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LOCAL PLAN PART 2 SECTIONS 7.0 AND 8.0: PROPOSED ADDITIONAL TEXT 
(JANUARY 2020) 
 
1 Justification for additional development site 
 
1.1 This additional text seeks to provide justifications for why: 
 

• An additional site (in addition to the ones already committed to in the North 
Northants Joint Core Strategy 2016) – this is to address the shortfall in the 
housing delivery.  Two of the sites approved for housing developments in the 
adopted JCS are now not able to deliver the required amount within the sites 
on the grounds of viability 

• Rushden Lakes West has been selected as the best site (out of 5) following  
detailed site assessments  

 
2 New Policy EN27 
 
2.1 New Policy EN27 provides the policy for Rushden Lakes West and this is the 
basis for the consultation.  The policy seeks to provide: 
 

• up to 450 dwellings 
• tourism, leisure and community facilities (including the potential for a hotel) 
• employment 
• and various connections (vehicular, pedestrian and cycle) 

 
3 Northampton Borough Council comments 
 
a Potential impacts of the proposal  
 
3.1 The Council objects to the new policy which seeks to extend Rushden Lakes 
to incorporate dwellings and main town centre uses, for the following reasons: 
 

• It is unclear as to whether a proper impact assessment has been undertaken 
on the implications of broadening the built environment and provisions at 
Rushden Lakes.  As an out of town retail centre (which is acknowledged by 
East Northamptonshire Council), it will be useful to ascertain whether the 
impact of this development on Wellingborough town centre was indeed a loss 
of around 12% of its comparison shopping turnover (as referred to in the 
North Northamptonshire Joint Core Strategy 2016).  It will also be useful to 
know if additional impact assessments has been done for other towns within 
Northamptonshire including Northampton, ahead of the decision to propose 
this site for allocation.   

 
• There is a likelihood that the Rushden Lakes out-of-town retail centre, when 

merged with new residential, employment and leisure schemes, will become 



even more attractive as a destination of choice and strengthen its competitive 
standing within Northamptonshire at the expense of Northampton town, the 
more traditional town centres and the neighbourhood level centres.  This 
could potentially lead to more trade losses, which will be detrimental to the 
local population who rely on accessible town centres and local centres to 
meet their daily requirements.   

 
b Mix of uses 
 
3.2 Northampton Borough Council notes the proposed mix of uses which includes 
residential, employment and tourism/ leisure/ community facilities.  Whilst it is 
accepted that the proposed site is aimed at delivering housing shortfall, and deliver 
additional jobs, it is of concern that town centre uses (like hotels) are actively 
promoted in an out-of-town location.  Independent evidence base is required to 
justify the proposal to include additional town centre uses in out-of-centre locations. 
 
3.3 It is however welcomed that the proposal does not include any additional retail 
provision. 
 
   
 
 
 




