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Introduction  

  

Matter 9 – Question 1: Is the approach to town centres and 
primary shopping frontages in Policy E21 justified, effective and 
consistent with national policy and the JCS? 

 

  

Matter 9 – Question 2: In practical terms how will proposals be 
‘supported’? 

 

  

Matter 9 – Question 3: Does the policy only apply to centres 
which do not have NPs in place as suggested in paragraph 7.56 
of the Plan and is this clear? Should the town centres to which the 
policies apply be listed in the Policy? 

 

  

Matter 9 – Question 4: Do all the criteria apply? Should there be 
an ‘or’ instead of an ‘and’ after criterion f? 

 

  

Matter 9 – Question 5: How will an ‘over concentration’ of a 
particular use class referred to in criterion c be measured? Would 
it be more effective to refer to ‘town centre uses’ rather than the 
use classes? 

 

  

Matter 9 – Question 6: Are the ‘defined shopping frontages’ 
referred to in criterion d the primary shopping frontages? Should 
the policy refer to these being shown on the Policies Map? (see 
MM18) 

 

  

Matter 9 – Question 7: What are the ‘local development 
strategies’ referred to in criterion g? Is it expected that developers 
would prepare these? 

 

  

Matter 9 – Question 8: It is clear to which 6 towns Policy EN22 
applies? Are these different to those in Policy EN21? Having 
regard to JCS Policy 12 g, would the Policy apply to the centre(s) 
in the Rushden East SUE? 

 

  

Matter 9 – Question 9: Does Policy EN22 accord with the advice at 
paragraph 90 of the Framework regarding impact assessments? 

 

  

Matter 9 – Question 10: What is the justification for a locally set 
impact thresholds and the specific thresholds proposed? What is 
the reasoning behind the different thresholds in Rushden and the 
Market Towns? 

 

  

Matter 9 – Question 11: Would proposals for town centre uses 
(other than retail) in edge of centre and outside of town centre 
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locations be subject to the national 2,500m2 threshold as per the 
JCS? 

  

Matter 9 – Question 12: Are the primary shopping areas referred 
to in Policy EN22 different from the primary shopping frontages 
referred to in Policy EN21? Are these shown on the Policies 
Map? (see MM19) How do the town centre notations on the maps 
in Appendix 4 of the Plan relate to the Policies Map? Are the 
notations replicated there and are they consistent? 

 

  

Matter 9 – Question 13: Should the final sentence of the Policy 
refer to ‘adverse impact’ rather than ‘impact’? 

 

  

Matter 9 – Question 14: Is it clear from the Policy which local 
centres are designated? Should these be listed in the Policy for 
certainty and clarity? Does the Policy apply in areas covered by 
NPs? What is the difference between a linear local centre and a 
local centre? 

 

  

Matter 9 – Question 15: Area all the local centres shown on the 
Policies Map using a consistent notation? (see MM20) How do the 
town centre notations on the maps in Appendix 4 of the Plan relate 
to the Policies Map? Are the notations replicated there and are they 
consistent? 

 

  

Matter 9 – Question 16: How has the 200-metre distance been 
determined and is it justified? How will it be measured in practice 
and is this clear in the Plan? (see Initial Question 12 f and the 
Council’s response) 

 

  

Matter 9 – Question 17: What is the purpose of identifying the 
primary and secondary shopping areas in the local centres on the 
Maps in Appendix 4? To which Policy does this relate? 

 

  

Matter 9 – Question 18: In practice, how will proposals be 
‘supported’? Are the general development management principles 
in criteria b and c covered by JCS Policy 8 and should they be 
duplicated here? 

 

  

Matter 9 – Question 19: What are the ‘exceptional circumstances’ 
to justify the blanket removal of permitted development rights in 
criterion d? Is this justified in light of the recent changes to the 
Use Classes Order? 

 

  

Matter 9 – Question 20: Is reference to Policy EN21 in criterion e, 
effective or justified since that Policy applies only to a number of 
identified town centres (not local centres)? 
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1. Introduction 
 

1.1. This statement sets out the Council’s response to Matter 9: Town Centres, 
questions 1 - 20, in respect of the following issue(s): 
 

• Whether the Plan has been positively prepared and whether it is justified, 
effective and consistent with national policy and the JCS in relation to the 
matter of town centres. 
 

1.2. The statement also addresses any representations which the Council 
considers are of particular significance or concern, where this is the case the 
relevant respondent number and comment id are provided. 
 

1.3. All documents referred to in this statement are either hyperlinked, or refer to 
specific references contained in the Index of Submission Documents which 
can be accessed as follows: 
 

1.4. https://www.east-
northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and
_supporting_documents 
 

2. Matter 9 – Question 1: Is the approach to town centres and primary shopping 
frontages in Policy E21 justified, effective and consistent with national policy 
and the JCS? 
 
2.1. Paragraph 86 b) of the NPPF requires planning policies to define the extent of 

town centres and primary shopping areas and to make clear the range of uses 
permitted in such locations. Policy 12 a) of the JCS states that Part 2 Local 
Plans will identify the extent of Town Centre and Primary Shopping Areas. 

 
2.2. The Neighbourhood Plans for Higham Ferrers, Raunds and Rushden already 

include detailed policies for managing development within these town centres. 
Table 13 in the Pre-Submission Draft East Northamptonshire Local Plan Part 
2 identifies the Neighbourhood Plan policies already in place and paragraph 
7.54 specifies that the Plan will focus on defining the town centre boundaries 
and primary shopping areas for Irthlingborough, Oundle and Thrapston. Policy 
EN21 is also intended to provide key principles to cover all town centres. 

 
2.3. Policy EN21 defines the town centre boundaries and provides local policy 

which makes clear the range of uses permitted in these locations and which 
aims to provide a positive framework to increase the vitality and viability of town 
centres. Part d) of Policy EN21 sets specific requirements for defined shopping 
frontages. MM18 had been proposed to ensure that it is clear that the defined 
shopping frontages are shown on the policies map. 

 
2.4. The approach recognises the policy provided through Neighbourhood Plans, it 

defines town centre boundaries for the three towns where a Neighbourhood 
Plan is not in place and provides key principles to cover all town centres, 
including those defined through Neighbourhood Plans. This approach is 

https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12227/index_of_evidence_base_and_supporting_documents
https://www.east-northamptonshire.gov.uk/downloads/file/12133/local_plan_part_2_pre-submission_draft_-_regulation_19_consultation
https://www.east-northamptonshire.gov.uk/downloads/file/12133/local_plan_part_2_pre-submission_draft_-_regulation_19_consultation
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justified and effective and the combination of Neighbourhood Plans and Policy 
EN21 ensures the requirements of national policy and the JCS are met, the 
Policy is therefore consistent with national policy and the JCS. 
 

3. Matter 9 – Question 2: In practical terms how will proposals be ‘supported’? 
 
3.1. Proposals will be supported through the planning application process. Where 

a proposal meets the requirements of the policy this will weigh in favour of the 
grant of planning permission, subject to compliance with other Development 
Plan policies. 

 
4. Matter 9 – Question 3: Does the policy only apply to centres which do not 

have NPs in place as suggested in paragraph 7.56 of the Plan and is this 
clear? Should the town centres to which the policies apply be listed in the 
Policy? 
 
4.1. Policy EN21 aims to provide key principles for increasing the viability of town 

centres across East Northants. Whilst the policy aims to provide direction for 
those towns without policy guidance its principles could equally complement 
those town centres with made neighbourhood plans.  
 

4.2. The Council would support a main modification to list the town centres to which 
the policy applies in the Policy to ensure that this is clear. 

 
5. Matter 9 – Question 4: Do all the criteria apply? Should there be an ‘or’ 

instead of an ‘and’ after criterion f? 
 
5.1. Policy EN21 specifies that development should meet some, or all of the criteria. 

This is to recognise that all of the criteria may not be relevant for each proposal, 
proposals are required to meet all those criteria which are relevant, therefore 
the ‘and’ after criterion f is correct. 

 
6. Matter 9 – Question 5: How will an ‘over concentration’ of a particular use 

class referred to in criterion c be measured? Would it be more effective to 
refer to ‘town centre uses’ rather than the use classes? 
 
6.1. An ‘over concentration’ of a particular use class with be measured using the 

latest monitoring information and will take into account the existing mix of uses 
within the town centre. 
 

6.2. Referring to ‘town centre uses’ rather than ‘use classes’ would be more 
effective, the September 2020 changes to the Use Class Order group many 
town centre uses within the same Use Class, referring to ‘town centre uses’ 
would ensure that it is possible to measure whether there is an over 
concentration of a particular use. 

 
7. Matter 9 – Question 6: Are the ‘defined shopping frontages’ referred to in 

criterion d the primary shopping frontages? Should the policy refer to these 
being shown on the Policies Map? (see MM18) 
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7.1. The ‘defined shopping frontages’ referred to in criterion d) are the primary 
shopping frontages. The Council would support a main modification to amend 
criterion d) to refer to the primary shopping frontages. 
 

7.2. The policy should refer to the primary shopping frontages being shown on the 
policies map. MM18 has been included in the Schedule of proposed Main 
Modifications – December 2021 to address this. 

 
8. Matter 9 – Question 7: What are the ‘local development strategies’ referred 

to in criterion g? Is it expected that developers would prepare these? 
 
8.1. The aim of the local development strategies referred to in criterion g) is to bring 

forward schemes that assist town centre regeneration and vitality. This could 
range from comprehensive town centre masterplanning, through to individual 
site redevelopment briefs. Town centre strategy work was flagged up as  a key 
work stream for East Northants Council, and this is retained through the 
aspirations of  North Northants Council, which is in the process of agreeing a 
work programme that would see town strategy development as an important 
aspect of its workload, moving forward. Section 10 of the Part 2 Plan sets out 
the Council’s approach to town centre strategies in further detail and sets out 
policies in that chapter for more detailed site redevelopment opportunities. 
  

8.2. The approach to town centre regeneration, highlighted above, is anticipated to 
be led by key service areas within North Northants Council, particularly in 
relation to more specific site related redevelopment briefs. However, 
opportunities for wider masterplanning may provide the opportunity for external 
resources to be procured to assist with this work. In addition, the council is 
aware that planning consultancies currently engaged in the revision to the 
Rushden Neighbourhood Plan and the drafting of the Irthlingborough 
Neighbourhood Plan are actively looking into how such work may be taken 
forward in co-ordination with the council.  

 
9. Matter 9 – Question 8: It is clear to which 6 towns Policy EN22 applies? Are 

these different to those in Policy EN21? Having regard to JCS Policy 12 g, 
would the Policy apply to the centre(s) in the Rushden East SUE? 
 
9.1. Policy EN22 applies to the growth town of Rushden and the five market towns 

of Higham Ferrers, Irthlingborough, Oundle, Raunds and Thrapston, these are 
set out in paragraph 7.51 of the Local Plan Part 2 and are defined through the 
JCS as market towns, Table 1 of the JCS sets out the spatial role of 
settlements. However, the Council would support a main modification to list the 
market towns in Policy EN22 if the Inspector considers that would be clearer. 
 

9.2. The six town centres covered by Policy EN22 are the same as those covered 
by Policy EN21. 

 
9.3. JCS Policy 12 (g) provides an exception to the need to apply sequential and 

impact tests for the creation of local centres to meet the day to day needs of 
residents in the SUE’s. Policy EN22 would therefore not apply to the creation 
of a local centre to meet day to day need at the Rushden East SUE. 

https://www.east-northamptonshire.gov.uk/downloads/file/12439/final_schedule_of_proposed_main_modifications
https://www.east-northamptonshire.gov.uk/downloads/file/12439/final_schedule_of_proposed_main_modifications
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10. Matter 9 – Question 9: Does Policy EN22 accord with the advice at paragraph 

90 of the Framework regarding impact assessments? 
 
10.1. Paragraph 90 of the NPPF enables local authorities to apply 

proportionate locally set floorspace thresholds above which applications for 
retail and leisure development are require an impact assessment. 
 

10.2. The locally set thresholds are proportionate, Background Paper 7 – Main 
Town Centre Uses – Setting retail impact assessment thresholds (January 
2021) provides a justification and evidence to support the thresholds identified. 
These thresholds recognise the difference between the Growth town and 
Market towns, and this is reflected in the thresholds set. The approach taken 
accords with the advice in paragraph 90 of the NPPF. 

 
11. Matter 9 – Question 10: What is the justification for a locally set impact 

thresholds and the specific thresholds proposed? What is the reasoning 
behind the different thresholds in Rushden and the Market Towns? 
 
11.1. Background Paper 7 – Main Town Centre Uses – Setting retail impact 

assessment thresholds (January 2021) provides a justification and evidence to 
support the thresholds identified. These take into account recent retail 
schemes within the area and potential implications for town centre vitality and 
viability, consideration is also given to the implications of permitted 
development rights and the Sunday trading law. 
 

11.2. The different thresholds in Rushden and the Market Towns recognise 
the different roles of these towns, the scale of the town centres and the 
implications for the town centres of development of different scales outside the 
primary shopping areas. 

 
12. Matter 9 – Question 11: Would proposals for town centre uses (other than 

retail) in edge of centre and outside of town centre locations be subject to 
the national 2,500m2 threshold as per the JCS? 
 
12.1. Proposals for town centre uses, other than retail, would be subject to the 

national 2,500m2 threshold. Section 3 of Background Paper 7 – Main Town 
Centre Uses – Setting retail impact assessment thresholds (January 2021) 
provides the justification for using a lower local threshold for retail proposals. 

 
13. Matter 9 – Question 12: Are the primary shopping areas referred to in Policy 

EN22 different from the primary shopping frontages referred to in Policy 
EN21? Are these shown on the Policies Map? (see MM19) How do the town 
centre notations on the maps in Appendix 4 of the Plan relate to the Policies 
Map? Are the notations replicated there and are they consistent? 
 
13.1. The primary shopping areas referred to in Policy EN22 apply to the town 

centre boundaries, linear Primary Shopping Frontages are designated but 
these are linear and not zonal so the for the purpose of applying Policy EN22 
the town centre boundary needs to be used. The exception to this is Raunds, 

https://www.east-northamptonshire.gov.uk/downloads/file/12108/background_paper_7_-_retail_impact_assessment_thresholds
https://www.east-northamptonshire.gov.uk/downloads/file/12108/background_paper_7_-_retail_impact_assessment_thresholds
https://www.east-northamptonshire.gov.uk/downloads/file/12108/background_paper_7_-_retail_impact_assessment_thresholds
https://www.east-northamptonshire.gov.uk/downloads/file/12108/background_paper_7_-_retail_impact_assessment_thresholds
https://www.east-northamptonshire.gov.uk/downloads/file/12108/background_paper_7_-_retail_impact_assessment_thresholds
https://www.east-northamptonshire.gov.uk/downloads/file/12108/background_paper_7_-_retail_impact_assessment_thresholds
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where a Primary Shopping Area is designated and there is no town centre 
boundary. The Council would support a main modification to the policy to clarify 
which designations shown on the policies map should be used to apply this 
policy. 
 

13.2. The maps in Appendix 4 provide the town centre boundaries and primary 
shopping frontages at Irthlingborough, Oundle and Thrapston defined through 
the Plan and the Neighbourhood Plan town centre designations at Raunds, 
Rushden and Higham Ferrers at a more detailed scale than the maps shown 
in the Policies Map. The notations are replicated and are consistent, although 
Appendix 4 does not include the relevant policy numbers. 

 
14. Matter 9 – Question 13: Should the final sentence of the Policy refer to 

‘adverse impact’ rather than ‘impact’? 
 
14.1. The final sentence of the Policy should refer to ‘adverse impact’, the 

Council would support a main modification to address this. 
 

15. Matter 9 – Question 14: Is it clear from the Policy which local centres are 
designated? Should these be listed in the Policy for certainty and clarity? 
Does the Policy apply in areas covered by NPs? What is the difference 
between a linear local centre and a local centre? 
 
15.1. Paragraphs 7.72 and 7.75 identify the local centres, however the Council 

would support a main modification to list these in the policy to provide certainty 
and clarity.  
 

15.2. Policy EN23 applies to areas which are covered by Neighbourhood 
Plans. Document reference EXAM 10 sets out Neighbourhood Plan policies 
and their relationship to submission Local Plan policies, this doesn’t identify 
any Neighbourhood Plan policies which are relevant or connect to Policy 
EN23. Paragraph 5.3 of Background Paper 8 – Defining Local Centres also 
clarifies that the Neighbourhood Plans for Rushden, Raunds, Brigstock and 
Stanwick do not include local centre designations. 

 
15.3. Background Paper 8 – Defining Local Centres explains the process for 

identifying and designating local centres. Section 4.0 of Background 8 
discusses the typologies of local centre. This explains that there are two types 
of local centre ‘linear local centres’ which front onto a single highway and 
‘nucleated local centres’ which front onto a square, or more than one highway. 

 
16. Matter 9 – Question 15: Area all the local centres shown on the Policies Map 

using a consistent notation? (see MM20) How do the town centre notations 
on the maps in Appendix 4 of the Plan relate to the Policies Map? Are the 
notations replicated there and are they consistent? 
 
16.1. All the local centres are shown on the Policies Map. There are different 

notations depending on whether they are a Local Centre or a Linear Local 
Centre. The Local Centres are shown with a symbol. The four rural Linear 
Local Centres are shown on the East Northamptonshire Wide Policies Map 

https://www.east-northamptonshire.gov.uk/downloads/file/12109/background_paper_8_-_defining_local_centres
https://www.east-northamptonshire.gov.uk/downloads/file/12109/background_paper_8_-_defining_local_centres
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using symbols. The insets map for Raunds and Stanwick and Rushden and 
the maps contained in Appendix 4 show the six Linear Local Centres using 
lines to depict the length of the Linear Local Centres. Background Paper 8 – 
Defining Local Centres, paragraph 4.3 to 4.5, explain the approach taken to 
the Local Centre and Linear Local Centre notations. MM20 has been proposed 
to ensure that it is clear that the local centres are shown on the policies map. 
 

16.2. The maps in Appendix 4 provide additional detail to the policies maps 
for the linear local centres at Brigstock, Ringstead and Woodford which are 
shown on the policies map as symbols. 
 

16.3. The notation on the Raunds Policies Map which shows the Warth Park 
Local Centre needs to be amended as this refers to Policy EN19 but should 
refer to Policy EN23. The name of this Local Centre differs between paragraph 
7.72 and the Policies Map and Appendix 4, it is proposed that a main 
modification and an amendment to the Policies Map are required to ensure a 
consistent approach to the name of this local centre. 
 

16.4. The notations for the Local Centres shown as symbols in Rushden and 
Raunds do not include the wording ‘Local Centre’, inclusion of this wording 
would provide a more consistent approach and provide greater clarity. 

 
17. Matter 9 – Question 16: How has the 200-metre distance been determined 

and is it justified? How will it be measured in practice and is this clear in the 
Plan? (see Initial Question 12 f and the Council’s response) 
 
17.1. Footnote 127 of the Plan explains that the approach to determining the 

200m. This takes the definition of an ‘edge of centre’ location from the NPPF, 
which is defined as up to 300m from the primary shopping area. Taking into 
account the difference in scale between a local centre and a town centre, the 
distance has been reduced to 200m to define an ‘edge of local centre’ location. 
 

17.2. The Council’s Response to the Inspector’s Initial Question 12 (f) explains 
that the 200m will need to be measured from the existing facilities at the local 
centre. Where the Local Centre is shown by a symbol on the policies map, this 
distance should be measured from the symbol. Where it is a Linear Local 
Centre the distance should be measured from the middle point on the line. 

 
18. Matter 9 – Question 17: What is the purpose of identifying the primary and 

secondary shopping areas in the local centres on the Maps in Appendix 4? 
To which Policy does this relate? 

 
18.1. The primary and secondary shopping areas shown on the Raunds Map 

in Appendix 4 are Neighbourhood Plan designations, these are shown on the 
policies maps for completeness. These designations relate to policies in the 
Neighbourhood Plan. They also relate to the application of Policies EN21 and 
EN22 as outlined in the responses to questions 3 and 12. 

 

https://www.east-northamptonshire.gov.uk/downloads/file/12109/background_paper_8_-_defining_local_centres
https://www.east-northamptonshire.gov.uk/downloads/file/12109/background_paper_8_-_defining_local_centres
https://www.east-northamptonshire.gov.uk/downloads/file/12438/councils_response_to_inspectors_initial_questions
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19. Matter 9 – Question 18: In practice, how will proposals be ‘supported’? Are 
the general development management principles in criteria b and c covered 
by JCS Policy 8 and should they be duplicated here? 
 
19.1. Proposals will be supported through the planning application process, 

where proposals accord with the criteria this will weigh in favour of the grant of 
planning permission.  
 

19.2. The principles set out in criteria b and c seek to provide additional detail 
to the requirements of JCS Policy 8. Criterion b) specifically seeks to improved 
pedestrian and cycle links between the local centres and adjacent 
neighbourhoods and criterion c) seeks to highlight the particular aspects of 
amenity which are most relevant to proposal for the town centre uses 
supported by the policy. 

 
20. Matter 9 – Question 19: What are the ‘exceptional circumstances’ to justify 

the blanket removal of permitted development rights in criterion d? Is this 
justified in light of the recent changes to the Use Classes Order? 
 
20.1. The September 2020 update to the Use Classes Order represents a 

fundamental realignment for the management of ‘main town centre uses’ 
(NPPF, paragraph 86), through the development management system.  
Neighbourhood hubs of main town centre uses such as convenience shopping 
etc (i.e. local centres) are important in ensuing sustainable development 
beyond the periphery of the town centres, to maintain access to services 
around such established service hubs. 
 

20.2. The ‘exceptional circumstances’ cited are a recognition of the 
importance of local centres in ensuring access to convenience services for 
communities that are situated beyond easy access of the town centres.  Local 
centres are therefore critical to maintaining the sustainability of communities, 
so protection and maintenance of these service hubs through the planning 
system is especially important, given the implications of the 2020 Use Classes 
Order revisions for all main town centre uses. 

 
21. Matter 9 – Question 20: Is reference to Policy EN21 in criterion e, effective or 

justified since that Policy applies only to a number of identified town centres 
(not local centres)? 
 
21.1. Criterion (e) at Policy EN21 relates specifically to the town centres, as 

an important aspect of “urban-focused growth supporting a strong network of 
vibrant and regenerated settlements” (Local Plan vision).  It is directed towards 
the town centres, rather than the local centres. 
 

21.2. Local centres, which are focused upon adjacent neighbourhoods, will 
tend to be limited in terms of footfall to this immediate locality.  Local centres 
tend to be physically constrained, with limited opportunity or capacity for 
increasing footfall, so the spatial approach at Policy EN21 (regarding town 
centres) differs to that at EN23 (regarding local centres). 

 


