayway / Northampton Road) as an
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opportunity site for the delivery of a minimum of 65 dwellings. This application will therefore
make a significant contribution towards meeting the strategic housing growth targets as
set out within the NDP as apportioned by the JCS.
4.51

Policy H3 of the NDP provides yet further detailed provisions which should be considered
as part of this application. The policy is clear, at Section F, that this application should be
supported by an assessment to demonstrate that the impacts on protected trees and
ecology have been fully considered. In response to this, the application is submitted with
an arboriculture survey and ecological appraisal.

4.52

The policy also requires that the site deliver high quality housing which reflects the needs
of the town and that it be fully supported by a robust consideration of the impacts of the
proposal on the local highway network. The nature of this outline application is such that
the detailed matter of design has been reserved for determination at a later date. However,
a transport assessment has been prepared on the basis of the quantum of development
proposed and this is enclosed with this submission.

4.53

The final bullet point of H3 requires that the proposal provides for a minimum of 65
dwellings, this application proposes a level of development in excess of this requirement.

4.54

The Applicant continues to consider the detailed content of those relevant policies from
the NDP, they will inform reserved matter submissions and their content will be beneficial
to the architects ongoing feasibility work.
Technical and Other Material Considerations

4.55

The content of the development plan has played a key role in both informing and
influencing the enclosed submission. Alongside a continued and rehearsed appreciation
of the applicable planning policies, a wider team of technical consultants has been
appointed to inform this submission.

4.56

It is important to mention at the outset that technical work at this site has been undertaken
alongside the promotion of the site through both the Local Plan (Part 2) and
Neighbourhood Plan processes.

4.57

Whilst many reports are clear in their conclusions, a number of them may require revisions
to take place during the course of the application. However, these technical reports were
progressed on the basis of an increased quantum of development, therefore in cases
where updates are required by the Council it remains our position that the conclusions will
still clearly indicate that the level of development proposed is entirely acceptable.

4.58

The application is submitted with a full topographical survey of the application site in its
entirety. This document provides absolute clarity in respect of levels across the site and
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has been the starting point for many members of the wider team to progress their elements
of the submission.
4.59

An Ecological Survey was carried out in 2018 and revised after further site visits in October
2020, the enclosed has been the subject of discussion between the Applicant’s Ecological
consultant and the appropriate individual at the Council. The document provides an
assessment of the current situation and provides recommendations which will be key to
the formulation of reserved matter submissions.

4.60

Prior to the adoption of the NDP the Applicant appointed an Air Quality Assessment
(‘AQA’) to support the ongoing feasibility work which was being carried out at that point.
Whilst the AQA was conducted on the basis of the level of development proposed within
Policy H3 of the NDP, its conclusions were clear that the operational air quality effects of
the proposed development were ‘not significant’. It is our position that whilst this
application presents a modest increase over and above the (minimum of) 65 dwellings
allocated within the NDP, the conclusions of the AQA remain applicable in this case.
Ideally this application would have been supported by a current up to date assessment,
any such undertaking over the past year would not be truly representative of the position
on the ground due to the wider situation and effects of COVID 19.

4.61

The enclosed Archaeological Desk Based Assessment (‘DBA’), whilst carried out in 2018,
is an up-to-date assessment due to the nature of the study. The conclusions of the DBA
are clear that there are no assets of interest within the 500 metre Historic Environment
Record search radius. Whilst there are certain matters of interest identified outside of the
site, there are no archaeological findings within the site itself which would give rise to a
technical objection. This position has not changed since the DBA was conducted.

4.62

A Phase 1 Geo-Environmental Study was carried out in 2019 and this is included as part
of this submission. The study area for this report extended to those elements of the site
which will form part of the developable area and did not include the area to the south which
will form the Pocket Park. The Geo Environmental Study provides a recommendation for
further Phase 2 works once a detailed proposal for the site has been established.

4.63

In consultation with the Applicant’s Acoustic Consultant, we have not sought to update the
findings of their 2018 assessment for submission with this application. To this end, our
consultant would like to establish a dialogue with the Environmental Health Officer who
will be consulted through this application process. It is considered that the conclusions of
the enclosed report remain applicable to the application as submitted.

4.64

A Landscape and Visual Impact Assessment was carried out in 2018, the context of the
site has materially changed with the approval of a significant residential development
under construction directly adjacent to the western boundary of the application site. As a
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result, the LVIA has been revisited and conclusions updated, the detailed document is
enclosed. These conclusions are clear that the proposed development is acceptable on
landscape and visual impact grounds.
4.65

In a similar approach to the Noise Impact Assessment, the findings of the Applicant’s 2018
Flood Risk Assessment (‘FRA’) are considered to ring true. The FRA, at the point of
production, was ‘over-engineered’ and provides findings for a scenario which accounts for
the application site being developed in its entirety for 140 dwellings. The conclusions of
the FRA are clear that the requirements of the ‘sequential test’ are satisfied; the site is not
at risk of flooding from the River Nene and that the site is not assessed to be at risk from
flooding from reservoirs, canals or other artificial sources. Whilst there is a low risk of
groundwater flooding this is in the western and southern extremities of the site which will
not be developed. Furthermore, the susceptibility of surface water flooding across the site
is very low. The site is therefore not at risk of flooding and the Applicant’s engineer has
provided a recommendation to afford the Council further comfort.

4.66

Alongside the FRA a Drainage Assessment was also carried out on the basis of the site
being wholly developable for 140 dwellings. The document summarises that surface water
will discharge to the south aided by SuDS features. In regard to foul water, the pre-app
response from Anglian Water confirmed that the local foul sewerage network has sufficient
capacity for a 140-dwelling proposal, this advice is considered to remain appropriate to
this submission.

4.67

In terms of transport and highways impacts, the Applicant has prepared a Transport
Statement on the basis of the site being developed for 100 dwellings, which is clearly in
excess of that which is proposed. The conclusions of that assessment are clear that the
modelling, accounting for 100 dwellings, demonstrates that the development will not have
a severe impact on the capacity of the local road network and therefore the development
meets the tests set out within the NPPF.

4.68

Whilst the above commentary in regard to the technical details submitted with this
application is considered to serve as beneficial in providing a wider appraisal of the
proposal, it is urged that the Council remain mindful of the ongoing efforts of the Applicant
to update the suite of submission documents.

4.69

To this end, pre-application discussions between the Applicant and Council are currently
drawing to a conclusion and the outcomes of that process, along with advice received
during the course of this application will inform those revisions which the Applicant intends
to make to the technical evidence.

4.70

Alongside a technical demonstration of the site’s deliverability, it is urged that Officers
remain mindful of a significant number of other benefits the development will deliver.
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4.71

The site is allocated for residential development purposes within the development plan
and its delivery will be a key contributor towards meeting the housing needs and strategic
housing target for Rushden. At a more strategic level, the proposed development will
assist in the realisation of the housing trajectory for North Northamptonshire up to 2031.

4.72

The delivery of 84 dwellings to the local market will assist in the diversification of the
housing offer and provide a range of sizes, types and styles to meet the aspirations of the
local community. Of these 84 dwellings, a policy compliant level of affordable housing will
be provided to allow for the associated social benefits of such housing to be realised.

4.73

At a detailed level, the site will allow for this area of Rushden to become accessible for the
first time through increased permeability afforded by foot and highways both into and
throughout the site.

4.74

As part of the network of footways and pavements, the proposed Pocket Park will allow
for further opportunities for education and recreation to be realised. Notwithstanding the
huge ecological and biodiversity benefits associated with this feature, these environmental
positives are equalled by its potential to increase social interaction and engagement.

4.75

Furthermore, given the site location within the Special Protection Area buffer, the
proposed development will make significant financial contributions towards the Upper
Nene Valley Gravel Pits SPA.

4.76

It is also expected that financial contributions will also be secured by the Council through
those relevant S106 mechanisms. It is considered that the following list provides an
overview of the Head of Terms at this stage.
Table 1: Section 106 (Draft) Heads of Terms
REQUIREMENT

AMOUNT

Education

To be determined by housing mix and number
of dwellings delivered.

Affordable Housing

Policy compliant percentage pursuant to level
of development determined through reserved
matters.

Community Facilities

To be determined.

Libraries

To be determined.

Flood Risk Management

To be determined.

Sustainable Transport

To be determined in line with discussions with
public transport operators, where appropriate.
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Healthcare

To be determined in line with discussions with
NHS Trust.

Crime and Disorder Management

To be determined in line with discussions with
Crime Commissioners Officer.

Environment and Amenity

To be determined.

Recycling and Waste Management

To be determined.

Greenway

To be determined.

Open Space

To be determined (On site / Off Site /
Contribution).

4.77

Alongside the depth of social and environmental benefits there are a number of short a
long terms economic benefits which will arise from this proposal. In the short term, benefits
from the construction phase of the development will allow for local employment and will
serve to provide an economic boost to those associated with the supply chain in the
construction industry. Over the longer term, upon completion the increased population in
the area arising from the occupation of the dwellings will serve to swell the local labour
pool. This increased population will also serve to enhance the vitality of the town whilst
improving the viability of its many shops, services and facilities.

5

DESIGN AND ACCESS STATEMENT

5.1

The Applicant recognises the need for major applications to be supported by a Design and
Access Statement.

5.2

This application is outline in nature with all matters reserved, aside access. Therefore,
proportionate to the scale of the proposal, the following serves as a starting point for a
Design and Access Statement which can be revisited, revised and populated further as
more detail becomes available during reserved matter submissions.
Siting
The proposed development site lies within the urban area of the Growth Town of Rusden
on a site allocated for residential development purposes through those policies contained
within the Rushden Neighbourhood Plan.
Layout
This outline application is submitted with an indicative masterplan which provides a layout
of how the site could potentially be developed to deliver 84 dwellings.
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This indicative masterplan is subject to change and will evolve in response to ongoing
discussions with the Council during the course of this outline application and subsequent
reserved matter applications.
Access
Access to the site will be taken from the existing highway at Hayway which runs to the
east of the site. Detailed proposals for this access are contained within this submission
and permission is sought at this stage to enable these works.
To ensure accessibility for all, reserve matter submissions will also include appropriately
tracked drawings

Scale and Appearance
The proposed scheme will provide a balanced range of homes in a variety of sizes and
tenures and the exact mix will be determined in discussion with the Council.
With a housing mix yet to be set there is no current detail in respect of storey heights, plot
ratios or general appearance. However, these will be informed by the aforementioned
discussions.
Similarly, the Applicant’s architect has a full appreciation of the site and its context and
through their ongoing feasibility work will strive to establish a suitable materials pallet
which will be discussed with Officers at the appropriate point in time.
Landscaping and Open Space
Detailed landscaping plans will be submitted at reserved matters stage and will include a
scheme of high-quality planting and appropriate buffers to both public and private amenity
areas.
The indicative masterplan provides an overview of the potential amount and location of
open space which could be delivered within the proposed development site. The quantum
of open space and its location within the site will be determined through the submission of
detailed proposals.
Vehicle Parking
Vehicle parking will be delivered in line with the requirements of the Council’s Parking
Standards. Once again, the exact level will be determined at reserved matters stage.
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The above provides a framework for an evolving Design and Access Statement. Through
continued consideration of the sites constraints and opportunities it is expected that a
stand-alone statement will be prepared and submitted at reserved matters stage.

6

CONCLUSION

6.1

It is considered that this statement, when read in conjunction with its associated
enclosures, provides sufficient information and related justification to allow the Council to
progress this planning application towards a positive conclusion.

6.2

Proposals such as this are fully supported by the content of the NPPF and those key
objectives for housing delivery contained within both the adopted Joint Core Strategy and
Neighbourhood Plan for Rushden.

6.3

There are no technical reasons which would prevent this development coming forward
and the application is submitted with a full suite of technical reports which demonstrate
the deliverability of the site. However, through continued dialogue with the Council and
wider technical consultees it is the Applicant’s intention to further revised the technical
information submitted with this application to the satisfaction of all parties.

6.4

From an economic standpoint there are a significant number of benefits associated with
this development proposal in both the short term during the construction of the dwellings
and over the longer term due to the increase in population and its subsequent impact on
the vitality and viability of the settlement.

6.5

In terms of environmental sustainability, Rushden has been highlighted in the JCS as a
sustainable location for growth. The Northampton Road area has long been highlighted
as a sustainable location for growth due to its close relationship with the existing
settlement and high level of accessibility.
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6.6

The Applicant has sought to appraisal various environmental variables within those
technical reports submitted with this application. The conclusions within those relating to
both the built and natural environment are resolute that there are no reasons, from an
environmental sustainability standpoint, which would give cause to refuse this planning
application.

6.7

Whilst economic and environmental sustainability are key drivers which have pushed this
submission, the proposal will assist in the achievement of many of those social objectives
which have been identified for Rushden.

6.8

The development will be a key contributor towards meeting those affordable and market
housing needs which currently exist both within the settlement and across the wider
housing market area. Once again, the modest resultant population growth will support the
growth of a strong vibrant and healthy community through the delivery of a safe and welldesigned development which is flexible enough to respond to future change.

6.9

Finally, it is considered that the enclosed high quality and sustainable proposals present
a unique, small scale opportunity for residential growth in a desirable location and at a
scale pursuant to the size of the settlement. The development will serve to bolster housing
supply and consequently ensure the continued vitality of those nearby shops, services and
facilities.

6.10

An important biproduct of this proposal will be the accompanying Pocket Park which will
also allow for ecological enhancements and serve to bolster biodiversity in the urban area.

6.11

This proposal provides a positive opportunity to meet the development needs of the
settlement and wider District and wholly aligns with the presumption in favour of
sustainable development as set out at Para 11 of the NPPF.

6.12

It is hoped that this statement and its associated enclosures provides the requisite detail
to allow officers to progress the application to a positive conclusion at the earliest
opportunity.

6.13

Should you require anything additional information then please do not hesitate to contact
CC Town Planning at the earliest opportunity.
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Notifications of planning decisions received for the Town Council
On 13th JULY 2021
PLANNING PERMISSION
NE/21/00647/FUL – Change of use from residential to osteopathic, physiotherapy and
sports therapy clinic with 6 treatment/consulting rooms, a waiting room and existing
kitchen as a staff room (sui generis use) at 11 Market Square, Higham Ferrers.
NE/21/00347/FUL – Single storey front extension at 2 Cedar Way, Higham Ferrers
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PLANNING & DEVELOPMENT ADVISORY COMMITTEE TO CLERK
13th July 2021
APPLICATION FOR CLUB PREMISES
Agenda Item 6
To consider response to consultation for comments on the application for a club premises
certificate:21.00668: Application for a club premises certificate under section 71 of the Licensing
Act 2003. Joe’s Bar, 98 High Street, Higham Ferrers.
Applying for:Performance of indoor and outdoor music
Friday 20:00 to 23:59
Saturday 20:00 to 23:59
Regular Saturday live bands, occasionally Friday night
August Bank Holiday Sunday, event known as ‘Party in the Car Park’ timings 13:00 to 19:00
Supply of alcohol on the premises
Monday to Friday 14:00 to 23:59
Saturday 12:00 to 00:59
Sunday 12:00 to 23:30
Hours club premises are open to members and guests
Monday to Friday 14:00 to 23:59
Saturday 12:00 to 00:59
Sunday 12:00 to 23:30
General description of the club
The club will be exactly as per the premises licence already held.
The club is to promote by all proper means the principles of Conservatism, and the
implementation of the Conservative Party’s policies. The club shall be affiliated to and interaffiliated with, the Association of Conservative clubs limited.
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