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ADDENDUM – IMPLICATIONS OF THE NPPF 

Since completing this report, the Government has published the new National Planning Policy 
Framework (NPPF).  As expected, the NPPF sets a presumption in favour of sustainable 
development.  It advocates a plan led system, with a presumption in favour of development that 
accords with the development plan. 

The NPPF maintains the core principles of PPS4 in as far as it relates to planning for retailing and 
town centres.  Planning policies should be positive and promote competitive town centres, and 
pursue policies to promote their viability and vitality.  The NPPF retains the key retail policy: the 
sequential test and impact test. 

Local authorities should require applications for main town centre uses to be located in town 
centres, then in edge of centres, and only if sustainable sites are not available should out of 
centre sites be considered.  Applicants and local planning authorities should demonstrate 
flexibility on issues such as format and scale. 

It states that, when assessing applications for retail, leisure and office development outside of 
town centres, which are not in accordance with an up to date Local Plan, local planning 
authorities should require an impact assessment to consider; the impact of the proposal on 
existing, committed and planned investment in centres within the catchment; and the impact on 
town centre vitality and viability. 

Where an application fails to satisfy the sequential test, or is likely to have significant adverse 
impact on one or more of the identified factors, paragraph 27 of the NPPF states it should be 
refused.  In these circumstances, the publication of the NPPF does not materially alter our 
conclusions and recommendations set out in this report. 

Prepared By: Chris Goddard 
Status: Senior Director 
Date: April 2012 
 
 
 

For and on behalf of GVA Grimley Ltd 
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1. Introduction 

1.1 In January 2012, GVA was instructed by the North Northamptonshire Joint Planning Unit 

(NNJPU) on behalf of the partner planning authorities to undertake an independent 

review of the Joint Core Strategy and retail evidence base, and assess the extent to 

which current and emerging retail policy (in particular the three centres approach) 

remains appropriate and deliverable having regard to changing policy and 

commercial considerations. 

1.2 GVA is a leading independent property advisor, with a market leading planning, 

development and regeneration team.  We specialise in retail and town centres 

planning, and were the authors of the Government’s Practice Guide on assessing 

need, the sequential approach and impact.  We regularly advise local authorities, 

retailers and developers on a range of town centre and out of centre proposals and on 

policy issues.   

1.3 Our assessment is informed by a combination of site visits, desk based research of 

published sources, and face to face interviews with key stakeholders and developers 

who have an interest in North Northamptonshire.  In addition to planning officers from 

each of the four authorities, we have held meetings with the following:   

• CBRE Global Investors (acting on behalf of ING who own the Swansgate Centre, 

Wellingborough); 

• Drivers Jonas Deloitte (acting on behalf of Wellingborough BC); 

• Ellandi – owners of the Newlands Shopping Centre in Kettering; 

• Helical Bar – owners of Corby Town Centre; 

• Legal & General – owners and prospective developers, the Grosvenor Centre, 

Northampton; and  

• LXB – The Rushden Lakes Applicant. 

1.4 We have also held discussions with Palmbest, who own the key town centre 

development opportunity in Rushden Town Centre. 

1.5 The analysis presented in Part A provides the basis for our advice in respect of the retail 

planning issues raised by proposals for major out-of-centre retail development at 

Rushden Lakes in East Northamptonshire set out in Part B.  This considers the extent to 



North Northamptonshire Planning Authorities Introduction 

 

 

 

April 2012 I  gva.co.uk 5  

which the proposals are likely to be complimentary, and achievable in addition to new 

development in the three town centres; or whether the proposals would be likely to 

displace planned investment and capacity (and if so, the pros and cons of this 

outcome).  Our review does not consider other, non retail planning matters.  

1.6 In Section 2 we begin by reviewing the historic evidence base which underpinned the 

Core Strategy and the Inspector’s conclusions in respect of the proposed approach to 

retail and town centres.  This is followed by a review of the relevant policies contained 

within the East Midlands Regional Plan (RSS) and the adopted Core Strategy (2008), 

which together form the ‘Development Plan’ until such time that the RSS is officially 

revoked.  We also consider any implications for the development plan following the 

introduction of PPS4 and the Good Practice Guide (GPG).  

1.7 This is followed by a review of the latest Retail Capacity Update (2010) which considers 

any significant changes in the overall conclusions and recommendations since 2006.  In 

parallel, we consider the wider trends, and emerging new policy guidance which may 

influence the strategy moving forwards, as well as the commercial realities of securing 

the aspirations for new development in Corby, Kettering, Wellingborough and Rushden.  

Taking all these factors into consideration, we then set out our conclusions on whether 

the Core Strategy’s approach to town centres remains sound.   

1.8 In Section 3 we review the proposals for Rushden Lakes, focussing specifically on the 

PPS4 Assessment produced by Burnett Planning & Development Limited (BPD) in 

support of the application.  Our assessment considers the extent to which the proposals 

comply with the relevant development management tests contained within PPS4 

(EC10, EC15, EC16 and EC17) and, taking into account the findings of Part A, whether 

the proposals are consistent with the adopted development plan, and the 

recommended strategy moving forwards.  

1.9 In Section 4 we bring together the analysis from both Parts A and B to provide the JPU 

and partner authorities with our conclusions on the deliverability of the existing Core 

Strategy; the appropriateness of the evidence base underpinning the emerging 

replacement Core Strategy; and the extent to which the Rushden Lakes proposal is 

likely to complement or adversely impact on the strategy and the overall vitality and 

viability of the North Northamptonshire towns.  
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2. Part A – Retail Strategy Review 

2.1 In this section we review the evidence base underpinning the Core Spatial Strategy 

(CSS), adopted in June 2008 and any subsequent changes in circumstances, including; 

the updated evidence base, wider policy changes, market conditions, retailer 

requirements and investment strategies, and progress with town centre development 

opportunities which may influence the strategy moving forwards.        

Retail Evidence Base 

2.2 In December 2004, Roger Tym and Partners (RTP) were appointed by the NNJPU to 

undertake the North Northamptonshire Town Centres – Roles and Relationships Study, 

which was published in August 2005.  The study identified global capacity to support in 

the range of 137,000 – 160,000 sqm net of additional comparison goods floorspace and 

approximately 24,000 sqm net convenience goods floorspace over the period 2004 to 

2031.  

2.3 The Study examined seven alternative policy options for the spatial distribution of the 

forecast comparison retail floorspace.  Each option was evaluated against a range of 

sustainability objectives and indicators, taking into account each centre’s physical 

ability to accommodate the floorspace requirements.  A strategy for a ‘balanced’ 

distribution of forecast growth between the three main centres (Corby, Kettering and 

Wellingborough) provided the best fit against policy objectives and on this basis it was 

concluded that the ‘three centres’ approach (Option 6) offered the best potential for 

creating a balanced, sustainable network of centres.   

2.4 The Study did consider a ‘four centres’ approach (Option 7) which performed well 

against most policy objectives and achieved an overall score similar to Option 6.  

However, it was considered that the ambitious scale of growth required in Rushden 

Town Centre would be difficult to achieve, both in market and physical terms.  It was 

also considered that it would be difficult to achieve strategic growth across four 

centres as it may spread proposals too thinly and compromise the cohesion of North 

Northamptonshire as a whole.      
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2.5 In July 2006, RTP published an Update to the 2005 Study which set out revised capacity 

projections taking into account changes in forecast expenditure and population 

growth over the plan period to 2031.  The updated analysis identified marginally lower 

levels of capacity to support in the range of 123,100 – 147,500 sqm net of additional 

comparison goods floorspace and approximately 21,200 sqm net convenience goods 

floorspace over the period 2004 to 2031.  

2.6 Despite a reduction in capacity, the Study identified no reason to depart from the 

conclusions of the 2005 Study, and recommended a ‘balanced network approach’ 

supporting the three higher-order centres (Kettering, Corby and Wellingborough) as the 

focus for retail development.   

Inspector’s Report 

2.7 The Core Spatial Strategy underwent examination in public between October 2007 and 

February 2008.  The Inspector’s report was subsequently published in May 2008.   

2.8 The Inspector did not question the ‘three centres’ approach but at Paragraph 23 

commented as follows: 

‘I believe the Core Spatial Strategy (CSS) points the way for the future direction of the 

town centres.  Regardless of the proposed “balanced approach” in the CSS, it seems to 

me that the market will ultimately have a considerable influence on the success or 

otherwise of each town centre to fulfil its particular role identified in the supporting text 

at paragraph 3.102’.  

2.9 However, in order to make the Core Spatial Strategy sound, the following change was 

deemed necessary.  

‘Paragraph 3.11 should have an additional sentence at the end. The town centres are, 

however, constrained and while emphasis will be on their regeneration, other 

complementary sites will be required either edge of town or out of town to fulfil the 

growth strategy and meet the need for early investment’.  
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The Development Plan 

East Midlands Regional Plan (March 2009) 

2.10 The East Midlands Regional Plan (RSS) sets out the long-term spatial vision for the sub-

region towards the year 2031 which has framed the strategy for North 

Northamptonshire within the CSS.  The Government has made clear its intention to 

abolish RSSs.  This reduces the weight attached to this document, but it continues to 

form part of the development plan at the current time. 

2.11 North Northamptonshire is a key component of the Milton Keynes and South Midlands 

(MKSM) growth area.  The MKSM Sub Regional Strategy (SRS) directs new development 

towards Northampton (defined as a Principal Urban Area) and the growth towns of 

Kettering, Corby and Wellingborough.   In respect of the latter, the SRS recognises that 

it is important that the centres grow in a complementary way, while retaining their 

separate identities.   

2.12 Policy MKSM SRS 4 sets out the priorities for individual centres.  For Corby, the 

redevelopment of the town centre is the main priority, whilst the strategy for Kettering 

and Wellingborough is to strengthen their existing roles through new provision of quality 

retail and other facilities to ensure that they better meet the needs of their respective 

catchments.   

2.13 The RSS makes no specific reference to Rushden.   

North Northamptonshire Core Spatial Strategy (2008) 

2.14 The CSS was formally adopted by the NN Joint Planning Committee in June 2008.  

Section 2 sets out the vision for the area, ‘a strong network of vibrant settlements with 

excellent transport connections will have developed through growing and 

regenerating the towns of its urban core and strengthening the centres that serve the 

rural east’.   

2.15 Amongst the Objectives to achieve this vision, Objective 4 seeks a ‘Town Centre Focus’ 

which will ‘ensure that services and facilities, including cultural provision, are located in 

town centres and other areas of focus in North Northamptonshire, and that 

opportunities to maximise and enhance the provision of leisure, retail and cultural 
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facilities are taken, making these places more self-sufficient and real hearts for their 

communities’.  

2.16 Consistent with the RSS approach, Corby, Kettering and Wellingborough are identified 

as ‘Growth Towns’ which should provide the focus for major coordinated growth and 

regeneration and major new retail development. Rushden is identified in Figure 14 as 

the ‘other main town centre’, with no specific growth strategy but where town centre 

development is encouraged to consolidate and enhance the existing offer. The Smaller 

Towns and Rural Service Centres are identified as having a localised convenience and 

service centre role and the CSS seeks to consolidate this offer.  

2.17 Policy 12 sets out the indicative floorspace targets for the three main centres, which 

advocates a ‘balanced network approach’ to retail development in centres.  Under 

this approach, Kettering is the focus for retail development.  Corby will benefit from a 

remodelled and expanded town centre, whilst redevelopment of the town centre core 

will take place in Wellingborough.   

2.18 The evidence underpinning the CSS approach takes into account the growth strategy 

for adjoining areas (e.g. Northampton, Peterborough and Bedford) and it is recognised 

that this may have implications for North Northamptonshire in terms of competition for 

private and public investment and pressures on transport and other infrastructure.  

Northampton in particular has a key functional relationship with North 

Northamptonshire and its expansion and increased retail and employment offer will 

have implications for competition with town centres.  Having taken account of these 

relationships, the CSS provides the basis of a realistic and deliverable strategy for North 

Northamptonshire.   

PPS4: Planning for Sustainable Economic Growth (2009) 

2.19 Planning Policy Statement 4 (PPS4) was published in December 2009 and replaces 

Planning Policy Statement 6: Planning for Town Centres, which informed the 2005 and 

2006 Retail Studies.  The central message of PPS4 is the need for a more proactive 

approach to securing new investment in centres, and achieving more sustainable 

patterns of development.  The Government’s key objective for town centres is to 

promote their vitality and viability by: 
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• Focusing new economic growth and development of main town centre uses in 

existing centres and remedying deficiencies in provision in areas with poor access 

to facilities; 

• Allowing competition between retailers and enhanced consumer choice through 

the provision of innovative and efficient shopping, leisure, tourism and local 

services in town centres which allow genuine choice to meet the needs of the 

entire community (particularly socially excluded groups). 

Using Evidence 

2.20 PPS4 advises that Local Planning Authorities (LPAs) should plan positively for growth and 

development by assessing the need for further main town centre uses and ensure there 

is capacity to accommodate them (taking account of the role of centres in the 

hierarchy); and to identify any deficiencies in the provision of local convenience 

shopping and other facilities which serve people’s day-to-day needs.  In assessing 

need for retail and leisure development LPAs should take account of both quantitative 

and qualitative need, giving additional weight to the latter in deprived areas.    

2.21 In assessing quantitative need for retail and leisure development LPAs should have 

regard to relevant market information and economic data, including a realistic 

assessment of population and future growth, forecast expenditure and forecast 

improvements in retail sales density.  In assessing qualitative need LPAs should assess 

whether provision and distribution of shopping, leisure and local services allows genuine 

choice to meet the needs of the whole community (particularly those in deprived 

areas), in light of the objective to promote vitality and viability of town centres and the 

application of the sequential approach.  LPAs should also take into account the 

degree to which shops may be overtrading and whether there is need to increase 

competition and retail mix.   

Plan Making Policies 

2.22 PPS4 states that, in planning for centres, LPAs should set out a strategy for the 

management and growth of centres over the plan period, setting flexible policies 

allowing centres to respond to changing economic circumstances.  LPAs should define 

a network and hierarchy of centres that is resilient to anticipated future economic 

changes to meet the needs of their catchments.   
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2.23 Choices should be made about which centres will accommodate any identified need 

for growth in town centre uses, considering their expansion where necessary and the 

need to avoid an over concentration of growth in centres.   Identified deficiencies in 

the network of centres should also be addressed, giving consideration to the 

appropriateness of designating new centres; reclassifying existing centres; planning for 

extensions; or scope for consolidation.     

2.24 PPS4 encourages LPAs to proactively plan to promote competitive town centre 

environments and provide consumer choice by: 

• supporting a diverse range of uses (including complementary evening and night-

time uses) which appeal to a wide range of age and social groups; 

• planning for a strong retail mix so that the range and quality of the comparison and 

convenience retail offer meets the requirements of the local catchment area, 

recognising that smaller shops can significantly enhance the character and 

vibrancy of the area; 

• supporting shops, services and other important small scale economic uses in local 

centres and villages; 

• identifying sites in the centre, or failing that on the edge of the centre, capable of 

accommodating larger format developments where a need for such development 

has been identified; 

• retaining and enhancing existing markets and, where appropriate, re-introducing 

or creating new ones, ensuring that markets remain attractive and competitive by 

investing in their improvement; 

• taking measures to conserve, where appropriate, and enhance the established 

character and diversity of their town centres. 

2.25 LPAs should identify an appropriate range of sites to accommodate at least the first 

five years identified need.  Sites for main town centre uses should be identified through 

a sequential approach to site selection, giving preference to locations in appropriate 

existing centres in the first instance, followed by edge-of-centre locations and out-of-

centre sites, with preference given to those that are more accessible or have a higher 

likelihood of forming links with an existing centre.   
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2.26 The impact of proposed locations for development on existing centres will also need to 

be assessed by the LPA, taking into account impact considerations set out in Policy 

EC16 which include impact on town centre vitality and viability; in-centre 

trade/turnover; investment in centres; delivery of development on allocated sites; and 

any locally important impacts identified in the development plan.   

Development Management Policies 

2.27 In the determination of planning applications for main town centre uses that are not in 

a centre and not in accordance with an up to date development plan, PPS4 requires 

applicants to demonstrate compliance with the sequential approach and impact 

assessment taking into account the impact considerations set out in Policy EC16.  

Assessments of impact should focus on the first 5 years after the implementation of a 

proposal and should be proportionate to the scale, nature and detail of the proposed 

development.   

2.28 Policy EC17.1 directs LPAs to refuse planning permission where an applicant fails to 

demonstrate compliance with the sequential approach or the proposal is likely to lead 

to a significant impact.  Where no significant adverse impacts have been identified, 

applications should be determined taking account of their positive and negative 

effects and any other material considerations.  Judgements about the extent and 

significance of any impacts should be informed by the development plan (where this is 

up to date) or recent local assessments of the health of town centres and any other 

published local information e.g. a town centre or retail strategy.     

PPS4 Practice Guide (December 2009) 

2.29 The Practice Guide published alongside PPS4 does not constitute a statement of 

Government policy, but is intended to support the interpretation of town centre policies 

set out in the Policy Statement.   

2.30 Central to Policy EC1, the Guide sets out alternative approaches to assessing and 

identifying quantitative and qualitative needs for retail and other town centre uses.  

Building on the assessment of needs, the Practice Guide explains how LPAs can plan 

positively to promote new retail-led and other town centre uses through their LDFs; 

setting out the ‘tools’ needed to prepare effective town centre strategies, including 
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how to identify appropriate locations, and how to assess the effects of alternative 

policy options and specific proposals.   

2.31 At the policy formulation stage, the Guide suggests the use of a matrix, as a means of 

‘scoring’ alternative options against national, regional and local policy objectives and 

priorities.  For example, having identified a ‘need’ for new development in its area, a 

LPA may wish to evaluate how best to plan to accommodate this need within a 

network of centres having regard to: 

• Which option secures the maximum investment within existing centres, and the 

wider socio-economic benefits of different options. 

• What distribution of new development is likely to contribute to an effective network 

and hierarchy of centres, and promote sustainable shopping patterns. 

• Which centres are most likely to be able to accommodate new development in 

sequentially preferable locations, and are likely to be most accessible to the 

current/potential catchments.  

• Which options are likely to be most consistent with sustaining and enhancing the 

vitality and viability of different centres. 

2.32 This is consistent with the approach adopted by RTP which led to the recommended 

‘three centres’ approach. 

2.33 Having identified and evaluated the various policy options, LPAs should develop a 

clear vision and strategy for the network of centres, and strategies for individual centres 

where appropriate.  In terms of the LDF, this is likely to include guidance on the 

appropriate scale and form of new development involving main town centre uses; 

allocation of sites to meet identified need; identification of the extent of key 

development opportunities; a clear statement of the approach to be taken to bringing 

forward development; and the LPAs attitude to other competing developments.  

2.34 Strategies for individual centres can be prepared at any time but they should be 

incorporated into the LDF at the earliest opportunity.  This is likely to be important where 

key site allocations are involved, either through strategic allocations in the Core 

Strategy, or through sites allocated in an Area Action Plan or other document.  

Promoting town centre strategies through the LDF process ensures that the evidence 

base which underpins the strategy will be properly tested.   
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2.35 A strategy which has been progressed through the LDF process, and been subject to 

effective public and stakeholder consultation and tested through independent 

examination will carry the weight accorded by S38(6) of the 2004 Planning Act.  In such 

cases, proposals must be determined in accordance with the plan unless material 

considerations indicate otherwise.  As such, the strategy will provide a sound basis for 

potential occupiers, developers and investors to make decisions. 

Updated Retail Evidence Base 

2.36 The North Northamptonshire Retail Capacity Update (NNRCU), published in February 

2011, provides an update to the retail evidence base which informed the adopted 

CSS.  The 2011 study, based on a new household survey (undertaken in April/May 2010) 

and updated forecasts in respect of population and expenditure, presents a revised 

assessment of the quantum of additional comparison and convenience floorspace 

which is required across North Northamptonshire over the period 2010 to 2031.   

2.37 Based on the latest survey results, the 2011 Study indicates that the overall retention 

rate of expenditure within the North Northamptonshire area is 61.5% - an increase from 

50% identified in 2005.  However, it is also evident that whilst Corby Town centre’s 

market share has marginally increased (from 7.5% to 7.8%) reflecting the opening of 

Willow Place, Kettering town centre’s market share has fallen (from 19.8% to 14.2%).  This 

is attributed mainly to a strengthened out-of-centre retail offer in the town which has 

increased its market share from 3.4% to 9%.  There has also been a growth in market 

share secured by out-of-centre development in Corby (chiefly the Phoenix Retail Park) 

which has increased from 0.9% to 3.3%.    

2.38 Despite there not having been any similar changes to the retail offer, either within or 

out-of-centre, Wellingborough’s market share has also declined (from 10.1% to 9%).  

These changes reinforce the need for Kettering and Wellingborough specifically, to 

plan for investment to reclaim and increase market share.  Whilst there has been little in 

the way of comparison goods retail development in Rushden, the town’s market share 

marginally increased between 2005 and 2010 from 3.7% to 4% although the study does 

not consider the possible reasons for this. 

2.39 Reflecting reduced housing growth and population forecasts, a more conservative 

rate of expenditure growth and a number of new retail commitments (see Table 2.1); 
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the 2011 study identifies considerably less capacity to support additional comparison 

goods floorspace over the plan period than previously identified in 2005 and 2006. 

Table 2.1 Committed Comparison Goods Floorspace in NNCA (at October 2010) 

LPA Location / Scheme 
Flsp         

(sqm net) 

Turnover 

(£m) 

Corby Evolution Corby 14,211 71.06 

Corby Priors Hall, urban extension to Corby 2,450 6.13 

E.Northants Rushden Lakes 1,316 1.97 

E.Northants Land south of Mill Marina, Thrapston 316 0.47 

Kettering DIY store adjacent to Tesco, Carina Way 2,927 3.31 

Kettering 
New retail units, Northfield Avenue / 
Stainer Close, Kettering 

4,843 11.14 

Wellingborough Former Knapp site, Wellingborough 3,385 7.78 

Wellingborough 
Extension to Sainsbury’s                       
(non-food element) 

185 1.31 

 Total 29,633 103.17 

 Source: Table 7.2, North Northamptonshire Retail Capacity Update 2011   

2.40 In qualitative terms, given that Corby, Kettering and Wellingborough continue to 

underperform in respect of the market shares they are attracting from their respective 

catchment areas, the Study indicates that there is a qualitative argument for 

diversification of the retail offer in each of the centres.  This is considered particularly 

crucial given the strong and growing competition from the out-of-centre retail parks as 

well as competing centres such as Northampton.   

2.41 On this basis, the study considered that the general strategy for the distribution of 

floorspace should remain unchanged.  This conclusion was based on existing CSS 

housing targets for each district (for the period 2001-21) being delivered over a longer 

time period to 2031, with a continued focus on the three growth centres of Kettering, 

Wellingborough and Corby.   

2.42 The distribution of floorspace requirements for each centre is set out in Table 2.2.  The 

floorspace range for each period reflects the capacity identified under ‘Scenario A’ 

(static retention rate) and ‘Scenario B’ (increasing retention rate).  It should be noted 
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that the allocation for Corby is over and above Evolution Corby which has been 

factored in as a commitment.       

Table 2.2 Comparison Floorspace Requirements 2010-2031 (sqm net) 

Location 2010-16 2016-21 2021-26 2026-31 TOTAL 

Corby 
409 -       
542 

6,747 - 
7,412 

8,136 - 
9,026 

7,633 - 
8,832 

22,925 - 

25,811 

Kettering 
545 -       
722 

8,996 - 
9,882 

10,848 - 
12,034 

10,177 - 
11,776 

30,566 - 

34,414 

Wellingborough 
409 -       
542 

6,747 - 
7,412 

8,136 - 
9,026 

7,633 - 
8,832 

22,925 - 

25,811 

TOTAL 
1,363 - 

1,806 

22,490 - 

24,706 

27,119 - 

30,085 

25,443 - 

29,439 

76,416 - 

86,035 

 Source: Table 10.1, North Northamptonshire Retail Capacity Update 2011 

2.43 ‘Scenario B’ makes provision for an increase in the comparison goods retention rate 

from 62% in 2010 to 64% in 2021 and 65% in 2031.  This is considered achievable on the 

basis of planned enhancements to the retail offer in Corby and Kettering.   

2.44 Since the updated assessment was undertaken, the economy has continued to falter 

and recovery from the recession has not reached expectations.  The latest advice 

published by Experian (Retail Planner 9) presents a bleak picture and points to further 

weakness in the economy.  Table 2.3 below sets out the difference in expenditure 

growth and SFT assumptions between those used in the 2011 Study and Experian’s 

latest advice.   

Table 2.3 Summary of changes to inputs in respect of expenditure growth and SFT 

Variable 2010 Study Experian (2011) 

Expenditure Growth 
2010-16 – 3.27% pa 
2016-21 – 3.29% pa 
2021-31 – 2.90% pa 

2010-16 – 2.2% pa 
2016-21 – 3.0% pa 
2021-31 – 3.0% pa 

Special Forms of Trading 

2010 – 11.7%  
2016 – 13.9% 
2021 – 13.6% 
2026 – 13.3% 
2031 – 13.2% 

2010 – 8.8%  
2016 – 12.7% 
2021 – 12.8% 
2026 – 12.8% 
2031 – 12.8% 

Sales Efficiency Growth 
2010-16 – 1.27% pa 
2016-21 – 1.25% pa 
2021-31 – 1.23% pa 

2010-16 – 1.5% pa 
2016-21 – 1.7% pa 
2021-31 – 1.7% pa 

 Source: North Northamptonshire Retail Capacity Update 2011 / Experian Retail Planner 9 (2011) 
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2.45 Taking into account more constrained growth in retail spending than previously 

anticipated and continuing growth in Internet spending, we consider the capacity 

forecasts in the 2011 update are now marginally optimistic.   

2.46 Consistent with the previous study, the 2011 update identifies no specific floorspace 

requirement for Rushden.  Whilst it is acknowledged that this does not preclude any 

additional comparison developments from coming forwards in the town, it is expected 

that these would be small-scale in nature reflecting the role and function of Rushden in 

the local retail hierarchy, and follow a sequential approach. 

2.47 Using the market shares identified by the 2011 Study, it is possible to identify the level of 

capacity specifically arising in Rushden.  Based on the centre’s current market share 

(4%) and turnover (£38.43m in 2010) we estimate that the centre is achieving a sales 

density in the region of £5,039 per sqm.  Taking into account growth in population and 

expenditure and adopting a benchmark sales density of £5,000 per sqm (consistent 

with RTP) we identify capacity to support in the region of 1,949 sqm net additional 

comparison goods floorspace at 2016, increasing to 3,295 sqm net by 2021 and 4,805 

sqm net by 2026.   

2.48 If we also take into account the performance of existing out-of-centre retailing in 

Rushden (e.g. Asda and Waitrose non-food and Wickes), there is marginally greater 

overall capacity to support in the region of 3,728 sqm net by 2016, increasing to 5,747 

sqm net by 2021 and 8,019 sqm net by 2026, as summarised in Table 2.4. 

Table 2.4 Comparison Floorspace Capacity in Rushden 2010-2026 (sqm net)* 

 2016 2021 2026 2031 

Rushden    

Town Centre 
1,949 3,295 4,805 6,483 

Rushden     

Out-of-Centre 
1,778 2,453 3,213 4,058 

TOTAL 3,728 5,747 8,019 10,542 

 Source: North Northamptonshire Retail Capacity Update 2011 / GVA, 2012   *before commitments 

2.49 This provides a broad indication as to the ‘need’ arising in the Rushden area based on 

its current, improved market share.  If Rushden is able to attract additional housing 

growth, the capacity may be marginally higher.  These estimates are based on the 
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growth rates adopted by RTP, and are likely to be overstated, particularly in the long-

term (i.e. beyond 2026) and should therefore be viewed cautiously.   

2.50 There is potential for Rushden Town Centre to increase its market share, if it is able to 

attract a significant scale of new retail development.  However, based on the overall 

capacity within the North Northamptonshire area, achieving a development of 

sufficient scale to radically alter current shopping patterns would deflect significant 

capacity away from other town centres.  This also depends on the demand and 

availability of sustainable development opportunities in the town centre to 

accommodate significant retail growth.    

Draft National Planning Policy Framework (2011) 

2.51 The Government published the draft National Planning Policy Framework (NPPF) for 

consultation in July 2011.  Once adopted (expected Spring 2012), the NPPF will replace 

the current suite of national Planning Policy Statements, Planning Policy Guidance 

notes and some Circulars with a single, streamlined document.     

2.52 In its current draft, the NPPF continues to recognise that the planning system is plan-led 

and therefore Local Plans, incorporating neighbourhood plans where relevant, are the 

starting point for the determination of any planning application.  In assessing and 

determining development proposals, local planning authorities should apply the 

presumption in favour of sustainable development and seek to find solutions to 

overcome any substantial planning objections where practical and consistent with the 

NPPF.   

2.53 While the NPPF is to be read as a whole, in the context of retail considerations the Draft 

NPPF states at paragraph 78 (as with PPS4) that local planning authorities should prefer 

applications for retail and leisure uses to be located in town centres where practical, 

then in edge of centre locations and only if suitable sites are not available should out-

of-centre sites be considered.  In applying this sequential approach, local planning 

authorities should ensure that potential sites are assessed for their availability, suitability 

and viability and for their ability to meet the full extent of assessed quantitative and 

qualitative needs.   

2.54 There is no explicit onus on the applicant to demonstrate flexibility in their application of 

the sequential approach, which reflects the overarching objective to streamline the 
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planning system and support sustainable development.    However, the ‘town centre 

first’ policy principle appears likely to remain a key part of the NPPF.  

2.55 The Draft NPPF continues to require an impact assessment when assessing applications 

for retail and leisure development outside of town centres, which are not in 

accordance with an up to date Local Plan, if the development is over a proportionate, 

locally set floorspace threshold.  If there is no locally set threshold, the default threshold 

is 2,500 sqm.  

2.56 The Draft NPPF also states that planning policies and decisions should assess the impact 

of retail and leisure proposals, including: 

• the impact of the proposal on existing, committed and planned public and private 

investment in a centre or centres in the catchment area of the proposal; and 

• the impact of the proposal on town centre vitality and viability, including local 

consumer choice and trade in the town centre and wider area, up to ten years 

from the time the application is made. 

2.57 Overall, the NPPF adopts a positive approach to encourage sustainable development 

and support for economic growth, but within the context of a continued town centre 

first policy.  

Other Relevant Considerations 

The Portas Review (December 2011) 

2.58 The recession has had a significant negative impact on high streets.  In May 2011, Mary 

Portas was appointed to lead an independent review into the future of the high street.  

The report, published in December 2011, presents a hard hitting analysis of the 

challenges facing many towns, and suggests measures to tackle further decline.  

2.59 Amongst 28 separate recommendations in the report, there is a call to 

strengthen the policy in favour of ‘town centres first’ in the final draft of the National 

Planning Policy Framework (NPPF).  In summary the recommendations aim to: 

• Get town centres running like businesses: by strengthening the management of 

high streets through new ‘Town Teams’, developing the BID model and 

encouraging new markets; 
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• Get the basics right to allow businesses to flourish: by looking at how the business 

rate system could better support small businesses and independent retailers, 

encouraging affordable town centre car parking and looking at further 

opportunities to remove red tape on the high street; 

• Level the playing field: by ensuring a strong town centre first approach in planning 

and encouraging large retailers to show their support for high streets; 

• Define landlords’ roles and responsibilities: by looking at disincentives for landlords 

leaving properties vacant, and empowering local authorities to step in when 

landlords are negligent; and 

• Give communities a greater say: by greater inclusion of the high street in 

neighbourhood planning and encouraging innovative community uses of empty 

high street spaces. 

2.60 The Government has recently announced that it will run pilots to trial Portas’ proposal 

for ‘Town Centre’ teams and progress her suggestion for a national markets day, 

although a more substantive response to the report, including any revisions to the draft 

NPPF is not anticipated until Spring 2012. It is understood that bids are to be made for 

the North Northamptonshire centres to become ‘Portas Pilots’.  

Understanding High Street Performance (December 2011) 

2.61 The Department for Business, Innovation and Skills (BIS) has also published a report 

which explores the many factors impacting on the economic and social performance 

of town centres and high streets.  This study is intended to help inform government and 

local authority decision-making regarding town centres, high streets and local 

economic growth.  It also provided input into the Mary Portas review.  

2.62 The study, based on a review of the available research and literature on high streets, 

identifies key issues that the public, private and third sectors need to take into 

consideration when taking action or investing in high streets. 

2.63 The study identifies a range of influencing factors which have stimulated and affected 

change, on the high street which are summarised below: 

• Externalities – despite planning policies designed to protect town centres, high 

levels of retail and landlord indebtedness and public spending cuts are creating a 

squeeze on consumer spending. 
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• Spatial and physical factors – large format stores, accessible by car and where all 

shopping is done under one roof, dominate the market to the detriment of 

traditional high streets. 

• Market Forces – the growth in market share of out-of-centre shopping centres, 

major supermarkets and retail parks etc. in comparison to high streets and town 

centres, demonstrates that consumers are voting with their feet. 

• Management – high streets are difficult to manage and as a result are 

disadvantaged compared with supermarkets and shopping centres.   

2.64 The study also highlights the response to high street change which have been 

implemented to date.  These include:  

• town centre masterplanning and public realm improvements;  

• differentiation and emphasising a distinctive offer;  

• policy prioritisation; and 

• more developed place management (e.g. TCM, BIDs) 

2.65 Moving forwards the study highlights that, in terms of what is currently understood by 

high street performance (which is largely retail-based), the broad trends are 

downwards.  Town centres will continue to be impacted by the growth in out-of-centre 

retail, supermarkets non-food sales and the Internet.  What seems to be emerging from 

this is the idea that the high street of the future will need to differentiate itself from 

shopping centres, as more of a social space with a range of functions.   

2.66 The report concludes that the traditional high street faces a number of challenges, not 

least from the tightening of retail spend and changing consumer behaviour but also 

from increasing competition posed by the Internet and out-of-centre developments.  

Whilst the future is uncertain, in light of the challenges currently faced, strategies which 

support the high street are considered ever more vital.   

2.67 We consider that this analysis, and the Portas Review, both reinforce the need for a 

‘town centre first’ strategy for North Northamptonshire.  They also suggest a need to 

take a cautious view about both the overall scale of new retail floorspace which is 

likely to be supportable over the next few years, and the impacts of significant 

additional out-of-centre retail development.  
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Report into the Examination of Broxbourne Core Strategy (Dec 2011) 

2.68 Despite the new localism agenda, current and emerging national policy guidance 

does not support local planning authorities promoting significant out-of-centre 

development, or seeking to define new centres, if this would be likely to undermine the 

vitality and viability of nearby town centres.  The recent Broxbourne case illustrates that 

plans seeking to promote such development are likely to be found unsound at 

examination. 

2.69 The Broxbourne Submission Core Strategy (December 2010) included a strategic 

allocation under Policy CS7 to deliver in the order of 50,000 sqm gross of new shopping 

floorspace, 15,000 sqm gross of new leisure floorspace and 300 dwellings to form a new 

‘Borough Centre’.  This was provided on the basis of meeting the comparison retail 

needs of the Borough, and seeking to retain trade currently attracted to ‘higher order’ 

centres including Harlow. 

2.70 Following examination, the Inspector concluded that the amount of new retail and 

leisure development proposed in the strategic allocation would have the effect of 

creating a step change in sub-regional shopping patterns and lead to significant 

adverse retail impacts on Hoddesdon, Waltham Cross and neighbouring town centres 

at Harlow, Enfield and Welwyn Garden City.  Also having regard to the Localism 

Agenda and the draft NPPF requiring co-operation between local authorities, the 

Inspector added weight to strong objections from within the Broxbourne community 

and immediately adjoining Councils.   

2.71 In summary the Inspector concluded that:  

‘The clear conflict with government policy in PPS4 because of unacceptable impact on 

nearby centres leads me to conclude that the strategic allocation for this amount of 

retail and leisure floorspace is neither justified nor consistent with government policy 

and is therefore unsound’. (Para 62) 

2.72 On this basis, the Inspector recommend that: 

‘Policy CS7 and other references to the Greater Brookfield allocation be deleted.  

Other consequent changes to the wording of the retail and town centres chapter and 

Policy CS6 are also necessary.  A review of the retail and town centre strategy should 

be carried out as a matter of urgency.  This should seek to strengthen the role of the 
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town centres, to prevent further flows of trade out of the Borough and provide for a 

review of the role of Brookfield which does not lead to their further decline’. (Para 70) 

2.73 We consider this case has a number of parallels with the Rushden Lakes proposals, 

considered later. 

Retailer requirements and Investment Strategies 

2.74 The last three years have seen a significant reduction in the town centre development 

pipeline.  However, this follows a longer term trend of polarisation of development 

activity to generally fewer, larger centres.  This is consistent with the mainstream 

multiple retailers requirements, for larger stores.   

2.75 Most of the mainstream fashion retailers, like Top Shop, New Look, River Island, Next etc. 

now trade both in traditional town centres, and in out-of-centre retail parks.  Key high 

street ‘anchor’ stores such as M&S and Primark have also developed out-of-centre 

stores, and most recently, John Lewis Partnership is also promoting both ‘full line’ 

department stores, and ‘home’ stores in strategic out-of-centre locations. 

2.76 The advantages to retailers of out-of-centre retail parks are the ability to serve an 

extensive, mainly car borne catchment, through a network of larger units, served by 

extensive free car parking.  In additional to the growing impact of the internet on 

traditional ‘high street’ sales, this trend has been cited as another factor in the decline 

of some centres.  Where this option is available to retailers seeking representation in the 

wider catchment, it provides a compelling alternative to more constrained, and 

complex town centre opportunities. 

2.77 There is still retailer and developer interest in town centre opportunities where the 

catchment supports additional shopping floorspace.  However, retailers will be more 

selective, and the viability of new town centre development remains challenged.  The 

ongoing pattern of polarisation suggests that retailer interest will tend to be focussed on 

fewer, larger centres where suitable, viable and available sites can be identified.   

2.78 In North Northamptonshire, the proximity of Wellingborough to Northampton suggests 

that retailers are unlikely to seek new representation in both centres.  The northern 

towns of Corby and Kettering are better placed to serve the extensive catchment area 
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between the higher order centres of Leicester, Northampton, Peterborough and 

Bedford. 

Development Opportunities 

2.79 A key consideration of the current and any future strategy is the potential for the North 

Northamptonshire town centres to accommodate identified retail needs.  This was one 

of the key criteria employed by RTP in its matrix to assess where to seek to focus new 

development, based on the availability of town centre development opportunities, 

having regard to the overall town centre focus of the Core Strategy.   

2.80 As part as our review, we have visited the four centres, and met with key stakeholders 

to discuss the existing performance of the centres, and development opportunities in 

order to test their realism and deliverability.   

Kettering 

2.81 Kettering is referred to in the JCS as a potential strong sub-regional centre.  The centre 

has seen significant investment in new public realm, but has not secured major new 

development in comparison retail development since the adoption of the Core 

Strategy.  A Town Centre Area Action Plan was adopted in 2011 to set out the planning 

strategy for the centre. Despite this, evidence suggests that Kettering town centre’s 

market share has slipped due to growth in out-of-centre retailing and other retail trends 

considered previously. 

2.82 Ellandi acquired the Newlands Centre in Kettering in 2011, on the basis of the identified 

development potential for Kettering to enhance its position within its core catchment.  

Ellandi identified two opportunities within the centre to provide new or refurbished 

space to accommodate comparison multiple retailers.  The former TJ Hughes unit on 

Newland Street comprises circa 4,000 sqm, which is the subject of a temporary let.  This 

unit has the potential to be sub-let to provide up to four units, pending marketing.   

2.83 A more significant development opportunity is the Newlands Phase 1 area, bounded 

by Gold Street, Lower Street and Tanners Lane.  This area comprises relatively small, 

dated shop units facing Lower Street/Gold Street, with an extensive service area to the 

rear.  The site is under-used and provides a new development opportunity.  Ellandi 

indicate that the site is held on a head lease to the local authority, and do not 
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anticipate obstacles in securing early vacant possession of the site as a redevelopment 

opportunity.   

2.84 We understand the site could accommodate circa 6,000 sqm of comparison retail 

floorspace, targeted at fashion and department/variety stores such as BHS, 

Debenhams, New Look and River Island.  Subject to retailer demand, Ellandi indicate 

that there are no obstacles to bringing forward this development opportunity in the 

short term.   

2.85 The other major development opportunity is the Wadcroft site, a 1.67 ha site bounded 

by Lower Street, Trafalgar Road, High Street and Commercial Road.  The site comprises 

a council-owned surface level car park, a BT telephone exchange and 18 units which 

are occupied by a mix of retail and service uses.  Whilst the presence of the telephone 

exchange presents a potential constraint, the location of the site within the core of the 

town centre and adjacent to the Newlands Centre presents a significant opportunity 

for incorporating new retail development to accommodate new retailers and/or the 

expansion of key existing retailers in the centre. 

Corby 

2.86 In Corby, the Willow Place Shopping Centre opened in 2007, and comprises circa 

16,000 sqm gross.  This development has allowed Corby town centre to marginally 

increase its market share despite strong growth in out-of-town retailing.  The centre has 

also seen significant investment in public realm improvements and facilities such as the 

Swimming Pool and Corby Cube. Further investment is planned including a new 

cinema and redevelopment of the former Tresham College campus.   

2.87 Helical acquired Corby town centre in 2010, investing circa £70 million in the town, and 

indicate that Willow Place is trading reasonably well, with steady footfall over the last 

three years.  The Centre includes a number of key multiple fashion retailers, including 

River Island, Mothercare, Body Shop and Jane Norman.  Retailers are reported to be 

trading reasonably well, and a number of leases are up for review over the next few 

years.   

2.88 The key development opportunity identified in the Corby Regeneration Framework is 

the Evolution Corby project, involving the redevelopment of the former bus station.  This 

site benefits from a resolution to grant consent, subject to a 106 Agreement, which was 
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originally intended to include a food store anchor.  This opportunity has now been lost, 

but Helical are actively reviewing the opportunities for this site, and are in advanced 

discussions with one department store operator.  The development is likely to be 

anchored by a department store and/or a supermarket and additional comparison 

retailing.   

2.89 Subject to securing the necessary pre-lets, Helical indicate that the scheme can 

proceed quickly, and potentially achieve a 2014 opening.  While the precise details of 

the development remain to be finalised, the indications are that the site is likely to 

come forward for circa 12,000 sqm gross (circa 9,000 sqm net), although the ultimate 

size of the development will be dictated by retailer demand.  Helical indicate the 

development is fundable from internal sources, which suggests that there are no 

significant impediments to the development coming forward, subject to retailer 

demand. 

2.90 While the Evolution Corby area remains the first priority, it is evident that there are also 

other longer term potential development opportunities in the centre.   

Wellingborough  

2.91 In Wellingborough, the adopted 2009 Town Centre Area Action Plan identifies the 

Tresham College site (E1) and the Market site (E2) as the key development 

opportunities within the defined Primary Shopping Area.  .  This development has not 

progressed, primarily as a consequence of the need to consider the relocation of 

Tresham College and issues associated with relocation opportunities and funding.   

2.92 Subject to securing the relocation of the College, the E1 site provides a key 

development opportunity which could in principle accommodate a significant level of 

comparison shopping floorspace.  However, achieving an effectively integrated 

development, linked round the churchyard to Market Street and the Swansgate 

Centre, is challenging and is likely to involve complex site assembly issues, and may be 

difficult to achieve.  While this area is physically capable of accommodating a 

significant level of comparison retail floorspace, there remain key issues surrounding its 

current availability and viability.   

2.93 From our investigations, there appears to have been little tangible progress towards 

bringing forward this development since the Core Strategy and AAP were adopted.  
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However, given the market conditions over this timescale, this does not suggest that the 

site should be discounted as a key strategic development opportunity for the centre 

over the longer term.   

2.94 The Council is in the process of marketing the High Street/Jacksons Lane development 

opportunity to the west of High Street.  This currently comprises circa 400 surface 

parking spaces.  The Council is in the process of selecting its preferred bidder, but we 

understand that the proposals coming forward are likely to include circa 130 residential 

units, a 200 space multi-storey car park, and circa 300 sqm of ancillary retail floorspace 

which is likely to include a mix of convenience/comparison uses.  The site also includes 

a provision for a new hotel, subject to demand.   

2.95 On this basis, this site does not offer the potential to accommodate significant 

comparison retail floorspace but, subject to demand, appears to offer a suitable and 

available opportunity to accommodate some modest additional retail, and a new 

hotel, within the town centre. 

2.96 The other key development opportunity within the centre involves the extension of the 

Swansgate Centre.  We understand that the owners of the centre, ING, have identified 

opportunities involving the redevelopment of the existing 1,000 space car park to the 

south of the centre, to provide up to 20,000 sqm gross (circa 15,000 sqm net) of 

additional retail/leisure floorspace with replacement car parking.  These plans were 

submitted to the Council as part of the consultation process for the town centre AAP.   

2.97 We understand that on the basis of the current priority to focus on the Tresham College 

and market place sites, the Council decided not to take forward this development 

opportunity.  However, as part of any development plan review, and subject to the 

issues and impediments to bringing forward the Tresham College/market site within a 

reasonable timescale, this remains an alternative town centre development 

opportunity, which ING indicates could be brought forward within a reasonably short 

timescale, subject to retailer demand.  We understand that ING would be able to fund 

a development of this scale, and the development opportunity involves no third party 

land ownerships.   

2.98 We understand the Swansgate Centre is trading reasonably well.  The Centre includes 

a number of key multiples, including Dorothy Perkins, Boots, Argos and Giles Sport (part 

of Sports Direct).  ING report that footfall has been relatively consistent over the last five 
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years and the centre serves a relatively constrained catchment comprising 

Wellingborough and Rushden.  A key aspect of the centre’s relative resilience to date is 

attributed to the Council’s policy of maintaining free car parking, and the ready 

availability of parking spaces in the centre.   

Rushden 

2.99 There has been no significant new development in Rushden town centre since the 

adoption of the Core Strategy.  The most significant recent retail development in the 

centre is the edge-of-centre Asda.  This appears to perform well, serving the main food 

shopping needs of the catchment (in competition with the out-of-centre Waitrose), but 

is not particularly well integrated with the rest of the centre.   

2.100 Despite the lack of new development, Rushden appears to be trading reasonably well 

at its current level.  There are limited vacancies in the High Street, which has seen 

environmental improvements, and there is a range of largely independent and local 

retailers serving Rushden’s predominantly local catchment. 

2.101 The 2010 Rushden Town Centre Regeneration Strategy set out a series of objectives to 

regenerate the centre.  These included reinforcing Rushden’s High Street character 

and independent shops; securing a greater diversity and mix of town centre uses; 

re-focusing the centre and providing a concentrated shopping circuit; and building on 

the qualities and historic character of the town centre.  This strategy recommended a 

series of short, medium and long term initiatives.   

2.102 A key part of the recommended strategy was to promote the ‘Palmbest’ site situated 

between College Street, Duck Street and High Street, for a retail-led mixed use 

redevelopment scheme, diversifying the town centre’s existing retail offer and 

providing a new retail circuit.  In addition to new shops, the strategy recommended 

restaurants and cafés, multi-storey car parking and potentially complementary 

residential development. 

2.103 The Regeneration Strategy concluded the Palmbest site is key to Rushden’s 

regeneration plans, and indicated this is a long term action.  The strategy indicates that 

the site is in private ownership and there would be a need for additional site assembly.  

The strategy suggests the development would be a single phase, which would take 

place over the long term, defined as 6-10 years, which is described as “an ambitious 
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but likely timeframe”.  The strategy recommended further research, investigation and 

design and development appraisal work.   

2.104 Based on our discussions with the owners of the Palmbest site, the site continues to offer 

an opportunity for retail development.  This is unlikely to represent an opportunity for 

large scale, mainstream comparison shopping which would require a significant 

‘critical mass’ of retail and car parking.  However the site offers potential for further 

complementary convenience/comparison and niche retailing, in addition to A2-A5 

retail and leisure uses.   

Other Development Opportunities 

2.105 It is evident from our research that there are other development opportunities coming 

forward in the wider catchment area which have a bearing on the strategy and the 

Rushden Lakes proposals.  The most significant of these is Northampton, where Legal & 

General, owners of the Grosvenor Centre, have signed a Development Agreement 

with the Council to promote a major extension to the Grosvenor Centre.   

2.106 A key impediment to this development to date has been the need to release the bus 

station site, which we understand has now been resolved.  As a consequence L&G has 

indicated it intends to bring forward an application for a major comparison-led retail 

development later this year.  The EIA Scoping Report suggests a scheme of circa 

30,000-40,000 sqm gross (22,500-30,000 sqm net) based on a department store, variety 

store and a range of modern comparison retail units linked to a refurbishment of the 

existing centre.  We understand that the enabling bus station works will continue till 

2013, enabling work to start on site in circa 2013/14.   

Implications for the Core Strategy 

2.107 Our review highlights the changing circumstances since the CSS was adopted in 2008.  

The expenditure capacity to support additional comparison retail floorspace has 

substantially reduced and even the latest forecasts produced in 2010 are now likely to 

be overstated.  Reduced levels of retailer demand, and ongoing polarisation towards 

key locations reinforce the need for a clear policy to focus new development into the 

optimum location.       
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2.108 Taking into consideration the challenges faced by town centres, from the tightening of 

retail spend and changing consumer behaviour, and the increasing competition posed 

by the Internet and out-of-centre developments; strategies which support the high 

street are considered ever more vital.  The draft NPPF, whilst not as strongly worded as 

PPS4, clearly maintains the ‘towns centres first’ approach and as the Broxbourne case 

demonstrates, the protection of existing centres remains a high priority which holds 

significant weight in the decision making process.      

2.109 Our review identifies that there is significant development potential for new comparison 

shopping floorspace in both Kettering and Corby, which is likely to be capable of 

coming forward over a short timescale, subject to viability and retailer demand.  Both 

centres have opportunities to accommodate modern retailer requirements in central 

development opportunities.  In addition to the identified private sector development 

opportunities being actively promoted, there are a range of other longer term 

development opportunities involving under-used town centre and edge-of-centre sites 

in both centres, which would be capable of accommodating additional retail 

development if needed.   

2.110 Our brief asks whether an approach identifying both Kettering and Corby as ‘sub 

regional centres’ would be deliverable, or whether to focus new development into a 

single sub regional centre.  Each centre has distinct strengths and opportunities.  Our 

analysis suggests that Kettering and Corby both have significant potential for new 

development, and the development potential of both centres should be fully exploited 

in order to maximise the level of trade retained in North Northamptonshire Town 

Centres. 

2.111 In these circumstances, we do not consider the policy should impose any ‘cap’ on the 

scale of development which would be supported in either centre, or to actively 

promote one centre above the other.  As acknowledged by the CSS Inspectors 

comments, noted previously, the scale of development likely to come forward will 

depend on market demand, irrespective of the centres designation. 

2.112 In Wellingborough, we consider the prospects for securing the Tresham 

College/Markets site are more challenging, as this site requires the relocation of the 

College, and will involve more complex site assembly.  However, there are further 

development opportunities in the centre, including the High Street/Jackson Street site 

which has the potential to accommodate a hotel, and the potential to expand the 
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Swansgate Shopping Centre which suggests that Wellingborough continues to offer 

short and medium/longer term potential to accommodate further retail growth.   

2.113 Our review indicates that there are development opportunities in Rushden, which 

would be potentially suitable to accommodate further comparison retail development.  

At present, the lack of demand, reflecting the more local catchment and role of 

Rushden, suggests that major mainstream comparison retail development is unlikely to 

be viable or come forward within a reasonable timescale.  There is scope to continue 

to consolidate and improve the town centre offer and to continue to pursue the 

recommendations of the Regeneration Strategy.  However, we do not consider 

Rushden town centre is likely to be able to accommodate mainstream multiple fashion 

retailers or accommodate a significant proportion of identified comparison shopping 

needs arising in the NN catchment area.  

2.114 In line with its identified role within the RSS as a principle urban area, there is significant 

new development planned in Northampton town centre.  While this development has 

taken some time to come forward, based on our review we consider there are no 

significant obstacles to further new development coming forward within the town 

centre over a reasonably short timescale, subject to retailer demand and continuing 

investor confidence.  By virtue of the physical and functional links between 

Northampton and the centres of Wellingborough and Rushden, we anticipate 

Northampton will continue to meet a significant proportion of ‘higher order’ shopping 

needs of residents of these towns. 

2.115 Taking into account the realistic potential for existing centres both within North 

Northamptonshire and adjoining authorities to accommodate new development, and 

the retention of the ‘town centres first’ approach at the national level, we consider that 

the current ‘three centres’ strategy directing retail development towards the three 

growth towns of Corby, Kettering and Wellingborough remains a sound approach.  We 

anticipate the greatest potential for growth will be in Kettering and Corby, and 

recommend that policy seeks to maximise the potential of each centre.   

2.116 As at present, this does not preclude appropriately scaled development from coming 

forward in Rushden Town Centre where development opportunities do exist and there 

is identified capacity to support new floorspace.  However, the delivery of such 

development will ultimately be reliant on market demand.  Where this is limited or 

development cannot realistically come forward, it is both appropriate and in 
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accordance with policy to seek to direct surplus capacity towards other existing 

centres.             
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3. Part B – Critique of Rushden Lakes Proposals 

The Application Proposals 

3.1 The LXB proposals are for a ‘home and garden centre, retail units, drive through 

restaurant, hotel, crèche and leisure club together with Lakeside Visitor Centre, 

restaurants, boat house, marina and lock and associated works’.  

3.2 For the purposes of our review, the main commercial elements which would be defined 

as ‘town centre uses’ in PPS4 comprise the three retail ‘terraces’; the restaurant uses 

and the hotel/leisure elements.  The retailing comprises a total of 31,506 sqm gross 

(which includes 13,480 sqm gross of mezzanine space).  LXB estimate the retail element 

of the scheme will comprise 21,997 sqm net sales area excluding the garden centre, or 

26,747 sqm net including the garden centre. 

3.3 As a retail use, the garden centre is technically a ‘town centre use’ as defined in PPS4.  

However, we recognise that a traditional garden centre is a distinct business model 

which is difficult to accommodate in a town centre location.  This could be controlled 

by appropriate planning conditions.  

3.4 We understand there are no committed retailers at this stage, although a flagship 

variety store has previously been associated with the scheme.  The Applicant’s 

Supporting Statement suggests the terraces will comprise home and garden type 

retailers, lifestyle/home/sports clothing retailers and clothing/general merchandise 

retailers.  We have sought clarification of the likely tenant mix.  However, we anticipate 

that this development, if permitted, would be targeted at mainstream A1 comparison 

multiple retailers. 

3.5 The potential tenant mix could accommodate department and variety store operators, 

large unit shops, with a range of retailers typically found in other fashion retail parks, 

and in major town centres.  While noting the intention for some elements of the 

development to be ‘themed’ to the garden centre and related uses, in practice, with 

the exception of the garden centre itself, it is difficult to regulate this through planning 

conditions.   
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3.6 The Supporting Statement indicates that the scheme would include up to 929 sqm net 

sales of convenience goods retailing, which at this stage is anticipated would be part 

of the variety store.  This would be consistent with a Marks and Spencer type format, 

comprising a full line variety store with the retailer’s ‘Simply Food’ offer as part of a 

single unit, although at present there is no commitment from this or any other retailer. 

3.7 To put the scale of retailing proposed at Rushden Lakes into context, based on the 

Applicant’s assessment, Rushden town centre currently comprises 11,734 sqm gross 

comparison goods floorspace (7,627 sqm net sales).  The Rushden Lakes proposals are 

therefore over three times larger than Rushden town centre.  The proposals are also 

larger than the existing comparison goods sales floorspace of Wellingborough 

(19,468 sqm net), Kettering (23,368 sqm net) and Corby (17,648 sqm net) town centres.   

3.8 We consider the proposals would be regarded as being of sub-regional scale.  In retail 

terms, they have the potential if permitted to function as a higher order retail 

destination, with a stronger retail offer than any of the existing north Northamptonshire 

centres.  In commercial terms, the centre would be likely to compete directly with 

Northampton and Bedford, as the nearby higher order centres serving this catchment.  

Given the sites main road accessibility, and the scale of retail floorspace and extensive 

parking proposed, we would expect the opportunity would be attractive to retailers if 

approved, as an opportunity to serve an extensive car borne catchment area. 

3.9 The proposals include a number of other ‘main town centre uses’ including a drive 

through restaurant and two further riverside restaurants, a 112-bed hotel and a health 

and fitness club.  We understand that no specific operators are identified at this stage, 

but LXB consider these uses would be consistent with supporting the function of the 

retail park and the wider visitor attractions of the area.  In this respect it is not suggested 

that these uses are intended to meet any specific, current need, but would add to the 

overall ‘critical mass’ of the new development.   

3.10 In addition to the main ‘town centre uses’ proposed, the application proposes a range 

of other highway and infrastructure works, and works related to the creation of a 

marina and lock, and access around and management of the adjoining lakes and 

nature reserve.  It is unclear at this stage whether the retail and other commercial 

aspects are promoted as ‘enabling development’ for these works.  We have not seen 

any clear policy justification for the requirements for these additional works, or to 
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suggest that the scale of retail and other commercial uses is the minimum necessary to 

secure any wider necessary policy objectives.   

3.11 Based on our discussions with the Applicant, we understand the case for the retail and 

commercial uses is put forward on the basis of the existing Development Plan, and the 

relevant development management policies in PPS4 and draft NPPF.  We have 

considered the proposals on this basis.     

Need/Capacity Issues 

3.12 There is no policy requirement in PPS4 for the applicant to demonstrate a need for the 

scale of retail and other key town centre uses proposed at Rushden Lakes.  As such, a 

failure to demonstrate need would not in itself be a reason to refuse planning 

permission.  However, as recognised in PPS4 and the accompanying Practice Guide, 

need is a material consideration to the application of the sequential approach, and to 

the consideration of impact.  

3.13 Need is also relevant at the plan making stage.  PPS4 requires consideration of need, 

including quantitative and qualitative factors, as a basis for establishing town centre 

strategies, and considering the allocation of sites.  As such, the need for additional 

comparison retail development, and other key town centre uses, is a relevant factor in 

the ongoing review of the Core Strategy, and the future planning framework for the 

North Northamptonshire area.   

3.14 It is evident that the scale of additional comparison retail floorspace proposed, at 

26,746 sqm net, is similar to the total global comparison goods capacity identified 

within the North Northamptonshire area up to 2021 (see table 2.2) based on the 2010 

RTP Study.  For the reasons outlined previously, we consider the further deterioration in 

consumer spending suggests that these forecasts may be overstated.  On this basis, the 

consequence of permitting the current Rushden Lakes proposals (which would be 

capable of coming forward over a relatively short period of time) would be to absorb 

all the identified expenditure capacity within the North Northamptonshire Area for the 

next 10 years.   

3.15 In accordance with the adopted Core Strategy and the emerging policy position, this 

need is currently intended to be met within the three identified growth centres.  The 

consequence of this, in policy terms, would therefore be a redistribution of current 
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market share away from the defined town centres, to an out-of-centre location.  This is 

inconsistent with the Core Strategy, current and emerging national planning policy, the 

evidence base and other material considerations which influence the emerging Core 

Strategy. 

3.16 This redistribution issue would also be likely to apply to retail employment.  The Core 

Strategy aims to focus retail development into the defined town centres, which would 

be expected to create additional employment opportunities in those centres.  Given 

the level of capacity identified, the creation of new retail jobs associated with the 

development would be expected to lead to some displacement of existing and 

potential jobs in other centres. 

3.17 We acknowledge that the global capacity within the wider North Northamptonshire 

area is likely to continue to increase post-2020, in the period up to 2031.  However, 

given the likely timescale for the Rushden Lakes proposals, and the presence of 

development opportunities within the defined growth centres, we consider it would be 

inappropriate to meet the ‘mainstream’ comparison retail needs at Rushden Lakes, at 

the current time.   

3.18 This would not preclude some element of complementary retail offer, such as a garden 

centre or other purely ancillary retail uses.  Nor would it preclude further consideration 

of more significant retail options at Rushden Lakes post 2021, depending on the position 

of the defined town centres at that time.  

3.19 The BPD report suggests (at paragraphs 2.92-2.94), that the Rushden Lakes proposals 

trade draw from zone 10 (the Rushden zone) can comfortably be accommodated 

within identified expenditure headroom within this zone, representing just 44% of 

headroom at 2016 and 36% at 2021.  This analysis includes not only forecast 

expenditure growth, but also the assumption that 100% of expenditure generated 

within Zone 10 should be retained within this zone.  We do not consider that this is 

plausible.      

3.20 From our analysis in Part A, it is evident that, based on Rushden’s current market share, 

the level of retained expenditure growth in the period up to 2020, or 2031, is insufficient 

to support the scale of additional comparison retail floorspace proposed.  It would be 

feasible to increase the share of spend retained in the Rushden zone, but this would 
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result in reducing the market share of the defined North Northamptonshire centres, 

which policy seeks to sustain and enhance. 

3.21 In these circumstances, we do not consider there is any clearly defined quantitative 

need for the scale of additional comparison retailing proposed at Rushden Lakes,.  The 

basis advanced by BPD relies on a radical shift in the established retail hierarchy, and a 

change of policy direction from the town centres first approach, focused on growth in 

existing centres, to a strategy which relies on identifying a major new out-of-centre 

retail destination in Zone 10.   

3.22 We do not consider that this approach is consistent with the evidence base, or in line 

with current or emerging national planning policy guidance.  However, in any event, 

such a radical shift in the existing policy position would, in our view, need to be the 

subject of independent review through the core strategy process, including 

consideration of alternative options and examination in public.  If permitted, the 

current LXB application would preclude the opportunity for this debate and pre-judge 

its outcome.  Our view, supported by the Broxbourne case referred to earlier, is that a 

Core Strategy promoting a major out-of-town development of this nature is likely to be 

found unsound at examination.  

3.23 BPD identify a number of ‘qualitative’ considerations to support the Rushden Lakes 

proposal.  These include perceived deficiencies or gaps in the existing provision and 

limited consumer choice and competition.   

3.24 The evidence base demonstrates that while Rushden town centre has a relatively 

limited, essentially local shopping provision, the catchment area is served by a network 

of centres.  Zone 10, which BPD take to represent Rushden’s ‘core catchment’, is 

situated very close to Wellingborough, and there are clear functional inter-relationships 

between the two centres.  Parts of this zone are also close to Bedford town centre to 

the south, which is an established higher order centre offering a range of employment 

and retail/leisure opportunities.   

3.25 People living in Rushden are also close to, and within the existing catchment area, of 

Kettering town centre to the north, and the higher order centre of Northampton to the 

west.  While the Rushden Lakes proposal would bring significant additional choice of 

comparison retail shopping closer to the existing residents of Rushden, they would form 
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only a small part of its customer base and this in itself does not constitute a clearly 

defined need for this scale of development in this location.  

3.26 The Core Strategy identifies a network of centres, where growth is to be focussed in 

order to provide choice and improved retailing facilities in sustainable locations.  Given 

the more limited capacity and demand indicated, the benefits of improved choice to 

those living close to the Rushden Lakes development would need to be balanced 

against the effects of adverse impact on existing centres and/or planning investment 

intended to provide more choice and better quality retailing in the defined town 

centres. 

3.27 Much of BPD’s qualitative analysis relies on benchmarking the existing retail offer of 

Rushden with the other defined higher order strategic centres.  Leaving aside 

Rushden’s current role within the defined network and hierarchy of centres, and that 

the scale of the LXB proposals is significantly larger than any of the three defined 

growth centres, this exercise seeks to correlate the deficiencies of Rushden town centre 

with the need for a major out-of-centre development.   

3.28 BPD’s assessment acknowledges that there is limited retailer demand for Rushden town 

centre.  We consider the commercial rationale for the LXB proposal rests largely on the 

ability to create a concentration of out-of-centre development in a highly accessible 

location (to the major road network), serving a much wider catchment.   

3.29 In these circumstances we do not consider there is a need for the scale and form of 

additional comparison retail floor space proposed at Rushden Lakes.  We consider the 

proposals are out of scale with the current hierarchy, and defined role of Rushden town 

centre.  Any change in the adopted policy position, to support this scale of 

development in the Rushden area, would be a significant departure from the adopted 

Plan, and would run counter to the evidence base supporting the emerging Core 

Strategy.  As such, we consider this would warrant careful scrutiny and testing at 

examination in public.   

3.30 The Applicant’s Supporting Statement does not identify a clear need for the other main 

‘town centre uses’, notably the restaurants and hotel.  The principal case for these 

elements of the scheme appears to be to service demand generated by the wider 

development.  There is no analysis undertaken to identify any specific need for 
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additional restaurants, or a hotel in the Rushden area; nor is there any evidence of 

existing operator demand for these elements of the scheme.   

The Sequential Approach 

3.31 It is evident from the Applicant’s analysis and our review of the scale and form of 

development proposed, that the Rushden Lakes scheme will serve an extensive 

catchment area, extending well beyond Zone 10.  In this respect, we consider the 

Applicant’s assumption that 70% of the scheme’s turnover will be derived from Zone 10 

is unrealistic.  The site is located on the edge of this zone, and linked to the strategic 

road network.  As such, the proposal’s catchment is likely to extend across the 

combined North Northamptonshire catchment area zones and beyond (up to a 30 

minute drive time).   

3.32 The Applicant’s Supporting Statement gives limited consideration to the sequential 

approach, and only considers sites within or on the edge of Rushden town centre.  This 

is on the basis that it is suggested the need for the scale of retail and out-of-centre uses 

proposed is “locationally specific” and is derived from within this immediate 

catchment.  For reasons outlined previously, we refute this approach.   

3.33 It is evident from our analysis in Part A that there is significant development potential 

within and on the edge of the defined key growth town centres within the North 

Northamptonshire area, and potentially within Rushden itself.  On this basis, we consider 

the Applicant’s failure to consider any sites beyond Rushden is contrary to Policy EC15 

of PPS4 and represents a reason for refusal based on the Policy EC17. 

3.34 In the case of Rushden town centre, the Applicant’s assessment does not directly 

consider the Palmbest site, which is the key town centre development opportunity 

identified in the 2010 Regeneration Strategy for the town.  We consider there may be 

limited retailer demand for this site, and viability and availability issues.  However, this is 

based on limited demand and investor interest in Rushden given its role within the 

hierarchy.  If, as suggested by the Applicant, there was a significant need and retailer 

demand for Rushden, which was not essentially related to a strategic out-of-centre 

location serving a much wider area, we consider this site could provide an alternative 

opportunity to accommodate such development.   
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3.35 Contrary to the advice in PPS4, the Applicant has not considered separately the scope 

to accommodate the other key town centre uses proposed in sequentially preferable 

locations.  On the basis that we dispute the need for the scale of retailing proposed, 

we do not accept the suggestion that the additional restaurants and hotel could be 

regarded as ancillary or inextricably linked to this development.   

3.36 Our analysis suggests that there are a number of town centre opportunities, both in 

Rushden and the defined growth centres, which are capable of accommodating 

restaurants and hotel uses in the event of an identified need and operator demand. 

3.37 In these circumstances we consider the Applicant has failed to demonstrate 

compliance with the sequential approach, and the proposals are therefore contrary to 

national planning policy guidance, and to the provisions of the Development Plan. 

Impact Considerations 

3.38 BPD has undertaken an impact assessment which considers the effects of the 

comparison goods retail element of the proposals.  Contrary to the requirements of 

PPS4, the assessment does not consider the impact of the convenience element of the 

scheme, or the impact of the other ‘town centre uses’ proposed.   

3.39 The assessment considers impact at 2016 and 2021.  On the basis that, if permitted, we 

anticipate the scheme will likely to be completed and open for trading before 2016, 

we consider this represents an appropriate design year for impact testing.  As required 

by policy, the assessment considers the cumulative impact of the Rushden Lakes 

proposals, over and above other identified commitments.   

3.40 The BPD’s assessment does not take into account the Evolution Corby scheme, on the 

basis that Land Securities indicated that it would not be taking forward this proposal.  

However, we understand that the new town centre owners, Helical Bar are actively 

considering bringing forward elements of the scheme which, subject to demand, could 

come forward within a reasonably short timescale.  On this basis we consider this should 

be incorporated into the Applicant’s assessment.  The assessment should also consider 

the effects of planned new development in Northampton town centre.  Both will have 

an impact on Wellingborough and Kettering town centres.   
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3.41 The assessment estimates the scheme will achieve a total comparison goods turnover 

of £83 million in 2016.  This implies an average turnover of £3,103 per sq m at 2016.  Even 

taking into account the lower turnover likely to be associated with the garden centre 

element of the scheme, we consider the analysis significantly underestimates the 

scheme’s potential turnover.  To put this into context, the analysis suggests that 

Rushden Town Centre comparison retailers are already trading at in excess of £5,000 

per sqm, and the comparison retailers in the other three defined North 

Northamptonshire Centres are all trading at turnovers in excess of £6,000 per sqm.   

3.42 Based on the likely commercial attraction of a large sub-regional out-of-centre retail 

park, as proposed, and the potential to accommodate flagship variety and multiple 

retailers (and even taking into account an element of mezzanine space) we consider 

the Applicant has underestimated the scheme’s potential turnover.  We consider a 

more realistic estimate of average sales per sqm at 2016 would be circa £5,500 per sqm 

overall.  On this basis, our expectation would be that the scheme could achieve a total 

comparison goods turnover of up to £147 million, i.e. 77% higher than the turnover 

modelled by BPD.   

3.43 BPD has assessed the trade draw pattern of the new development, and estimates that 

circa 69% of its turnover would be derived from Zone 10 which includes Rushden.  They 

estimate that 11% would be derived from Zone 9 (Wellingborough), 9% from Zone 11 (to 

the south of Wellingborough), 8% from Zone 7 (Thrapston) and 3% from other undefined 

zones.  We consider the proposal is likely to serve a materially wider catchment, based 

on the site’s strategic main road connections.  In particular, we consider the scheme 

would draw significantly more trade from the Northampton area. 

3.44 To the put the Applicant’s assessment into context, based on what we consider to be a 

more realistic turnover estimate of £147 million, this would suggest the Rushden Lakes 

scheme would derive circa £101.4 million of its turnover from Zone 10 at 2016, 

representing a market share of 53.7%.  Taking into account the existing comparison 

retailers in the town centre and the Asda/ Waitrose, at an estimated circa £60 million,  

this generates a total combined spend from Zone 10 of £162 million, i.e. circa 85% of all 

the available comparison retail spend.  

3.45 This combined retention level is materially higher than the estimates used by BPD for 

their “capacity” modelling, and is materially higher than the comparable market shares 

achieved by the other North Northamptonshire town centres within their immediate 
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zones.  For a significant proportion of Zone 10, Bedford is the nearer, higher order town 

centre, which also calls into question this assumption.   

3.46 Furthermore, the Rushden Lakes scheme is unlikely to be targeted at providing a 

comprehensive full comparison retail offer, including fashion, furnishings, electrical 

goods, china and glass etc, which account for total comparison spending.  Based on 

other comparable open A1 retail parks the offer is likely to be more focussed on fashion 

goods and therefore target a particular sector of total spending. 

3.47 On this basis, we consider the actual market share likely to be achievable from Zone 10 

would be lower, and the amount of trade drawn from the other zones and beyond 

would be proportionately higher than BPD suggests.  This would be consistent with a 

predominantly fashion retail park, drawing from a sub-regional catchment and 

competing more directly with the higher order town centres, in particular Northampton 

but also Bedford, Milton Keynes and Peterborough.   

3.48 Based on the BPD trade draw assumptions and incorporating turnover estimate of £147 

million, we have undertaken sensitivity testing of the Applicant’s cumulative impact 

analysis at Table 11A.  This suggests that at 2016 the impact of the Rushden Lakes 

proposals and commitments would be £5.6 million (11.6%) on Rushden Town Centre; 

£16.6 million (15.5%) on Wellingborough Town Centre; £15.2 million (8.9%) on Kettering 

Town Centre and £4.8 million (5.1%) on Corby Town Centre, as demonstrated in Table 

3.1 below.     

Table 3.1 Cumulative Retail Impact Analysis (2016)  

Centre 

Pre-Diversion 

Turnover  

2016 (£m) 

Trade Draw to 

Commitments 

(£m) 

Trade Draw to 

Rushden Lakes 

(£m) 

Impact (%) 

Kettering 171.00 7.8 7.4 8.9% 

Corby 93.60 4.1 0.7 5.1% 

Wellingborough 107.50 0.1 16.5 15.5% 

Rushden 48.50 0.0 5.6 11.6% 

Northampton 185.00 2.9 50.5 28.9% 

 Source: Table 11A, BPD PPS4 Assessment / GVA 

3.49 These are based on the Applicant’s assessment of commitments, which ignore the 

Evolution Corby scheme.  Taking this into account, the cumulative impact on Kettering 
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and Wellingborough would be larger than indicated, although the impact on Corby 

would be offset by the Evolution Corby scheme.   

3.50 The sensitivity testing is based on the Applicant’s assumptions about the proportion of 

the proposal’s turnover likely to be derived from each town centre.  In practice, the 

precise impact would depend on the type of retailers represented and the extent to 

which they compete with the existing and potential offer of the town centres.  For 

example, we consider a fashion park targeting mainstream multiple retailers would be 

likely to have a larger impact on ‘higher order’ centres like Northampton.  To that 

extent, the results of our sensitivity test may overstate the impact upon Wellingborough 

town centre of a fashion based offer at Rushden Lakes.  However, this does not affect 

our conclusion that the impact on the town centre, and its future potential, is still likely 

to be significant. 

3.51 In the case of Northampton, based on our estimate of the scheme’s likely turnover, the 

cumulative impact on Northampton turnover derived from the study area would be 

£50.5 million, or 28.9%.  Based on the results of the West Northamptonshire Study, which 

indicates Northampton town centre has a total turnover of circa £460.7 million in 2016, 

and assuming that 70% of the proposals trade diversion will be drawn from the town 

centre, this indicates an impact of £35 million (8%) at 2016. 

3.52 We consider these re-worked impact figures may still potentially understate the full 

extent of the impact of the Rushden Lakes proposal.  In particular, we consider that: 

• The Applicant is likely to have overstated the level of expenditure growth available 

to support town centre turnovers in 2016, and as a consequence their turnover is 

likely to be lower and the impact of the scheme will be proportionately higher. 

• Even adopting £5,500 per sqm may underestimate the full potential turnover of the 

scheme, depending on the type of retailers which it attracts.  This figure is still lower 

than the current average turnover of comparison retailers in the existing North 

Northamptonshire town centres, and is below the turnover achieved by key variety 

store operators, such as Marks and Spencer. 

• The analysis does not take into account all of the relevant commitments and other 

developments likely to come forward within the study area, in particular, the 

Evolution Corby Scheme and new development in Northampton town centre.  
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Both developments would be likely to compound the cumulative impact of the 

proposals on Wellingborough and Kettering in particular.   

• Depending on the precise composition of the scheme, we consider it is likely to 

have a more widespread impact, focusing in particular on the fashion retail sector 

which could have a disproportionate effect on existing and potential retailer 

representation in neighbouring higher order town centres.  This would also have a 

bearing on the proportion of the proposals turnover derived from nearby town 

centres and from existing out-of-centre retail locations. 

• While the impact of the convenience element is unlikely to be significant beyond 

the immediate Rushden area, and is likely to be mainly felt by Asda and Waitrose, 

the assessment fails to take into account the cumulative impact of the 

convenience and comparison elements of the scheme. 

3.53 Based on our assessment, we consider the Rushden Lakes proposal is likely to have a 

significant adverse impact on nearby town centres.  In the case of Rushden, the centre 

appears to be trading successfully at its current level.  The limited comparison retail 

offer of the centre, and in particular the absence of national multiple comparison 

retailers, suggests that the direct impact of the proposals will be more limited, and 

potentially mitigated in part through s106 obligations relating to any planning 

permission.   

3.54 In practice we anticipate Rushden is likely to continue to perform a predominantly 

convenience and services based role, which the Rushden Lakes proposals are unlikely 

to affect.  However, we consider the proposals would reduce the likelihood of 

attracting any significant additional comparison retail development, notably on the 

Palmbest site as advocated in the 2010 Regeneration Strategy. 

3.55 We consider the impact on Wellingborough and Kettering is likely to be more 

significant.  Even ignoring the effect of new development in Corby and Northampton, 

and the other factors identified above, the impact on both centres is likely to be 

between 9%-15%.  In addition to the direct effect on trade and turnover in these 

centres, we consider that the Rushden Lakes proposal would be likely to have a 

significant impact on investor confidence, and on existing and potential retailer 

demand from department/variety store and key multiple retailers for further 

representation in these centres.   
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3.56 Based on the level of capacity identified within the study area, and the extent of re-

distribution of current market shares required to justify the Rushden Lakes proposal, we 

consider the scheme would have significant consequences for the prospects for 

Wellingborough and Kettering achieving the level of retail growth planned in the 

current and emerging Core Strategy.  While the scheme may attract some additional 

market share into the North Northamptonshire area (mainly from Northampton), the 

market share of the North Northamptonshire centres would be reduced.     

3.57 We consider the direct impact of the Rushden Lakes proposal on Corby Town Centre 

would be more limited.  However, we anticipate that this scale of opportunity, 

available to department/variety stores and other key town centre multiple retailers, 

may have a bearing on the level of retailer demand for the Evolution Corby scheme.  

We consider the proposal will have a much more marked and direct impact on the 

prospects on Northampton, given their greater proximity and the much more significant 

level of trade diversion from Northampton, which will be needed to justify a scheme of 

this size.   

3.58 While the Applicant has not carried out an assessment for the other key town centre 

uses, we consider the development of a hotel at the Rushden Lakes scheme would be 

likely to compete for operator demand with nearby centres, including Wellingborough 

where there is a town centre opportunity identified for a hotel within the High 

Street/Jacksons Lane site.  While we acknowledge that part of the demand for a hotel 

and for a drive through and restaurant relates to the site’s strategic location on the A45 

and for business and pass by trade, these uses would still to some extent compete with 

existing defined centres where further hotel and restaurant uses are currently being 

promoted and encouraged. 

3.59 In summary, we consider the Applicant’s retail impact assessment is deficient in a 

number of respects.  We consider it is likely to have underestimated the potential 

turnover of the Rushden Lakes scheme and underestimated the impact, including 

cumulative impact, on nearby town centres.  The proposal is likely to lead to a 

significant cumulative impact on a number of centres, notably Wellingborough and 

Kettering, and we are concerned that the development could potentially prejudice 

planned investment in Kettering, Wellingborough, Northampton and potentially Corby.   

3.60 In these circumstances, we consider the proposals would be contrary to the adopted 

development plan and evidence base for the emerging core strategy, and to a 
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number of provisions of PPS4.  We consider that the failure to adopt a sequential 

approach, and the significant impact likely to arise as a consequence of the proposals, 

would both constitute reasons for refusal under Policy EC17 of PPS4. 
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4. Conclusions and Recommendations 

4.1 The first part of our review has highlighted the changing circumstances since the CSS 

was adopted in 2008.  Notably, the capacity to support additional comparison retail 

floorspace has substantially reduced and even the latest forecasts produced in 2010 

are now likely to be overstated.  Also taking into consideration the challenges faced by 

town centres, from the tightening of retail spend and changing consumer behaviour, 

and the increasing competition posed by the Internet and out-of-centre 

developments; strategies which support the high street are considered ever more vital.   

4.2 Drawing on our discussions with key stakeholders, we have identified significant 

development potential for new comparison shopping floorspace in the North 

Northamptonshire centres which is likely to be capable of coming forward over a short 

timescale, subject to viability and retailer demand.  In addition to the identified private 

sector development opportunities being actively promoted, there are a range of other 

longer term development opportunities involving under-used town centre and edge-

of-centre sites in the centres, which would be capable of accommodating additional 

retail development if needed.   

4.3 Our review also indicates that there are development opportunities in Rushden, which 

would be potentially suitable to accommodate further comparison retail development, 

but in practice the lack of demand, reflecting the more local catchment and role of 

Rushden, suggests that such development is unlikely to be viable or come forward 

within a reasonable timescale.  Whilst there is scope to continue to consolidate and 

improve the town centre offer, we consider that Rushden town centre offers little 

realistic potential to accommodate a significant proportion of identified comparison 

shopping needs arising in the NN catchment area.  

4.4 In line with its identified role within the RSS as a principle urban area, there is significant 

new development planned in Northampton town centre.  While this development has 

taken some time to come forward, based on our review we consider there are no 

significant obstacles to further new development coming forward within the town 

centre over a reasonably short timescale, subject to retailer demand and continuing 

investor confidence. 
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4.5 Taking into account the realistic potential for existing centres both within North 

Northamptonshire and adjoining authorities to accommodate new development, and 

the retention of the ‘town centres first’ approach at the national level, we consider that 

the current ‘three centres’ strategy directing retail development towards the three 

growth towns of Corby, Kettering and Wellingborough remains a sound approach.  We 

consider Kettering and Corby offer the greatest potential for accommodating 

additional mainstream comparison shopping, and we recommend that policy supports 

each achieving its full potential. 

4.6 The proposals put forward by LXB, for a ‘home and garden centre, retail units, drive 

through restaurant, hotel, crèche and leisure club together with Lakeside Visitor Centre, 

restaurants, boat house, marina and lock and associated works’; are regarded as 

being of sub-regional scale.  We do not consider the garden centre element, or very 

limited ancillary retailing linked to the proposed leisure attractions are likely to give rise 

to any significant policy issues.  

4.7 However, the wider retail components of the current proposals are larger than the 

existing town centres of Corby, Kettering or Wellingborough.  In retail terms, they have 

the potential (if permitted) to function as a higher order retail destination, with a 

stronger retail offer than any of the existing north Northamptonshire centres.  In 

commercial terms, the centre would be likely to compete directly with Northampton 

and Bedford, as the nearby higher order centres serving this catchment.  

4.8 It is evident that, based on Rushden’s current market share, the level of retained 

expenditure growth in the period up to 2020, or 2031, is insufficient to support the scale 

of additional comparison retail floor space proposed.  The only basis on which this scale 

of retailing can be justified by 2016 is by diverting significant trade away from defined 

town centres which policy seeks to sustain and enhance.  The proposals would increase 

market share in this zone, but at the expense of the market share of the defined town 

centres.  

4.9 In the circumstances, we do not consider there is any clearly defined quantitative need 

for the scale of additional comparison retailing proposed at Rushden Lakes, based on 

the current or emerging Core Strategy.  The basis advanced by BPD relies on a radical 

shift in the established retail hierarchy, and a change of policy direction from the ‘town 

centres first’ approach, focused on growth in existing centres, to a strategy which relies 

on identifying a major new out-of-centre retail destination. 
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4.10 The proposals are out of scale with the current hierarchy, and defined role of Rushden 

town centre.  Any change in the adopted policy position, to support this scale of 

development in the Rushden area, would be a significant departure from the adopted 

Plan, and would appear to run counter to the evidence base supporting the emerging 

Core Strategy.  As such, this would warrant careful scrutiny and testing at examination 

in public.  Based on the Broxbourne case, we consider it is unlikely that this policy 

approach would be judged to be sound. 

4.11 Limited consideration has been given to the sequential approach.  The Applicant has 

only considered sites within or on the edge of Rushden town centre,  on the basis that it 

is suggested the need for the scale of retail and out-of-centre uses proposed is 

“locationally specific” and is derived from within this immediate catchment.  Even on 

this basis, the analysis fails to properly consider the Palmbest site.  We consider the 

Applicant has failed to demonstrate compliance with the sequential approach and 

the proposals are therefore contrary to national planning policy guidance, and to the 

provisions of the Development Plan. 

4.12 Whilst an impact assessment which considers the effects of the comparison goods retail 

element of the proposals has been undertaken, the assessment does not consider the 

impact of the convenience element of the scheme, or the impact of the other town 

centre uses proposed.  Neither does the assessment take into account the Evolution 

Corby scheme which has ‘in principle’ support and, subject to demand, is likely to 

come forward within a reasonably short timescale.   

4.13 Overall we consider the Applicant’s retail impact assessment is deficient in a number of 

respects.  We consider it is likely to have under estimated the potential turnover of the 

Rushden Lakes scheme and underestimated the impact, including cumulative impact, 

on nearby town centres.  The proposal is likely to lead to a significant cumulative 

impact on a number of centres, notably Wellingborough and Kettering, and we are 

concerned that the development could potentially prejudice planned investment in 

Kettering, Wellingborough, Northampton and potentially Corby.   

4.14 In these circumstances we consider the current proposals would be contrary to the 

adopted development plan and evidence base for the emerging core strategy, and 

to a number of provisions of PPS4.  We consider that the failure to adopt a sequential 

approach, and the significant impact likely to arise as a consequence of the proposals, 

would both constitute reasons for refusal under Policy EC17 of PPS4. 
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4.15 We consider the garden centre element of the scheme is unlikely in itself to give rise to 

any significant policy issues.  An element of ancillary retail and restaurant uses may also 

be appropriate in this location as part of a wider mixed use development.  However, 

this would require additional analysis, and would require a substantial revision to the 

current scheme.   
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Figure 5.1 – North Northamptonshire Catchment Area (NNCA) 

 


