
 

 
7.0 Economic prosperity 

 
7.1 Policy 22 of the Joint Core Strategy (Delivering Economic Prosperity) sets out North 

Northamptonshire’s overarching approach to economic development and sets a target 
net increase of 31,100 jobs across the North Northamptonshire area.  This is further 
defined in JCS Policy 23 (Distribution of New Jobs) which sets an East Northamptonshire 
target for a net increase of 7,200 jobs (Policy 23/ Table 3) across all economic sectors 
within the Plan period (2011-31).  Local economic development is being driven by the 
2018 initiative Enterprising East Northants1, which is underpinned by the Council’s 
Economic Growth, Tourism and Regeneration Strategy 2017-2020.  
 

7.2 In reponse to the Covid-19 national emergency the Recovery Through Enterprise2 
prospectus details East Northamptonshire Council’s response to the economic shock, 
resulting from the COVID-19 pandemic. This response builds on the Enterprising East 
Northants economic initiative and is being developed within the context of an ongoing 
strategic approach through a national economic recovery group, the Oxford Cambridge 
Arc (OCA), the South East Midlands Local Enterprise Partnership (SEMLEP) and the 
Northamptonshire Local Resilience Partnership. The prospectus aims to act as a local 
mechanism for joining- up and driving delivery at a local level.  

 
7.3 Conventionally, employment monitoring has related to business, industrial (heavy and 

light) or logistics uses (formerly referred to as‘B’ Use Classes, in the 1987 Use Classes 
Order and subsequent amendments).  This is a reflection of historical monitoring 
regimes, which have focused upon the quantum of business, industrial and logistics uses  
that have been developed.  Current national policy identifies a distinct separation 
between main town centre uses and other employment uses.  The Use Classes Order 
was comprehensively revised in 2020, although the NPPF maintains the town centre/ 
non-town centre use differentiation.  Further details, cross referencing the Town and 
Country Planning (Use Classes) (Amendment) (England) Regulations 20203, are set out 
at Appendix 2 of this Plan.   
 
[Table 11: Employment use types – Move to new Appendix 2] 
 
 
Macro-economic context: Strategic economic strategies 

7.4 To help set out effective district level policies, this Plan should consider and reflect the 
strategic economic framework.  The district forms the northernmost part of the South 
East Midlands Local Enterprise Partnership (SEMLEP) area; centred upon Milton Keynes 
and Northampton, and ranging from Corby, Oundle and the rural north of the district in 
the north, to Bicester, Aylesbury and Luton in the south.  Its east-west extent lies 
between Biggleswade (east) to Banbury (west).  SEMLEP also recognises the 
implications of major sub-regional centres beyond: London, Birmingham, Cambridge, 
Oxford, Leicester and Peterborough. 

 
Rep: 2462 ENC Economic Development request map of SEMLEP area here 

 
1 https://www.east-northamptonshire.gov.uk/downloads/file/10850/enterprising_east_northants_strategy_2018  

2 https://www.east-northamptonshire.gov.uk/downloads/file/11859/recovery_through_enterprise_prospectus  

3 https://www.legislation.gov.uk/uksi/2020/757/contents/made  

https://www.east-northamptonshire.gov.uk/downloads/file/10850/enterprising_east_northants_strategy_2018
https://www.east-northamptonshire.gov.uk/downloads/file/11859/recovery_through_enterprise_prospectus
https://www.legislation.gov.uk/uksi/2020/757/contents/made
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7.5 The SEMLEP Strategic Economic Plan4 was updated  in November 2017 to reflect the 
incorporation of the former Northamptonshire Enterprise Partnership into SEMLEP from 1 
April 2017.  The Strategic Economic Plan applies a long term vision, seeking to double 
the value of goods and services produced across the area by 20505.  This Plan should 
understand and reflect SEMLEP’s strategic priorities.  The Strategic Economic Plan 
emphasises the opportunities offered by the development of the Cambridge-Milton 
Keynes-Oxford Growth Corridor, now known as the Oxford Cambidge Arc (OCA), to 
transform the area into a hub of knowledge intensive industry, to achieve a vision for the 
Corridor as “the UK’s Silicon Valley – a world renowned centre for science, technology 
and innovation”. 
 

7.6 The Strategic Economic Plan itself defines a vision, that: “The South East Midlands will 
build on its reputation as a premier location for growth, innovation, creativity and world-
leading technologies”.  To deliver this vision, it sets the following economic priorities: 
 
1. High-Performance Technology, including Next Generation Transport, to deliver 

commercialisation of innovation; 
2. Increased levels of private sector investment and grow jobs by 10% by 2025; 
3. Deliver greater trading activity between companies; 
4. Deliver sufficient new homes to meet the needs of the growing population; 
5. Deliver the infrastructure needed, including much-improved Broadband and wireless 

connections; 
6. Ensure that growth is undertaken in a manner that promotes social inclusion, equality 

and environmental sustainability. 
 

7.7  The Strategic Economic Plan highlights the SEMLEP growth hub’s active engagement 
with businesses, supporting these to set up and scale up.  It emphasises the function of 
productivity-led growth i.e. innovation, enterprise, skills, physical capital (suitable 
infrastructure and premises) and competition.  It also seeks to promote the South East 
Midlands to prospective investors, to ensure that sufficient and suitable employment land 
and premises are made available.  This supports the 2019 South East Midlands Local 
Industrial Strategy (LIS)6, which sets out collective ambitions for the whole of the OCA, as 
well as specific ambitions for the SEMLEP area within it. 
 

7.8 This Plan considers how the overarching Strategic Economic Vision and economic 
priorities could be achieved at a local level.  The Joint Core Strategy contains a range of 
policies for delivering economic prosperity (policies 22-25).  These, however, pre-date 
SEMLEP economic priorities.  The Plan provides policy direction, building on the 
principles set out through Enterprising East Northants and acknowledging the economic 
priorities of SEMLEP, OCA and central Government.. 
 
[Figure 14: South East Midlands area (Strategic Economic Plan, Figure 1, p9)] 
 
 
Priority economic sectors 

7.9 There are a number of economic sectors for which this Plan is well placed to define 
spatial and more detailed local site specific proposals such as the East Northamptonshire 

 
4 https://www.semlep.com/strategic-economic-plan/  

5 Known as “Gross Value Added”, or “GVA” 

6 https://www.semlep.com/industrial-strategy/  

https://www.semlep.com/strategic-economic-plan/
https://www.semlep.com/industrial-strategy/
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Enterprise Centre at Warth Park, Raunds which is now completed and operating .  The 
Joint Core Strategy (paragraph 8.9/ Policy 22) identifies priority employment sectors.  
This aligns to Enterprising East Northants and the South East Midlands LIS priorities; 
investment in skills, industries and infrastructure to boost productivity by backing 
businesses to create high quality well paid jobs.  This will be achieved by enhancing the 
skills base wherever possible; e.g.  nurturing and promoting enterprise and 
entrepreneurship will be a key focus for   the Enterprise Centre.    Priority sectors are 
highlighted as follows: 
 

• Life Science in supporting local niches and the international offer as part of the wider 
Oxford Cambridge Arc; 

• Creative and cultural industries with focus on the emerging TV, Film and digital media 
sector; 

• Visiting economy with focus on hospitaily, attractions and retail; 

• Logistics – storage and distribution; 

• High performance technologies; and 

• Renewable and low carbon energy and green technologies, including food 
production. 

 
7.10 It was anticipated in the Joint Core Strategy that high performance technologies, 

particularly related to motorsports would be located at the Rockingham Motor Speedway/ 
Enterprise Area.  In recognition of the fact that motorsport activities at Rockingham Motor 
Racing Circuit Enterprise Area have proved difficult to establish, significant changes to 
the strategic policies would need to be considered as part of a forthcoming Joint Core 
Strategy review; anticipated to start following the vesting date for the new North 
Northamptonshire unitary authority (1 April 2021), with a particular focus on life sciences, 
renewable energy and creative and cultural industries.. 

 
7.11 The importance of renewable energy technologies is emphasised, given the 

Government’s legal commitments to to reduce carbon dioxide emissions to 80% below 
1990 levels by 2050 set out in the Climate Change Act 20087 and subsequently signed 
up to in the Paris Agreement.  This is also highlighted in SEMLEP’s Energy Strategy 
(December 2018)8, which also sets an objective of ensuring that energy availability does 
not limit the area’s growth and prosperity. 
 

7.12 SEMLEP’s identified key economic sectors reflect the Joint Core Strategy priority 
economic sectors.  The Strategic Economic Plan identifies particular strengths across the 
South East Midlands, in high performance technologies (e.g. autonomous vehicles, next 
generation transport), manufacturing technology (e.g. food and drink, footwear), logistics, 
the creative/ cultural sector and tourism. The JCS: Policy 22 supports the co-ordination of 
skills and training with sector specific requirements e.g. through training and employment 
agreements. 
 

7.13  At a district level, Enterprising East Northants defines local economic development 
priorities.  As with the Strategic Economic Plan, the Council’s strategy recognises the 
opportunities provided by Rushden Lakes, Rushden East, the Nene Valley and Tresham 
Garden Village.  It also recognises the emerging importance of the OCA, reiterates the 
importance of the visitor economy (i.e. tourism) and highlights specific growth sectors of 

 
7 https://www.legislation.gov.uk/ukpga/2008/27/contents  

8 https://www.semlep.com/modules/downloads/download.php?file_name=1271  

https://www.legislation.gov.uk/ukpga/2008/27/contents
https://www.semlep.com/modules/downloads/download.php?file_name=1271
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the economy such as life sciences.  Enterprising East Northants sets an overarching 
economic vision for the district: 
 
“To secure sustainable job growth that will make a significant contribution to improving 
the quality of life for residents whilst enhancing the quality of place and securing 
prosperity in the local economy.” 
 

7.14 Recently delivered and emerging major developments throughout the district reflect the 
key economic sectors , highlighted in the North Northamptonshire Economic Prospectus 
(September 2020)9: 
 
Existing sectors: 

• Logistics – major distribution centres developed at Warth Park, Raunds (Phase 2) 
and Islip Furnace (Primark); 

• Manufacturing – Howden’s site, Warth Park (Phase 3); 

• Retail and leisure/ visitor economy – Phases 1 of Rushden Lakes opened July 
2017, with phases 2-4 opening in July 2019 and potential for further phases to be 
delivered within the plan period. 

 
Future opportunities: 

• Renewable and low carbon energy – expansion of renewable energy capacity and 
low carbon innovations at Chelveston Renewable Energy Park; 

• High performance technologies – appropriate new employment uses will be 
considered for the Rockingham Motor Speedway/ Enterprise Area; 

Research and development  – sectoral growth in specialisms such as life sciences and 
construction. 

7.15 Significant logistics, renewable energy and tourism developments have been delivered 
within the first half of the Plan period.  However, it is recognised that to remain 
competitive the district needs to expand its attraction locally, both through developing its 
core sectors and a continued focus upon the training and skills base.  Employment 
development is anticipated at Rockingham Motor Speedway/ Enterprise Area during the 
Plan period, although for the purposes of Local Plan monitoring any new jobs would 
count against the Corby target (9,700 jobs across Corby Borough, 2011-2031), rather 
than that for East Northamptonshire. 
 

7.16 The Strategic Economic Plan highlights construction as a further driver for growth 
throughout the South-East Midlands area, including an expansion of apprenticeships.  
This reiterates the Government’s growth priorities, particularly regarding housebuilding.  
Other priority sectors such as green technologies are already highlighted in the Joint 
Core Strategy (Policy 22), with research and science (e.g. Life Sciences) similarly 
identified by SEMLEP. The 2019 Local Industrial Strategy, which covers the SEMLEP 
and wider OCA, also reiterates the importance of commercialisation for the central area 
which includes the East Northamptonshire District. 
 
Delivering jobs 

7.17 The Joint Core Strategy Monitoring and Implementation Framework focuses on 
monitoring the numbers of jobs delivered over the Plan period.  This does not, however, 
set sectoral targets.  Instead, the Joint Core Strategy sets an overall requirement for a 

 
9 http://www.nnjpdu.org.uk/site/assets/files/1459/16461_nn_economic_prospectus_final_26_06_20.pdf  

http://www.nnjpdu.org.uk/site/assets/files/1459/16461_nn_economic_prospectus_final_26_06_20.pdf
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net growth of 7,200 jobs across all employment sectors for East Northamptonshire 
(Policy 23/ Table 3). 
 

7.18 Delivery of the 7,200 jobs requirement will entail a net increase of 360 jobs per year 
during the Plan period.  The jobs delivery trajectory has been undertaken on the basis of 
five-year blocks (Table 12 and accompanying graph, below). This shows job growth 
being above the policy target which is good for the economy of the area. 
 
Table 11: Jobs delivery trajectory 

 

Table 5 

JCS Policy 23/ 
Table 3 
requirement 

Net No of 
jobs created 

Difference (JCS Table 
3 requirement minus 
Net No of jobs 
created) 

2011-16 1,800 2,520 -720 

2016-21 1,800 3,665 -1,865 

2021-26 1,800 1,382 418 

2026-31 1,800 3,015 -1,215 

TOTAL 7,200 10,582 -3,38210 

 

 
 
2011-2021 

7.19 During the first quarter of the Plan period (2011-2016) it is estimated that just over 2,500 
jobs were created, from significant developments that have already taken place.  The 
most substantial developments delivered during this period include: 
 

• Primark, Islip (over 1,300 jobs); 

• Warth Park (Phase 2), Raunds (over 600 jobs); and  

• Scottish Widows, Shipton Way, Rushden (over 300 jobs). 
 

7.20 It is anticipated that during the current (second) quarter of the Plan period (2016-2021), 
nearly 3,900 jobs are expected to be created.  Monitoring has identified a number of 

 
10 Table 12 shows a “negative” jobs figure, indicating that the Joint Core Strategy requirement for 7,200 jobs should 
be exceeded by 3,382 jobs by 2031 
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schemes, which have delivered or are expected to deliver, between 10 and 250 jobs.  
The most significant developments, recently delivered or currently under construction, 
are: 
 

• A later development phase (Phase 3) by Howdens, at Warth Park, south of 
Meadow Lane, Raunds (600 jobs); and 

• Phases 1-4 of Rushden Lakes (over 2,700 jobs). 
 

7.21 The large number of jobs that are anticipated to come forward during the 2016-2021 
period (Table 12, above) are largely a reflection of the Rushden Lakes development.   
 
2021-2031 

7.22 During the second half of the Plan period (third and fourth quarters; i.e. 2021-2031) 
further significant employment sites are anticipated to come forward.  The following 
strategic employment sites are anticipated to deliver the remaining jobs requirements 
over the rest of the Plan period: 
 

• Rockingham Motor Racing Circuit Enterprise Area, Corby/ Deene, although job 
creation at this location will be counted as part of Corby Borough’s jobs requirement 
(which is 9,700 jobs across Corby Borough, 2011-2031); 

•  Chelveston Employment and Innovation Park, to deliver zero-carbon solutions for 
industry, integrating high energy consumer businesses with large scale direct-supply 
renewable energy (estimated around 800 jobs); 

• Oundle Marina ( the site has the potential for significant future job creation through 
redevelopment) planning approval for holiday accommodation, improved marina 
facilities, pub / restaurant, retail and business accommodation, boatyard, clubhouse 
and associated infrastructure was granted in January 2018 ; 

• West End/ Warth Park, Raunds (up to 700 jobs, including 400 at the East 
Northamptonshire Enterprise Centre); 

• Rushden Gateway, Nene Valley Farm, Rushden (nearly 500 jobs at strategic 
employment land site, allocated in the Joint Core Strategy, Policy 35); and 

• Rushden East (up to 1,500 jobs by 2031; i.e. 2,500 jobs gross in line with the Vision 
Statement, to provide a mix of employment opportunities to expand the local 
economy with the aim of matching the number of new jobs created to the number of 
new homes built, focusing upon higher skilled economic sectors such growing digital 
technology). 

 
7.23 Other significant sites are anticipated to come forward during the latter quarter of the 

Plan period.  However, these are anticipated to come forward beyond 2026, so have not 
been included within the deliverable employment land supply: 

 
Add map here (significant sites) or add as appendix? 

 

• Tresham Garden Village, Deenethorpe (estimated 1,500 jobs gross – 500 jobs within 
the current Plan period – on the basis of a 1:1 jobs to households ratio, as set out in 
the 2018 Tresham Garden Village Masterplan)11; 

 
11 In the case of Tresham Garden Village the proposal represents an exception to the overall urban focused spatial 
development strategy.  Successful implementation of this site falls outside (i.e. over and above) the strategic 
housing and jobs requirements and it therefore should not be included as part of the overall strategic employment 
land supply for jobs delivery.  Nevertheless, it is anticipated that jobs creation at Tresham will be taken into account 
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• Irthlingborough West (over 950 jobs, 340 net by 2031; a mixture of office, industrial 
and logistics uses); and 

• Former Rushden & Diamonds FC stadium site, Nene Park, Irthlingborough (estimated 
around 300 jobs). 

 
7.24 Further details about jobs already delivered together with the trajectory for the remainder 

of the Plan period are set out in the Jobs background paper (BP5).  The summary 
assessment (Table 12, above) estimates that over 10,500 jobs (i.e. 3,382 in excess of 
the Joint Core Strategy requirement) will be delivered during the Plan period.  Even in a 
scenario discounting sites where deliverability is uncertain; e.g. Irthlingborough West, 
Tresham Garden Village, and Nene Park, the Joint Core Strategy requirement for 7,200 
jobs should be comfortably exceeded, by over 2,200 jobs, providing a significant 
contingency to cover any potential fallout from macro-economic events such as the 
Covid-19 pandemic or Brexit. 
 

7.25 Major development sites that are expected to come forward during the remainder of the 
Plan period are expected to deliver significantly in excess of the JCS requirement.  On 
this basis there is no need identified for further strategic employment sites to be allocated 
through this Plan; instead the focus will be upon delivering the remaining employment 
sites that are already in the pipeline, maximising opportunities for delivering high quality 
jobs in the priority sectors, alongside the retention and performance of existing 
employment areas.  Whilst this Plan prioritises delivery of the remaining employment 
sites identified, it is also recognised that sites coming forward exceed the JCS target.  
This should be addressed through a forthcoming review of the JCS by the new North 
Northamptonshire unitary authority from 2021, in respect of future strategic employment 
growth. 

 
Rushden Lakes West 

7.26 Over and above the major outstanding employment land commitments anticipated to be 
delivered during the remainder of the Plan period, further potential economic 
development opportunities may be identified.  Employment land commitments in and 
around Rushden Lakes (e.g. Rushden Gateway) and Stanton Cross (Wellingborough 
East) should provide opportunities to further enhance the A45 corridor between 
Wellingborough and Rushden as a focus for economic growth, as emphasised in the 
Joint Core Strategy (paragraph 5.6).  There is also potential for integration of these and 
existing Nene Valley employment sites by way of the Greenway (section 6.0, above). 
 

7.27 Permission has recently been granted for a mixed use development to the west of 
Rushden Lakes (reference 19/01092/FUL, approved 16 September 2020).  When 
implemented, this new development (known as “Rushden Living”) will deliver the 
following: 
 

• A mix of employment uses, consisting of retail, restaurants, offices, leisure and 
ancillary/ business uses, including; 

• A new link road between Ditchford Road and Rushden Lakes, incorporating 
footpaths, cycleways and associated works; 

• Structural landscaping and sustainable drainage systemes, to deliver green and 
blue infrastructure enhancements; and 

 
in assessing future requirements in reviewing the Joint Core Strategy, given that this development is already likely 
to be happening by the time that this review is completed (beyond 2021). 
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• Opportunities for local manufacturers to showcase their brands and explain the 
manufacturing process and/ or local/ regional independent businesses e.g arts, 
crafts, antiques and artisans. 

 
7.28 This mixed development should promote the wellbeing of the  Rushden and the wider 

area.  It will deliver broader strategic benefits such as new green infrastructure 
connections between Rushden Lakes and Stanton Cross (Greenway Forward Plan, 
Phase 4).  However, in implementing this scheme, developers will need to work closely 
with Natural England to ensure that the scheme does not lead to any significant adverse 
impacts for the adjacent SPA/ Ramsar site. 
 
Longer term economic growth opportunities 

7.29 The Strategic Economic Plan sets a long term economic vision for the South East 
Midlands area, for the first half of the 21st century.  The Plan should acknowledge this 
vision, although jobs growth beyond 2031 is a matter for a review of the Joint Core 
Strategy, having regard to the growth aspirations arising from the Oxford  Cambridge Arc.  
If the North Northamptonshire Growth Deal bid is successful, there could be a step 
change in the requirement for new employment opportunities linked to the acceleration of 
housing growth across the district and the rest of North Northamptonshire. 
 
Skills and innovation 

7.30 SEMLEP emphasises the importance of technological innovation as a key priority for the 
South East Midlands area.  To enhance skills development, SEMLEP has worked 
alongside employers in developing a “Growing People Skills Plan” (November 2017)12, to 
meet the skills needs of local employers and unlocking peoples’ potential.  Enterprising 
East Northants also reflects this priority; for: “Boosting the Skills Base of local businesses 
and communities”.  The Economic Strategy also highlights a range of economic sectors 
where skills gaps are lacking e.g. health and social care and mechanical engineering. 
 

7.31 The Council is proactively working with employers and other partners in the training and 
educational sectors to address skills shortages.  A number of initiatives have already 
been delivered including the Business Charter13, which has been prepared to strengthen 
the Council’s working relationship with local businesses, to enhance the services 
delivered and secure job creation for the district. 
 

7.32 Enterprising East Northants recognises the importance of major developments in 
delivering the vision: 
 

• Rushden East Sustainable Urban Extension, with focus on knowledge economy 
employment in the life sciences and creative industries;  

• Tresham Garden Village; and 

• The Enterprise Centre  (Warth Park, Raunds) and other associated public lead 
developments to provide the quality of commercial space to drive the rebalancing of 
the economy towards knowledge higher paid jobs and once that is underpinnded by 
innovation, enterprise and entrepreneurship. 

 

 
12 https://www.semlep.com/growing-people-skills-plan/  

13 https://www.east-northamptonshire.gov.uk/een/downloads/file/1/business_charter  

https://www.semlep.com/growing-people-skills-plan/
https://www.east-northamptonshire.gov.uk/een/downloads/file/1/business_charter
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7.33 The Joint Core Strategy already provides detailed direction for delivering Rushden East 
and Tresham Garden Village.  The Enterprise Centre at Michael Way, Warth Park, 
Raunds  was opened in summer 2020, with a focus upon ensuring throughput to nurture 
and encourage business start and growth. 
 

7.34 The new Enterprise Centre provides a new blueprint for how the growth of new SMEs 
may be supported.  Dependent upon the performance of the Enterprise Centre  , other 
possible opportunities for such developments may be considered elsewhere within the 
District .  On this basis it is necessary to set policy directions for any such future projects.  
Policy EN18 (below) provides such parameters.  It will also be necessary to ensure, by 
way of conditions and/ or legal agreements if necessary, that any  future commercial 
space projects will function to support a pipeline of businsess growth from start up to 
scale up and beyond.  Future proposals should recognise existing provision and work to 
complement this.  In this way, capacity for small and medium enterprises could be 
enhanced.  
 

Policy EN18: Development of Commercial space to support economic growth  

Future proposals for the development of new commercial employment space will be 
supported where these will deliver flexible managed workspace for small and micro-
businesses14.  Such projects should: 

a) Provide a range of unit sizes to meet demand across the whole business 
pipeline; 

b) Provide for adequate parking, in line with the Northamptonshire Parking 
Standards15,; 

c) Deliver pedestrian, cycle and public transport connections to adjacent 
businesses, residential areas and public open spaces, to maximise 
integration with the surrounding locality16; 

d)  Allow for opportunities for future expansion in the medium/ longer term; 

e) Not give rise to unacceptable impacts upon the amenity of adjoining 
business premises; and 

f) Where necessary, include suitable structural landscaping, in recognition of 
its wider setting. 

 

 
 
Protection of existing employment areas 

7.35 The outstanding new employment developments are anticipated to come forward during 
the remainder of the Plan period, predominantly at the major sites already committed, or 
allocated in the Joint Core Strategy.  The focus should be to support the economic 
outcomes of the Plan; namely the implementation of these schemes to deliver a diverse 

 
14 The European Union defines small businesses are defined as up to 50 staff; micro-businesses up to 10 staff: 
http://ec.europa.eu/growth/smes/business-friendly-environment/sme-definition_en  

15 By way of example, the ENC Enterprise Centre at Michael Way, Raunds, has provided 114 spaces 

16 A Transport Assessment to assess these matters shall be submitted as part of as part of any planning 
application  

http://ec.europa.eu/growth/smes/business-friendly-environment/sme-definition_en
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range and quality of jobs and business opportunities through indigenous growth and 
inward investment so as to encourage enterprise and entrepreneurship along with 
opportunities for residents to work locally. 
 

7.36 Nevertheless the Plan should also recognise the role of the district’s existing/ established 
employment base.  The focus for this Plan ought therefore to be the identification, 
retention and consolidation of the area’s existing/ established employment base.  This is 
also emphasised in the Council’s Economic Strategy, which identifies an important 
constraint to economic growth as the lack of available sites to support the expansion of 
existing businesses (paragraph 4.2.3). 
 

7.37 The JCS already provides overarching policy criteria for safeguarding existing 
employment areas.  This includes a requirement for: “Safeguarding existing and 
committed employment sites for employment use unless it can be demonstrated by an 
applicant that there is no reasonable prospect of the site being used for that purpose” 
(Policy 22(c)), as one aspect of delivering a strong sustainable economy.  This Plan, as a 
site specific development plan document, ought to identify those industrial and 
commercial sites that should be designated as protected employment areas. 
 

7.38 The 2019 Employment Land Review (ELR)17 considered 44 established employment 
areas of greater than 1ha across the district.  A further 8 smaller employment areas (i.e. 
less than 1ha) were also assessed.  These vary greatly, between areas dominated by 
general industrial uses (e.g. Wellingborough Road, Rushden, and Kimbolton Road, 
Higham Ferrers); logistics sites (e.g. Islip Furnace; Warth Park, Raunds, and Haldens 
Parkway, Thrapston), or those dominated by the leisure or visitor economy, such as 
Rushden Lakes. 
 

7.39 Of the 52 sites considered through the ELR, 19 are already designated as protected 
employment areas, by virtue of their status in other recently adopted development plan 
documents.  Of these 19 sites, 8 Rushden sites (forming the Sander’s Lodge/ Crown 
Park, Northampton Road/ Wellingborough Road employment area) are covered by a 
single designation in the Minerals and Waste Local Plan.  This designation is also 
incorporated into the Rushden Neighbourhood Plan.  The other 11 such areas are 
similarly designated through Neighbourhood Plans and this Plan should recognise this 
position. 
 

7.40 Sander’s Lodge (Rushden), Kimbolton Road (Higham Ferrers) and the Nene Valley 
Business Park (Oundle) employment areas are identified in the Minerals and Waste 
Local Plan as suitable locations for waste management facilities (Policy 13).  It is 
important to ensure that the adverse environmental impacts arising from waste 
management uses are minimised, through robust application of development 
management policies from the Minerals and Waste Local Plan and Joint Core Strategy 
(Policy 8), alongside associated licencing regimes.  In addition, the acceptability and 
suitability of these sites can be looked at again when the Minerals and Waste Local Plan 
is reviewed. 
 

7.41 The remaining 33 established employment areas were subject to more detailed 
assessment through the ELR.  Of these, 31 areas were found to be worthy for retention, 
at least in the short/ medium term.  Many of the assessed employment areas contain one 

 
17  https://www.east-northamptonshire.gov.uk/downloads/file/11259/190307_east_northants_elr_report_final  

https://www.east-northamptonshire.gov.uk/downloads/file/11259/190307_east_northants_elr_report_final
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or more “Top 40” businesses in East Northamptonshire, in terms of rateable value.  This 
provides a strong indicator as to the relative value or importance of a site as part of the 
existing employment land portfolio. 
 

7.42 Rushden Lakes also hosts a number of top 40 businesses, including House of Fraser, 
Marks & Spencer and Next.  This was not included in the employment land assessment, 
which focuses upon the quality and marketability of long established employment areas 
that may (in some cases) be coming to the end of their operational lives.  Table 13 (below) 
shows the employment areas which host one or more of the top 40 businesses. 

 
Table 12     

Site name Location Top 40 businesses (measured by rateable 
value, as at 2018/19) 

Horizon Centre, Gretton 
Road 

Deene/ Corby Lloyds Bank plc 

Lakeside House, Bypass Higham Ferrers RPC Containers Ltd 

Whitworths, 
Wellingborough Road 

Irthlingborough Whitworths Ltd 

Islip Furnace Site, 
Kettering Road 

Islip Primark Stores Ltd; Dodson & Horrell Ltd 

East Road Oundle Waitrose Ltd 

Nene Valley Business 
Park 

Oundle Fairline Yachts Ltd 

Warth Park Raunds Howden Joinery Group Plc; Indesit Co UK Ltd; 
DSV Solutions Ltd; Exertis (UK) Ltd; Airwair 
International Ltd; 

Crown Park/ Express 
Business Park/ Sanders 
Lodge etc 

Rushden Waitrose Ltd; Belkin Ltd; Prism-DM Ltd 

Spire Road, John Clark 
Way 

Rushden URBN UK Ltd; DHL Supply Chain Ltd 

Rushden Lakes Rushden House of Fraser; Marks and Spencer Ltd; 
Primark Stores Ltd; H & M Hennes Mauritz UK 
Ltd; River Island Clothing Ltd 

Halden's Parkway Thrapston Primark Stores Ltd; WM Morrison 
Supermarkets plc; DSV Solutions Ltd; Saica 
Pack UK Ltd; Paperchase Products Ltd; 
Simplehuman (UK) Ltd 

 
7.43 The Aspinall Verdi study has stated that Whitworths has expressed a desire to retain its 

current premises at Irthlingborough for the medium/ long term.  Previous proposals for 
comprehensive redevelopment of the site for housing and wholesale relocation of 
Whitworths’ operation have been replaced by proposals for the release of part of the site 
for residential development; while concentrating the existing business on part of the site. 
 

7.44 The designated employment protection areas (i.e. those that ought to be safeguarded) 
are shown on the Policies Map.  Appendix 3 provides summary details for each site, with 
the Protected Employment Areas background paper (BP6) setting out further details 
about how the Aspinall Verdi study has been applied in setting policy for protecting the 
established portfolio of employment sites.  Policy EN19 (below) should be utilised in 
conjunction with Joint Core Strategy Policy 22(c) or relevant Neighbourhood Plan policies 
for the retention of existing employment areas. It is, however, recognised that certain 
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changes of use are allowed under permitted development rights (General Permitted 
Development Order) and this Policy cannot protect against this. 
 

Policy EN19: Protected Employment Areas 

The existing employment sites, as shown on the Policies Map, are protected for 
employment use18.  Proposals for re-development or changes of use of existing 
buildings should ensure that the overall provision of employment after development is 

no less than that of the current or most recent use. A reduction in the level of 
employment or development for non-employment uses where it can only be 
supported where it can be demonstrated that: 

a) There is no realistic prospect of the site or buildings being used or re-used, 
including redevelopment, for employment purposes19;  

b) Constraints associated with the site or buildings mean these would be 
unsuitable for re-use, in terms of siting, design, access, layout and 
relationship to neighbouring buildings and uses; and 

c) Development contributions will be made to support economic development 
across the district20. 

 

 
 
Meeting development needs of business 

7.45 Enterprising East Northants emphasises the need to maintain a sufficient supply of 
deliverable land, to allow for existing businesses to expand.  While the committed major 
employment sites are more than sufficient to fulfil the JCS target (7,200 jobs), it is 
important to recognise the ever-changing needs of existing and established businesses/ 
employers at both a local and strategic level In the medium to long term these targets are 
likely to increase, largely due to additional growth aspirations arising from the Oxford  
Cambridge Arc. 
 

7.46 The Economic Strategy also proposes an approach to ensure the release of suitable 
land, in and around existing employment areas.  It advises that the provision of smaller 
parcels of land in sustainable locations or within larger, strategic sites can help to meet 
the needs of small and medium-sized businesses (SMEs) and identified growth sectors 
and support the expansion of existing businesses enabling their retention within the 
district.  To this end, the Economic Strategy states that: “The council will identify any 
suitable sites for additional employment during the development of the District (Part 2) 
Plan” (paragraph 4.2.3). 
 

7.47 To meet the requirements of the Economic Strategy, the series of stakeholder (Member 
and Town/ Parish Council) workshops (held during 2017-2018) included the collation of 
local information regarding specific sites where redevelopment or enhancement is 

 
18 Appendix 2 sets out the differentiation between main town centre uses (as defined by national policy) and other 
employment uses 

19 In relation to criterion a) a suitable time period would be to sites being marketed for employment purposes for at 
least 12 months without success  

20 The mechanism for calculating development contributions will need to be progressed via an item of 
Supplementary Planning Guidance  
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deemed desirable, or where provision could be made to facilitate the expansion of 
established businesses.  Where applicable, site specific policies for individual sites are 
included within the Town Strategies (section 9.0). 
 

7.48 It is considered important for this Plan to work towards creating the conditions in which 
businesses can invest, expand and adapt (NPPF paragraph 80).  The Joint Core 
Strategy already specifies that economic prosperity will be delivered through prioritising 
the enhancement of existing employment sites and the regeneration of previously 
developed land (Policy 22(b)).  This Plan will take this concept further, by explicitly 
recognising potential/ latent needs for established businesses to expand and grow. 
 

Policy EN20: Relocation and/ or expansion of existing businesses 

Proposals for the extension of existing business premises beyond their current 
curtilages will be supported, provided that these do not result in unacceptable 
impacts upon the amenities of neighbouring properties. 

 Where businesses need to relocate from their current premises or retain their 
existing premises and grow into a new bespoke space, this will be supported where a 
suitable site is available; one that: 

a) Is adjacent to an existing built up area , provided that there is no significant 
impact on the countryside or character of the surroundings; 

b) Would not result in a significant impact on the countryside, ecology, 
highways, the character of the surroundings and on the amenity of 
neighbouring or nearby properties; 

c) Where necessary, is suitable for the provision of HGV or commercial 
vehicular access to the strategic or classified road network;  

d)  For main town centre uses, if applicable, meets the requirements of the 
sequential and impact tests; and 

e) Provides maximum accessibility for the workforce by sustainable modes of 
transport such as walking, cycling and public transport. 

 

 
 
Town centres 

7.49 The Plan recognises the national policy distinction between main town centre 
employment uses and non-town centre uses.  To fully address the economic and 
planning policy requirements of the district it is necessary to establish a comprehensive 
policy framework for main town centre uses. 
 

7.50 Policy 12 of the Joint Core Strategy provides the overarching spatial approach to 
managing main town centre uses within the North Northamptonshire Context.  This sets a 
two tier hierarchy of town centres: 
 

• Growth Towns (including Rushden town centre) – Focus upon adaptation and 
diversification so that the town centre can continue to function in a complementary 
way to the Rushden Lakes development; 
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• Market Towns (including Higham Ferrers, Irthlingborough, Oundle, Raunds and 
Thrapston town centres) – Focus upon the role of Market Towns in providing mainly 
convenience shopping and local services. 

 
7.51 The NPPF emphasises a “town centre first” approach for main town centre uses, 

whereby the national sequential and impact tests should be applied for main town centre 
uses that are beyond the defined town centres.  This requirement is incorporated into the 
Joint Core Strategy (Policy 12(g)). 
 
Town centre boundaries and primary shopping areas 

7.52 The NPPF (paragraph 85(b)) requires Local Plans to define the extent of town centres 
and primary shopping areas, setting policies to give direction as to what types of uses 
would be permitted in these locations.  The Neighbourhood Plans for Higham Ferrers, 
Raunds and Rushden already set detailed policies for managing development within the 
respective town centres and primary shopping frontages (i.e. areas).  Table 13 (below) 
identifies where current up to date Neighbourhood Plan policies are already in place and/ 
or where previous Local Plan designations. 
 

Table 13    

Town Centre Designated 
town centre 
boundary (since 
2012 NPPF)  

Designated 
primary 
shopping area 
(since 2012 
NPPF) 

Development plan 
document/ policy reference 
and other information 

Higham Ferrers 

✓ ✓ 
Higham Ferrers Neighbourhood 
Plan 2011-2031, “made” 
(adopted) April 2016 (HF.TCE1) 

Irthlingborough21 

X X 

Primary shopping frontage 
designated through District Local 
Plan, adopted November 1996 
(Policy S5). Pre-dates NPPF; 
therefore new town centre 
boundary has been designated 
and primary shopping frontage 
reviewed. 

Oundle 

X X 

Town centre boundary and 
defined shopping frontage 
designated through RNOTP, 
adopted July 2011 (Policy 18).  
Pre-date NPPF; therefore town 
centre boundary and defined 
shopping frontage have been 
reviewed, but the previous Local 
Plan (RNOTP) designations have 
been retained. 

Raunds  

X ✓ 
Linear primary and secondary 
shopping areas defined through 
Raunds Neighbourhood Plan, 
made November 2017 (Policy 

 
21 Town centre boundaries and primary shopping areas for Irthlingborough, Oundle and Thrapston (shown in italics) 
are defined/ designated through this Plan.  In the cases of Higham Ferrers, Raunds and Rushden, these are 
already defined in the respective Neighbourhood Plans. 
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Table 13    

Town Centre Designated 
town centre 
boundary (since 
2012 NPPF)  

Designated 
primary 
shopping area 
(since 2012 
NPPF) 

Development plan 
document/ policy reference 
and other information 

R9/ Figure 6).  Linear 
designations reflect the character 
of Raunds Town Centre i.e. the 
Neighbourhood Plan found this to 
be the most appropriate 
approach. 

Rushden 

✓ ✓ 
Town centre boundary (Policy 
R1) and defined shopping 
frontages (Policy R2) defined 
through Rushden Neighbourhood 
Plan, made June 2018 

Thrapston 

X X 

Town centre boundary and 
defined shopping frontage 
designated through RNOTP, 
adopted July 2011 (Policy 18).  
Pre-date NPPF; therefore town 
centre boundary and defined 
shopping frontage have been 
reviewed. 

 
7.53 The Plan will focus upon defining town centre boundaries and primary shopping areas for 

Irthlingborough, Oundle and Thrapston i.e. those town centres whose designations pre-
date the NPPF. 
 

7.54 In the case of Oundle, the town centre boundary and primary shopping frontages were 
reviewed for the draft Neighbourhood Plan during 2017-18.  The draft Neighbourhood 
Plan22 concluded that: “The town centre area and primary shopping frontages have 
changed very little since the boundaries were defined in the Rural North, Oundle and 
Thrapston Plan and it is therefore the intention to retain these boundaries as defined on 
the Policies Map”.  This review therefore found that the previous Local Plan boundaries 
should be retained, although developments incorporating town centre uses at Oundle 
Wharf and East Road (Waitrose) since 2013 will have implications for the established 
town centre.  Furthermore, earlier Local Plan town centre policies have been reviewed, in 
order to accord with Policy 12 of the Joint Core Strategy. 
 

7.55 The town centre boundaries and defined shopping frontages for Irthlingborough and 
Thrapston have also been reviewed.  This review was undertaken with reference to the 
series of Member and Town Council Workshops, held between November 2017 and April 
2018, together with the latest town centre monitoring, undertaken in spring 2018.  These 
two town centres were found to have the following characteristics: 
 

• Irthlingborough – Linear town centre (High Street) between Market Cross (east) and 
Oliver Twist pub (west), with the new Coop development at Market Cross (Church 
Street) becoming the main focus for the town centre. 

 
22 https://www.oundle.gov.uk/uploads/oundle-neighbourhood-plan---final-v6-07052019.pdf  

https://www.oundle.gov.uk/uploads/oundle-neighbourhood-plan---final-v6-07052019.pdf
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• Thrapston – Linear town centre (High Street) between Oundle Road junction (east) 
and Cosy Nook/ Midland Road junction (west), but no defined central focal point. 

 
7.56 This Plan sets out additional direction, over and above Policy 12 of the Joint Core 

Strategy, with reference to managing development within the existing town centres.  
While the Neighbourhood Plans for Higham Ferrers, Raunds and Rushden each set their 
own town centre development management policies, the Plan must address the 
requirements of other town centres which do not have Neighbourhood Plans in place. 
 

Policy EN21: Town centres and primary shopping frontages 

Development within the town centre boundaries, as shown on the Policies Map will 
be supported where this will achieve vibrant and viable town centres.  Development 
should deliver increased vitality, through some or all of the following: 

a) At street level, maintaining a balance and mix of main town centre uses, 
including both convenience and comparison retailing, financial services and/ or 
food and drink businesses; 

b) Opportunities for a mixture of businesses, residential and live-work units, 
including at first floor level and above; 

c) Avoiding an over concentration of a particular Use Class, with the exception of 
retailing; 

d) Retaining a predominantly retail offer for the defined shopping frontages; 

e) Enhancing the streetscape, to maximise opportunities for increased footfall;  

f) Improving the connectivity between High Streets, town centre car parking and 
the surrounding urban hinterland with a particular focus on cycling and 
walking; and 

g) Preparing local development strategies to encourage the re-use of vacant and 
redundant premises for a balanced mix of uses, including where appropriate 
residential uses, to revitalise the character of the town centres. 

 

 
 
Managing the impacts of main town centre uses beyond the town centres 

7.57 The NPPF requires the preparation of an impact assessment for retail, office and leisure 
uses beyond the town centres (paragraph 89), except where sites are allocated through a 
development plan (i.e. this Plan or a Neighbourhood Plan).  The NPPF sets a default 
maximum 2,500m2 threshold floorspace for these main town centre uses before an 
“impact test” is required but, where appropriate, allows for Local Plans to set a lower local 
threshold. 
 

7.58 The Joint Core Strategy applies the national 2,500m2 threshold (Policy 12(g)).  This 
therefore provides an opportunity for this Plan to define a lower impact test threshold, 
provided that there is an evidence base to justify this.  It is necessary to assess the 
implications of the default threshold, in order to understand what this represents in 
practice.  In the case of retailing, consideration has been given to recent A1 retail 
developments that have been constructed throughout the district.  Table 14 (below) 
identifies these recent schemes. 



East Northamptonshire Council   Page 17 of 21 

Local Plan Part 2: Tracked changes pre-submission draft (autumn 2019) 

 
Table 14: Recent convenience 
retail developments 

  

Recent proposal or development 
scheme 

Location Gross floorspace (m2) 

Aldi, Attley Way Irthlingborough 1,254 

Former Express Works site, Church 
Street 

Irthlingborough 930 (main store) 

Waitrose, 66 East Road Oundle 2,203 

Asda, Warth Park Raunds 931 

Lidl, Newton Road Rushden 2,250 

Sainsbury’s, 100 High Street South Rushden 372 

 
7.59 An assessment of town centre units undertaken by Raunds Town Council in 2015 

indicated that a majority of retail units could be lost through the new permitted 
development rights (SI 59623) i.e. being less than 150m2 ground floor (retail) floorspace.  
Setting a lower threshold should therefore be considered in the case of the six town 
centres. 
 

7.60 Any impact test threshold should be set at an appropriate level.  On the one hand, it is 
essential to ensure that future edge of centre, out of centre and out of town 
developments for main town centre uses could be tested for their impact upon the town 
centres.  On the other hand, any such standards must be workable, especially in view of 
the need for Market Towns “to provide a strong service role for their local community and 
wider rural hinterland”, and (in the case of Rushden) provide “the focus for major co-
ordinated regeneration and growth in employment, housing, retail and higher order 
facilities” (Joint Core Strategy, Table 1). 

 
7.61 The Raunds based assessment revealed particular concerns about the loss of town 

centre retailing through the possible unchecked application of permitted development 
rights.  In the case of convenience retailing (priority for the Market Towns) reference is 
also made to the recently opened Sainsbury’s convenience store (out of centre) at 100 
High Street, Rushden.  This 372m2 (gross) floorspace development (250m2 net tradeable 
area) is closely related to the current “Sunday trading law” floorspace threshold; whereby 
Sunday opening times are restricted to 7 hours (stores greater than 280m2 trading 
area24). 
 

7.62 Evidence demonstrates the Market Towns (particularly Raunds, as is evidenced in 
objections from the Town Council in 2015 in connection with a number of applications to 
change small retail units in the town centre into residential use) are vulnerable to the loss 
of smaller retail units from primary shopping areas.  This demonstrates that it is 
appropriate to set a 100m2 threshold floorspace, for changes of use not covered by the 
2015 General Permitted Development Order, recognising this sensitivity to the 
cumulative loss of smaller units (100-150m2 floorspace).  By contrast, it may be 
appropriate to apply a different threshold in the case of Rushden, acknowledging its 
Growth Towns status.  Based upon the recent Sainsbury’s case, the 280m2 Sunday 

 
23 https://www.legislation.gov.uk/uksi/2015/596/contents  

24 The “Sunday trading law” threshold is recognised in the Town and Country Planning (Use Classes) (Amendment) 
(England) Regulations 2020 (SI 757); which differentiates between convenience retailing (<280m2 floorspace – Use 
Class F.2) and comparison/ larger convenience retailing (>1 unit and/ or 280m2 floorspace – Use Class E) 

https://www.legislation.gov.uk/uksi/2015/596/contents
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trading threshold is considered appropriate for Rushden.  Further analysis is provided in 
the Retail impact assessments threshold background paper (BP7).  
 

Policy EN21: Impact test thresholds for retail development 

Proposals for retail development outside the primary shopping areas of the six town 
centres should be supported by an appropriate impact assessment, where the 
following floorspace thresholds are exceeded: 

a) Rushden  280m2; and 

b) Market Towns 100m2. 

Impact assessments should be prepared in accordance with the relevant national 
guidance25.  Failure to demonstrate there will be no significant impact would result in 
a refusal of planning permission. 

 
 
Local Centres 

7.63 The Joint Core Strategy (Policy 12(g)) makes provision for the identification of further 
local centres, as appropriate.  The NPPF requires that all development proposals for 
main town centre uses (e.g. retailing, restaurants, indoor leisure and entertainment, 
hotels, offices, cultural and tourism development) need to be subject to the sequential 
test, where these are not in an existing centre and not in accordance with an up to date 
Local Plan.  The Council may need to develop a built sports facilities strategy in line with 
paragraph 92 of the NPPF, to set out a local approach to the development of leisure 
based main town centre uses, both in the town centres and local centres. 
 

7.64 In the case of the six towns within East Northamptonshire, there may be circumstances 
where development proposals for uses such as neighbourhood convenience retailing, 
offices, pubs or other leisure facilities in out of centre locations would not meet the 
requirements of the national sequential test (NPPF paragraph 86).  Whilst the NPPF 
exempts small scale retailing, community or office developments in rural areas from 
national requirements to undertake sequential and/ or impact tests, no similar national 
policy exemption exists for equivalent uses in out of centre locations within urban areas, 
although the updated Use Classes Order (September 2020) may go some way to 
overcome this issue. 

 
What is a “local centre”? 

7.65 Groups or hubs of local services and facilities were identified through the series of 
Member and Town/ Parish Council workshops (2017/18).  These have been assessed on 
the basis of the existing range of these uses focusing upon defined main town centre 
uses, to establish whether any of these hubs could be considered to function as a local 
centre. A detailed site by site assessment is set out in the Local Centres background 
paper (BP8). 
 

7.66 For the purposes of the Plan, the term “local centre” refers to those smaller scale hubs of 
predominantly main town centre uses, but which do not fulfil the NPPF criteria to be 

 
25 The Planning Practice Guidance provides full details about the obligations for undertaking a main town centre 
uses impact assessment: “Ensuring the vitality of town centres”: https://www.gov.uk/guidance/ensuring-the-vitality-
of-town-centres  

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
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designated town centres in their own right.  Typically, a local centre would contain most 
(if not all) of the following types of use: 
 

• Convenience store; 

• Post office; 

• Financial services e.g. small bank or estate agency; 

• Pub, entertainment or eating establishment; 

• Community centre; 

• Local leisure facility. 
 

7.67 To be defined as a local centre, the range of facilities must typically function to serve the 
immediate neighbourhood i.e. no more than 1000m2 floorspace (the standard threshold 
for major planning applications).  Other out of centre or out of town hubs of main town 
centre uses (e.g. retail parks) which serve a wider area cannot be regarded as local 
centres, even where these attract the predominant quantum of footfall. 
 
Local centres within existing urban areas 

7.68 Local Centres are identified at Raunds and Rushden.  The promotion or retention of local 
facilities is a fundamental aspect of providing for suitable mixed use developments and 
enhancing opportunities to promote health and social wellbeing at a neighbourhood level, 
in accordance with the Government’s own (NPPF) definition of sustainable development. 
 

7.69 In the case of Rushden, the more peripheral residential parts of the urban area are up to 
1.5km “as the crow flies” (2-2.5km travelling distance) distant from the town centre.  This 
means that encouraging and supporting the development of neighbourhood hubs for 
appropriate “main town centre” uses could represent a vital assertion of sustainable 
development.  The development of a local centre is a specific requirement for Rushden 
East (Joint Core Strategy, Policy 33). 
 

7.70 The Joint Core Strategy (Policy 12) allows for the designation of local centres.  
Successful implementation of the overall strategy relies upon delivery of the sustainable 
urban extensions (including Rushden East).  This mechanism is therefore proposed as a 
means to allow for a local standard to be applied in the case of smaller scale 
development schemes for main town centre uses which are proposed to serve a local 
neighbourhood. 
 

7.71 The assessment process has found that the following locations fulfil the criteria for 
designation as local centres within the urban areas: 
 

• London Road/ Warth Park, Raunds – Local centre; 

• High Street South, Rushden – Linear local centre; 

• Wellingborough Road, Rushden – Linear local centre; 

• Grangeway shopping precinct, Rushden – Local centre; 

• 2-12 Blackfriars, Rushden – Local centre; and 

• Rushden East – Local centre, to be developed as part of SUE; 
 

Appendix 2(4): Rushden Local Centres [move to new Appendix] 

 
 

Appendix 2(5): Raunds and Stanwick Local Centres 
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Local centres at large villages 

7.72 For main “town centre” uses within rural areas the NPPF applies specific exemptions i.e. 
small scale retailing, community or office developments in rural areas (paragraph 88).  
Nevertheless, this Plan (Table 5/ Policy EN1) proposes a differentiation between the 
eight large villages and other freestanding (small) villages. 
 

7.73 Of the district’s eight large villages, Brigstock, Ringstead, Stanwick and Woodford all 
have nucleated hubs of local services and facilities (defined main town centre uses); 
namely convenience retailing/ post office, fast food takeaways, village hall/ social club 
and/ or pubs.  These differ from the other large villages (Easton on the Hill, King’s Cliffe, 
Nassington and Warmington) that have equivalent provision of local services and 
facilities, but which are dispersed around the villages.  Similarly, the small villages only 

tend to accommodate individual isolated local facilities; none are considered to host 
service hubs. 
 

7.74 In determining development proposals around villages with clustered service locations, it 
may be appropriate to include reference to the proximity of development to these hubs as 
one such measure (test) for sustainability.  The designation of local centres at Brigstock, 
Ringstead, Stanwick and Woodford should assist this aspect of decision making: 
 

• Hall Hill/ High Street, Brigstock – Linear local centre; 

• High Street, Ringstead – Linear local centre; 

• Church Street/ High Street, Stanwick – Linear local centre; and 

• High Street/ The Green, Woodford – Linear local centre. 
 
Appendix 2(6): Brigstock Local Centre 

 
 
Appendix 2(7): Ringstead Local Centre 

 
 
Appendix 2(8): Woodford Local Centre 

 
 

7.75 None of the relevant Neighbourhood Plans has opted to designate local centres.  
Therefore, Policy EN23 (below) provides a detailed Local Plan policy framework for the 
defined local centres. 
 

7.76 The NPPF requires that all development schemes for defined main town centre uses, 
except those within existing town centres or allocated in an up to date development plan 
document, should be subject to the national sequential test requirements.  In practice, the 
application of Policy EN23 would mean that main town centre uses within the defined 
thresholds would be exempt from the national sequential test requirements. 
 

Policy EN23: Development of main town centre uses around the local centres 
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For minor development schemes26 within 200m27 of the designated local centres, there 
will be a general presumption in favour of the following types of ‘main town centre’ 
uses: 

• Convenience retailing; 

• Financial services; 

• Community facilities; 

• Eating and drinking establishments; and 

• Local leisure facilities. 
 

Such proposals will be supported, provided that they: 

a) Deliver an overall enhancement to the neighbourhood offer for ‘day to day’ local 
services; 

b) Improve connectivity for pedestrians and cyclists, between the designated local 
centre and the adjacent neighbourhood, where appropriate;  

c) Do not adversely affect local amenity, through providing an unacceptable impact 
through increasing antisocial behaviour, noise, smell or other impacts, and fulfil 
other relevant development management criteria within the Local Plan; 

d) Are subject to the removal of permitted development rights to prevent changes 
of use in appropriate circumstances; and 

e) Are justified by means of an impact assessment where proposals are over the 
thresholds given in Policy EN21. 

 
In large villages which do not have designated local centres sites that are proposed for 
'main town centre' uses will be considered on their merits. 
 

 
 
 

 
26 Minor schemes are those of less than 1000m2 floorspace; the national standard threshold for major planning 
applications 

27 300m is the national standard for “edge of centre” developments.  On this basis, a reduced threshold (200m) has 
been suggested for “edge of local centre” development schemes involving main town centre uses. 


