
Development Control Committee 2 October 2018 
 

Application for Planning Permission 
 

 18/01197/FUL 
(ENC) 

Consultation Response:  
Hybrid application comprising: A full application for the 
erection of retail units, restaurant units, office floorspace, 
physiotherapy/leisure floorspace, ancillary storage floorspace, 
(with associated site clearance, earthworks, site levelling and 
formation of banks) together with proposals for access 
footpaths, parking and servicing space, hard and soft 
landscaping, drainage works, attenuation ponds and other 
associated works and an outline application for the erection of 
employment units and retail units with some matters reserved 
(layout, scale, appearance). Plus construction of a new link 
road between Ditchford Road and Rushden Lakes (with 
associated site clearance and earthworks) alongside junction 
works, footpaths, cycleways, lighting, hard and soft 
landscaping and associated works. 

1. Site Surroundings: 
1.1. The site is located to the north of the A45, to the west of the existing Rushden Lakes 

development, and to the east of Ditchford Road. It is currently set aside for agricultural 
purposes. The topography is such that it slopes up towards its middle, and down towards 
Rushden Lakes if approaching from Ditchford Road. 

2. The Proposal: 
2.1. This application would provide for an extension to the approved schemes as follows: 

- Additional 11,903sqm of retail, employment, leisure, food and drink floorspace 
- A total of 30 units are proposed 
- 752 parking spaces 
- Circa 513 direct jobs 
- A mix of large and small units 

2.2. With respect to A1/A3 floorspace: 
- A total of 9,748sqm gross Class A1/A3 floorspace is proposed 
- Up to 25 units ranging in size from 116sqm to 1,394sqm gross ground floor area 
- A minimum of 458sqm gross and a maximum of 929sqm gross floorspace (3 units) is 

proposed to be occupied by Class A1 food uses including 1 unit of 458sqm gross 
which will be occupied by “Made in Northamptonshire” (MIN) 

- The remaining 471sqm floorspace (2 units) that are proposed to have Class A1 food 
use will also be targeted at accommodating occupiers focussed on selling local 
produce 

- A maximum of 9,290sqm gross Class A1 floorspace will be non food use (8,361sqm 
gross ground floor/929sqm mezzanine) in up to 24 units 

- The development will provide larger units to be occupied predominantly by national 
furniture and home furnishings retailers and smaller units suitable for local/regional 
independents (e.g. arts, crafts, antiques, artisan) 

2.3. This would deliver Phase 3 of the Rushden Lakes development, which for the sake of clarity 
already provides: 
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• Up to 48,504sqm of A1 retail 
• 5, 780 sqm of A3 
• 12,814sqm of D2 
• 2,831sqm of other uses 

3. The Site and It’s History: 
3.1. The application site has been subject to a relatively extensive planning history, as indicated 

by the following table: 
17/02559/FUL Erection of retail and restaurant units together with proposals 

for access, parking and servicing, hard and soft landscaping 
and other associated works 

APPROVED 
17/05/2018 

16/01662/FUL Erection of a leisure building to include cinema, other leisure 
uses and restaurant units and erection of retail units, cycle hire 
facilities, together with proposals for access, parking and 
servicing space, hard and soft landscaping and other 
associated works. 

APPROVED 
11/09/17 
 

15/02249/FUL Erection of a leisure building to include a cinema, restaurant 
and retail units and other leisure uses and erection of a cycle 
hire facility together with proposals for access, parking and 
servicing space, hard and soft landscaping and other 
associated works. 

APPROVED 
09/08/16 
 

15/01127/VAR Variation of conditions 1, 5, 6, 8, 14, 37, 38, 41, 42, 43, 44, 45, 
46, 47 and 48 (as per section 2 of the submitted planning 
statement) pursuant to planning permission 14/01938/VAR 
(Variation of conditions 1, 5, 6, 8, 15, 38, 39, 42, 43, 44, 45, 46, 
and 47 (as per section 2 of the submitted planning statement) 
pursuant to planning permission 12/00010/FUL – ‘Rushden 
Lakes: Hybrid Planning Application comprising: Full application 
for the erection of a home and garden centre, retail units, drive 
thru restaurant, gatehouse, lakeside visitor centre, restaurants 
and boat house, together with proposals for access. Outline: 
application for the erection of a hotel, creche and leisure club 
with some matters reserved (appearance). Plus removal of ski 
slope and associated site levelling, landscaping, habitat 
management and improvement works, vehicular access and 
servicing proposals together with the provision of car and cycle 
parking and a bus stop' dated 20.12.2012 

APPROVED 
16/11/15 
 

14/01938/VAR Variation of conditions 1, 5, 6, 8, 15, 38, 39, 42, 43, 44, 45, 46 
and 47 as per section 2 of the submitted planning statement 
pursuant to planning permission 12/00010/FUL – ‘Rushden 
Lakes: Hybrid planning application comprising: Full application 
for the erection of a home and garden centre, retail units, drive 
thru restaurant, gatehouse, lakeside visitor centre, restaurants 
and 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 of ski 
slope and associated site levelling, landscaping, habitat 
management and improvement works, vehicular access and 
servicing together with the provision of car and cycle parking 
and a bus stop. 

APPROVED 
12/6/15 
 

12/00010/FUL Rushden Lakes: Hybrid planning application comprising: Full 
application for the erection of a home and garden centre, retail 
units, drive thru restaurant, gatehouse, lakeside visitor centre, 
restaurants and 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 of ski slope and associated site levelling, 
landscaping, habitat management and improvement works, 
vehicular access and servicing together with the provision of 
car and cycle parking and a bus stop. 

APPEAL 
DECISION 
SECRETARY 
OF STATE 
APPROVED 
11/6/14 
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4. Policy Context: 
4.1. The relevant planning policy is as follows: 

National Planning Policy Framework (July 2018) 
- Policy 6 – Building a strong, competitive economy 
- Policy 7 – Ensuring the vitality of town centres 
- Policy 8 – Promoting healthy and safe communities 
- Policy 9 – Promoting sustainable transport 
- Policy 12 – Achieving well-designed places 
- Policy 15 – Conserving and enhancing the natural environment 

North Northamptonshire Joint Core Strategy (July 2016) 

- Policy 1 - Presumption in favour of sustainable development 
- Policy 3 - Landscape character 
- Policy 4 - Biodiversity and geodiversity 
- Policy 5 - Water environment, resources and flood risk management 
- Policy 6 - Development on brownfield land and land affected by contamination 
- Policy 7 - Community services and facilities 
- Policy 8 - North Northamptonshire place shaping principles 
- Policy 10 - Provision of infrastructure 
- Policy 12 - Town centres and town centre uses 
- Policy 15 - Well-connected towns, villages and neighbourhoods 
- Policy 16 - Connecting the network of settlements 
- Policy 17 - North Northamptonshire's strategic connections 
- Policy 19 - The delivery of green Infrastructure special policy areas 
- Policy 20 - Nene and Ise valleys 
- Policy 22 - Delivering economic prosperity 

5. Consultation: 
5.1. Not Applicable. 

6. Advertisement/Representation: 
6.1. Not Applicable. 

7. Officer’s Assessment: 
Purpose of This Report 

7.1. Corby Borough Council was not formally consulted on the application by East Northants 
Council (ENC), despite having been on previous applications at Rushden Lakes.  

7.2. Having been made aware of the proposals, an initial Officer’s Response was prepared and 
issued to ensure that the comments were received by ENC within the statutory consultation 
period. These are attached at Appendix A.  

7.3. Furthermore, discussions have been entered into with Officers from the Borough Council of 
Wellingborough, Kettering Borough Council, and Northampton Borough Council about the 
possibility of a joint letter being issued to ask for the application to be Called In for 
determination by the Secretary of State. A draft letter is attached at Appendix B. 

7.4. The purpose of this report is to enable the Planning Committee to pass comment on both 
documents, and to seek formal endorsement of the contents, and in the case of the initial 
officer letter; confirmation whether a follow up letter setting out the Council’s position, having 
taken on board the views of the Development Control Committee, should be issued. 
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Summary of Proposed Position 

7.5. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that “if regard is to 
be had to the development plan for the purposes of any determination to be made under the 
Planning Acts, the determination must be made in accordance with the development plan 
unless materials considerations indicate otherwise.” 

7.6. The adopted policy position is clear at both national and local level. The support for town 
centres is enshrined within place making objectives, and is a core part of the vision adopted 
for North Northamptonshire. 

7.7. The shift towards smaller units that are in more direct competition with town centres in the 
area is a key concern. In particular the proposal appears to target local independent 
produces, which remains an aim for all town centres. The submitted retail impact 
assessments are based on predictions as there has been insufficient time to assess actual 
impact on the town centres as a result of the approved schemes. 

7.8. Much of the consented scheme is yet to open – meaning that the full impact has yet to be 
felt. It is therefore considered premature to grant additional retail units until all the consented 
development has commenced trading and trading patterns have bedded down, as set out in 
paragraph 5.34 of the JCS. 

7.9. Any additional floorspace at Rushden Lakes should only come forward as part of a revised 
Joint Core Strategy – this would enable the wider retail strategy for the whole of North 
Northamptonshire to be appropriately considered as part of that review. The impact of this 
scale of development needs to be considered in a wider context than that which this 
application seeks to undertaken – and be based on actual monitoring data (of the impact of 
the consent schemes at Rushden Lakes) rather than predicted effects. 

8. Conclusion: 
8.1. For the reasons set out above, and within Appendices A and B, the proposals should be 

refused at this time. Should ENC be minded to approve the application, given the potential 
impacts of it, we are clear that the application should be called in for consideration by the 
Secretary of State. 

9. Informatives: 

Call-In Procedure 

9.1. The “Calling-in” of a planning application refers to the power of the Secretary of State (SoS) 
to take the decision making power on a particular planning application out of the hands of 
the local planning authority (In this case, ENC) for his own determination. This can be done 
at any time during the planning application process, up to the point at which the local 
planning authority (ENC) actually makes the decision. 

9.2. Once a letter has been received by the SoS an initial letter will be issued confirming the 
procedure for a public inquiry, which would be chaired by a planning inspector, or lawyer, 
who will make recommendation to the SoS. Each party would be asked to agree a bespoke 
programme, make a Statement of Case and respond to those provided by the other parties. 
It will, at that point, operate in much the same way as a Public Inquiry would for a Planning 
Appeal. 
Human Rights Act 1998 

9.3. Officers have considered the Human Rights Act 1998 in reaching a recommendation to grant 
planning permission, subject to conditions. Officers have considered the potential 
interference with the rights of the owners/occupiers of surrounding properties under Article 
8/or Article 1 of the First Protocol of the Act and consider that it is appropriate.  

9.4. Officers have also considered the interference with the human rights of the applicant under 
Article 8/and or Article 1 of the First Protocol caused by imposing conditions. Officers 
consider that the conditions are necessary to protect the rights and freedoms of others and 
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to control the use of the property in accordance with the general interest. The interferences 
are therefore justifiable and proportional. 
Section 17 of the Crime and Disorder Act 1998 

9.5. Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
Section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to grant 
planning permission. 

10. Background Papers: 

o Appendix A - Consultation Response on Application Reference 18/01197/FUL (06th 
September 2018) 

o Appendix B - Draft Joint Letter from Corby Borough Council, Borough Council of 
Wellingborough, Kettering Borough Council and Northampton Borough Council 
(XXX) 

11. Recommendation:  

A. That the Planning Control Committee endorses the contents of Appendix A 
(Consultation Response on Application Reference 18/01197/FUL (06th September 
2018) in their entirety; and confirms whether a final letter should be issued taking on 
board any additional comments from the Committee. 

B. That the Planning Control Committee endorses the contents of Appendix B (Draft 
Joint Letter from Corby Borough Council, Borough Council of Wellingborough, 
Kettering Borough Council and Northampton Borough Council (XXX) 

Officers to Contact: 
Alex Jelley 
Tel No: 01536 464099 
Email: alex.jelley@corby.gov.uk 
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Threat to our Town Centres of 
the Rushden Lakes Out-of-Town 

Shopping Proposal 
 
 
 
 

LXB has submitted a planning application for 
an extension to the Rushden Lakes out-of-

town shopping centre for 11,903 sq.m gross of 
retail, employment, leisure and food and drink 
floorspace on land west of Rushden Lakes, 

Rushden, Northamptonshire. 
 
 
 

The following organisations consider the proposal is of greater than sub-
regional importance and will result in significant adverse impacts on nearby 

town centres. Should East Northamptonshire Council resolve to grant 
planning permission, subject to referral of the application to the Secretary of 

State we would respectfully ask that the application be “called in” for your 
determination. 

 
While this letter provides the joint response of the following organisations for 
the request of call in, a number of the signatory parties have also submitted 

their own separate and detailed objections to the planning application.  
 
 

Logos     
   

   
  



 
 

The Rt Hon James Brokenshire MP 
Secretary of State for the Ministry of Housing, Communities and Local 
Government 
2 Marsham Street 
London 
SW1P 4DF 
 
National Planning Casework Unit 
5 St Philips Place 
Colmore Row 
Birmingham 
B3 2PW 
 
Dear Secretary of State, 
 
Application No: 18/01197/FUL Hybrid application comprising:  A full 
application for the erection of retail units, restaurant units, office 
floorspace, physiotherapy/leisure floorspace, ancillary storage 
floorspace, (with associated site clearance, earthworks, site levelling 
and formation of banks) together with proposals for access footpaths, 
parking and servicing space, hard and soft landscaping, drainage 
works, attenuation ponds and other associated works and an outline 
application for the erection of employment units and retail units with 
some matters reserved (layout, scale, appearance).  Plus construction of 
a new link road between Ditchford Road and Rushden Lakes (with 
associated site clearance and earthworks) alongside junction works, 
footpaths, cycleways, lighting, hard and soft landscaping and 
associated works. 
 
The purpose of this letter is to request that the above application be “called in” 
for determination by the Secretary of State.  The planning application is for an 
extension to the major out-of-town retail centre known as Rushden Lakes 
near Rushden, Northamptonshire. If approved, the development would have a 
significant adverse impact on the future of Northamptonshire’s town centres 
and would reconfigure Northamptonshire’s retail hierarchy outside of 
consideration through the Local Plan process.   
 
This hybrid application, known as ‘Rushden Living’, proposes an additional 
11,903 square metres of retail, employment, leisure, food and drink floor 
space. A total of 30 units are proposed. The proposed development also 
incorporates 752 parking spaces and is anticipated to deliver around 513 
direct jobs. The proposed development seeks to incorporate a mix of large 
and small units. 
 
A total of 9,748 square metres gross class A1/A3 floor space is proposed, to 
be configured in up to 25 units ranging in size from 116 square metres to 
1,394sqm gross ground floor area. A minimum of 458sqm gross and a 
maximum of 929 square metres gross floor space (3 units) is proposed to be 



occupied by Class A1 food uses including 1 unit of 458 square metres gross 
which will be occupied by “Made in Northamptonshire” (MIN). The remaining 
471 square metres square metres floor space (2 units) that are proposed to 
have Class A1 food use will also be targeted at accommodating occupiers 
focussed on selling local produce. 
 
MIN is a multi-stakeholder cooperative supporting and promoting a “buy local” 
philosophy and aimed at Northamptonshire producers wishing to find new 
markets and to work collaboratively; retail outlets wanting to sell the ‘best of 
Northamptonshire’; chefs and eateries looking to source good local produce; 
and Northamptonshire food and drink firms which support local business. 
 
A maximum of 9,290 square metres gross Class A1 floorspace will be for non-
food use (8,361 square metres gross ground floor/929sqm mezzanine) in up 
to 24 units. The development will provide larger units to be occupied 
predominantly by national furniture and home furnishings retailers and smaller 
units suitable for local/regional independents e.g. arts; crafts; antiques; 
artisans. 
 
Following a local public inquiry, the Rushden Lakes scheme was originally 
granted planning permission by the Secretary of State (SoS) in June 2014 
comprising a mixed retail, recreation and leisure scheme. The inspector and 
SoS concluded that the original scheme passed the NPPF sequential and 
impacts tests, but noted that the impact on Wellingborough town centre was 
‘more finely balanced’ than at other centres. At that time Wellingborough town 
centre was forecast to lose around 12% of its comparison shopping turnover. 
Since that time a number of additional consents have been granted by East 
Northamptonshire Council ( ENC). 
 
The Rushden Living proposal is intended to form a third phase of 
development at Rushden Lakes. Existing approved proposals provide up to 
48,504 square metres of A1 retail, 5,780 square metres A3, 12,814 square 
metres D2 and 2,831 square metres of other uses. This is compared to the 
32,511 sqm net retail sales area approved by the SoS. 
 
In commenting on a previous application for additional retail units and 
restaurants (ENC 17/02559/FUL, WP/17/00800/EXT) the Borough Council of 
Wellingborough (BCW) expressed concern about the potential impact on 
Wellingborough town centre to ENC. That proposal was considered to be 
drifting towards a scheme more akin to a town centre, rather than a 
qualitatively different, out of centre scheme, which was the type of 
development originally considered and approved by the SoS.  
 
Wellingborough advised ENC that it would be extremely concerned if further 
applications were submitted which continued to provide smaller units instead 
of larger ‘out of centre’ sized units. It was felt that this could represent a 
tipping point from an impact which is potentially adverse to potentially 
significantly adverse. 
 
The NPPF and the North Northamptonshire Joint Core Strategy (JCS) both 
set out the need for a positive approach to development which seeks to build 



a strong and competitive economy. Making North Northamptonshire more 
self-reliant is also a key theme running through the JCS. Wellingborough and 
Rushden are both identified as Growth Towns and will deliver significant 
growth. The JCS recognises the role of Rushden Lakes in providing a major 
new retail and leisure development helping to retain a higher proportion of 
spending and contributing to the goal of greater self-reliance as well as 
providing increased opportunities for tourism. 
 
But the NPPF and JCS also seek to ensure the vitality of town centres. Town 
centres should be recognised as the heart of communities and town centre 
uses (retail, leisure and entertainment etc.) should be located in town centres, 
then in edge of centre locations and only if suitable sites are not available 
should out of centre locations (such as Rushden Lakes) be considered. The 
NPPF sets out a sequential test and impact test. Paragraph 90 states that 
where an application fails to satisfy the sequential test or is likely to have a 
significant adverse impact on one or more of the considerations in paragraph 
89  it should be refused. These include the impact of the proposal on existing, 
committed and planned public and private investment in a centre or centres in 
the catchment area of the proposal; and the impact of the proposal on town 
centre viability and vitality, including local consumer choice and trade in the 
town centre and the wider retail catchment (as applicable to the scale and 
nature of the scheme). 
 
Policy 12 of the JCS seeks to support traditional town centres alongside the 
development of Rushden Lakes through encouraging the adapting and 
diversifying of them, and their retail offer so they can continue to be 
successful and viable alongside Rushden Lakes. These changes are 
anticipated to be led through the relevant Part 2 Local Plans. Policy 12 (d) 
also says that Rushden Lakes will provide up to 32,511 square metres net 
retail sales area serving the growing communities in the southern area. This 
figure was from the original scheme approved by the SoS in June 2014. As 
referred to above this figure has already been significantly exceeded. 
 
We recognise that the proposed development would bring economic benefits 
to the area and create new jobs. The new link road could also improve 
accessibility to the site from Wellingborough and potentially reduce 
congestion around the Skew bridge roundabout. These benefits however 
have to be weighed against the potential impact on Wellingborough town 
centre and other town centres in Northamptonshire and neighbouring 
counties.  
 
Whilst other councils objected to the original scheme and have maintained 
objections to further additions, BCW in contrast has previously supported the 
creation of Rushden Lakes, as the retail offer was considered to be markedly 
different from that in Wellingborough and proposed to provide increased 
choice and accessibility to local residents. However there is now a shift 
towards smaller units that are in more direct competition to the town centre. In 
particular the proposed development is targeting local independent producers, 
which is a key objective to seek for the town centres.  
 



To date the retail impact assessments are only predicting potential impact on 
the town centres. There has been insufficient time to assess actual impact on 
the town centres and indeed much of the consented scheme remains 
unimplemented. It is therefore considered premature to grant additional retail 
units until all the consented development has commenced trading and trading 
patterns have bedded down, as set out in paragraph 5.34 of the JCS. 
Potential expansion of the site beyond the consented scheme is considered to 
be something which should be considered as part of the wider retail strategy 
for the whole of North Northamptonshire as part of the review of the JCS. This 
review can then be informed by monitoring information of the consented 
scheme. 
 
The predicted impact on Wellingborough town centre has risen from 12%, 
when the original scheme was approved by the SoS, to 17% as estimated by 
the applicant’s own assessment. Particularly given the nature of the retail 
units proposed, this is now considered to be a significantly adverse impact 
and accordingly the application should be refused as being contrary to policy 
12 of the JCS and the NPPF. 
 
The proposal is of a sub-regional scale, serving an extensive catchment area, 
and functions as a higher order retail destination.  It therefore has the 
potential to provide a stronger retail offer than any existing North 
Northamptonshire centre, competing commercially with Northampton, 
Bedford, Milton Keynes and Peterborough centres. 
 
North Northamptonshire has embraced the growth agenda, contributing to a 
substantial increase in housing delivery throughout the area. With weakened 
town centres, our towns will become dysfunctional, making investment less 
attractive to both developers and residents. 
 
In addition to our concerns about retail impact set out above, we have 
concerns about the landscape impact of the proposed road.  Policy 3 of the 
JCS states that development should be located and designed in a way that is 
sensitive to its landscape setting retaining and where possible enhancing the 
distinctive qualities of the landscape character area which it would affect.  
Previous responses from the North Northamptonshire Joint Planning and 
Delivery Unit and ‘Place Services’ (the JPDU) have highlighted concerns 
regarding the road and its impacts on local landscape. These concerns are 
shared as to whether the proposed development would meet the criteria of 
Policy 3. In particular, if further development is proposed in the future along 
the road this is likely to have a significant impact on views across the Nene 
Valley and the character of the local landscape. 
 
The Borough Council of Wellingborough raised the following objection to this 
scheme with East Northamptonshire Council: 
 
Whilst the council fully supports the approved scheme at Rushden Lakes, the 
council objects to the additional comparison floor space in the revised scheme 
on the basis that it is contrary to policy 12 of the JCS and chapter 7 of the 
NPPF.  



• In accordance with paragraph 5.34 of the JCS the approved scheme 
should be monitored before any further comparison floor space is 
agreed. This will enable the wider retail strategy for the whole of North 
Northants to be fully considered as part of the JCS review; 

• The scheme exceeds the floor space limit included in Policy 12(d) and 
will impact upon the ability of Wellingborough town centre to adapt and 
diversify to operate effectively alongside Rushden Lakes; 

• The scheme is likely to have a significant adverse impact on 
Wellingborough town centre. It is has therefore failed the impact test 
referred to in policy 12 (g) of the JCS and the NPPF paragraphs 89 and 
90. Where an application is likely to have a significant adverse impact it 
should be refused. 

  
Despite this objection, should East Northants Council in weighing the planning 
balance decide to approve the application, then appropriate mitigation should 
be put in place to reduce the impact on Wellingborough town centre. The 
details of this mitigation should be agreed with the Borough Council of 
Wellingborough. In addition the application should be subject to a ‘no poach 
condition’ and a restriction on the amount of ‘fashion floor space’. 
 
East Northants Council should also be satisfied that the detailed layout and 
design complies with policies, 3, 4 and 8 (a) (ii); 8 (b) (i) and 8 (b) (ii); and 
8 (d) (i) and 8(d)(ii) of the JCS. 
 
In summary, the Rushden Lakes proposal is wholly contrary to national retail 
policy contained within the National Planning Policy Framework and the 
adopted North Northamptonshire Joint Core Strategy. It is proposing an 
extension to an out-of-town retail development which is not in accordance with 
the development plan and would harm the vitality and viability of town centres 
throughout Northamptonshire.  The proposals are of a scale whereby it is felt 
the Secretary of State should exercise his call-in powers under section 77 of 
the Town and Country Planning Act 1990. The proposal is considered to 
conflict with national policy and may have a significant long term impact on 
economic growth across Northamptonshire. The proposal would have an 
effect beyond the boundaries of East Northamptonshire, and given the current 
proposals for a new unitary authority  in the area ENC ought not to be able to 
determine a retail application of this significance without due regard to its 
effect on the wider area. The site already has consent for a significant amount 
of retail, some of which remains unimplemented. This should be monitored 
before any further comparison floor space is agreed. This will enable the 
wider retail strategy for the whole of North Northamptonshire to be fully 
considered as part of the JCS review. 
 
We, the undersigned, have very strong concerns over the effect the extension 
to the Rushden Lakes proposal would have on the wider area’s town centres 
and are of the view that proposal should not be determined by the local 
planning authority and therefore request that the application be “called-in” for 
your consideration. 
 
Signatures 
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