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Development Control Committee  
Tuesday 24 April 2012  
7.00pm in the Council Chamber, The Cube, Corby 
 
Present: Councillor Forshaw – Chair 

 Councillors P Beattie, Addison, Petch, Beeby, Heggs, Sims & Riley 

67. Apologies for Absence 
Apologies for absence were received from Councillor Latta, Brown, and McDade. Councillor 
Eyles substituted. 

68. Declarations of Interest   
Members were asked to declare any personal interests they may have in the business to be 
discussed and/or indicate whether this was prejudicial or non-prejudicial, the nature of any 
interest, and whether they intended participating in the relevant agenda item.  No declarations 
were received. 

69. Minutes of the Previous Meeting 
Members were asked to confirm the minutes of the meeting held on 20th March 2012 as a 
correct record. 

RESOLVED that:- 
The minutes of the meeting held on 20th March 2012 be agreed as a correct record. 

70. Applications for Planning Consultation 
70.1 12/00104/SC Planning application comprising full application for the erection of  

 home & garden centre, retail units, drive through restaurant, 
gatehouse, boat house, together with proposals for access outline 
application for the erection of a hotel, crèche and leisure club, with 
some matters reserved (appearance), plus removal ski slope and 
associated site levelling, landscaping, habitat management, 
improvement works, vehicular access and servicing proposals 
together with the provision of a car and cycle parking and a bus stop 
for LXB RP (Rushden) Ltd. 

The Principal Planner explained to Committee that in view of the importance to Corby, the 
potential impact of the Development on the town centre and implications for local planning 
policy, the Committee report had been agreed by leading Members including Chairs of both 
planning committees and members of the Joint Planning Committee. 

The Principal Planning Officer then presented a report regarding an application submitted to 
East Northants District Council as the local planning Authority and Corby Borough Council was 
being consulted. The application was ‘hybrid’ with the major part of the scheme being for 
detailed approval, the Hotel, crèche and leisure club were outline. 

The scheme was mixed use but largely retail dominant, the buildings were arranged in three 
terraces grouped around parking for 1300 cars. There would be a garden centre to the west 
with a lakeside visitor centre and two restaurants adjacent to the south side of the lake. 
Access was proposed from the sites existing access to the adjacent roundabout at the A45 
and a pedestrian footbridge over the A45. 

East Northants District Council had carried out consultations and the planning team from 
Corby had responded. Planning decisions needed to be made in accordance with the 
Development Plan unless material considerations indicated otherwise. The NPPF was a 
significant material consideration, given that the scheme proposed at Rushden Lakes was for 
Town Centre uses, Section 2 of the NPPF – Ensuring the vitality of town centres was 
particularly relevant. 

Corby Borough Council had been consulted and as ENDC were the Local Planning Authority 
they would deal with the application. The application was some distance from Corby and was 
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unlikely to have any significant direct impact for the Borough through, for instance traffic 
generation. There were however potentially indirect impacts particularly relating to Corby 
Town Centre. 

The main uses were Town Centre uses and so Sequential Testing and Impact Assessment 
information should have been submitted to support the application. 

To assist in the review Core Spatial Strategy (CSS) the Joint Planning Unit (JPU) on behalf of 
the partner authorities had instructed GVA Grimley Ltd. to provide “independent assessment 
of the retail strategy for North Northamptonshire and the implications for the Rushden Lakes 
proposals”. Section 3 Part B was attached to the Officers report as Appendix B. The officer’s 
report used the GVA Grimley analysis to assess and explain the implications of the 
application. 

The report highlighted the following Issues:- 

Sequential Testing - the requirement that Town Centre uses should be located in Town 
Centres, edge of centre locations and then only if suitable sites were not available should out 
of centre sites be considered.  

Retail Impact - the fact that Rushden Lakes was three times larger that Rushden Town Centre 
and larger than any existing comparison goods floorspace at Kettering, Corby or 
Wellingborough and the scale of the additional floorspace was similar to the total comparison 
goods floorspace identified in the Core Spatial Strategy up to 2021. To allow the scheme to be 
built would have the effect of absorbing all the defined comparison goods capacity in North 
Northamptonshire this would be a radical change to local policy and contrary to national policy. 

Other Matters - whilst there were other commercial elements proposed and that these were 
town centre uses they were unlikely to impact on Corby although the GVA Grimley analysis did 
raise some concerns about the acceptability of the supporting information. 

The GVA Grimley analysis concludes that the scheme’s potential turnover is significantly 
underestimated so the turnover could be 77% higher than identified in the application.  
Accordingly trade would be drawn from a much wider area than the application anticipates and 
its impact more widespread including onto Corby.  GVA Grimley suggests that, at 2016 the 
impact on Corby will be to the deficit of over £4 million.  The suggestion is that the Evolution 
Corby scheme could, if built, absorb most of this but the effect on investors confidence in 
Corby Town Centre is likely to be affected making large scale retail investment in Corby less 
likely 

The Principal Planner concluded that the application proposed a significant out of centre Retail 
Park with ancillary uses which were of a Sub-Regional scale.  Based particularly on the GVA 
Grimley report, the information included to support the application significantly underplays the 
potential impact of the development on existing centres including Corby Town Centre.  The 
potential impact on Corby was significant to the extent it would effect investor confidence in 
the town.  Further, the proposal would take up all comparison goods capacity in North 
Northamptonshire to 2021, at an out of town location.  That was inconsistent with the Core 
Spatial Strategy and national policy and the sequential assessment submitted was too narrow 
in its scope. 

Members agreed with the officer’s recommendation saying that the Rushden Lakes application 
would have a detrimental impact on Corby and would suppress private investment across a 
wider area. 

RESOLVED that:-  
East Northants District Council be advised that Corby Borough Council raises strong 
objections to the Rushden Lakes out of centre retail led development and requests that the 
application be refused.  In particular the following concerns are raised: - 

1. The sequential assessment is flawed as it is drawn far too narrow.  The scale and 
location of the development suggests the area of search should be significantly 
extended to include other centres including Corby. 
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2. The amount of comparison floorspace proposed is comparable to that identified for the 
whole of North Northamptonshire up to 2021.  To approve the development would 
amount to a radical change to Local Policy currently set out in the Core Spatial 
Strategy.  That significant change to policy approach should be pursued through the 
Core Spatial Strategy Review.  However Corby Borough Council would not support 
such a change to Policy. 

3. The sub-regional scale out of centre development does not accord with the Town 
Centre first approach and is inconsistent with the Core Spatial Strategy and National 
Policy. 

4. Based on the GVA Grimley report commissioned by the Joint Planning Unit the retail 
impact information supporting the application is flawed and significantly underplays the 
potential impact of this large scale retail based development on the other Towns 
including Corby. If approved the proposals would prejudice future investment in Corby 
Town Centre. 

 

 

71. Close of Meeting 
The meeting closed at 7.25pm. 


