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Local Plan Committee 15th April 2009
 

Local Development Framework: Retail Background Paper 
Redefining the Primary Shopping Area and shopping frontage designations 

 
SYNOPSIS 

To inform Members of the Retail Background Paper and request Members endorse this 
paper to form  part of the Local Development Framework evidence base, and allow it to be 
used as a basis for Development Control decisions 

 

1. Relevant Background Details 
1.1 The Site Specific Allocations Development Plan Document will outline policies in 

relation to employment, housing, the villages and rural areas, open spaces, community 
facilities as well as for the town centre and retail. Work is currently ongoing to prepare 
an options paper for consultation which is anticipated for August/September 2009.  

1.2 The appended retail background paper provides information on additional work 
undertaken since the Preferred Options consultation of the Site Specific Proposals 
Development Plan Document in May 2006. It is proposed that the exercise will add to 
the evidence base used to frame options in the consultation document.  

1.3 The Town Centre Area Action Plan preferred options document (2006) identified the 
need to define a primary shopping area (PSA) within Corby, and to reclassify the 
primary and secondary frontages. Consequently, further work was required to define 
the boundary of a PSA and to re-define the Shopping Frontages. 

2. Report 
2.1 Saved Local Plan (1997) policies P3(S) and P4(S) set out the primary and secondary 

shopping frontages within the Corby town centre boundary. The Local Plan did not 
originally define a PSA within Corby. 

2.2 It is becoming more evident that the Local Plan policies are growing increasingly 
outdated. This presents a need to review the existing frontage locations to inform the 
Local Development Framework, and to create new boundaries that reflect the current 
and future situation. Planning Policy Statement 6 ‘Planning for Town Centres’ (PPS6) 
encourages local authorities to define a PSA, and to differentiate between the primary 
and secondary shopping frontages. 

2.3 A survey was undertaken of the town centre in October 2008 to ascertain the use class 
order of the existing and proposed units. This enabled two plans of the Town Centre to 
be created which identified the higher concentrations of A1 (shops), signifying the core 
retail areas of the centre (see figures 2 and 3 of the attached background paper). 

 Primary Shopping Area 
2.4 PPS6 states that a PSA is a defined area on the proposals map where retail 

development is concentrated. It was suggested by Land Securities through the 
preferred options consultation that the PSA boundary should be defined as the land 
bounded by George Street, Alexandra Road, Elizabeth Street and Westcott Way. The 
proposed PSA outlined in figure 1 reflects this suggestion. It is recognised that whilst 
currently some of this proposed PSA does not include retail uses, this approach is 
consistent with the remits of PPS6 given the aspirations for retail development within 
this boundary 
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 Primary and Secondary Shopping Frontages 
2.5 PPS6 states that Primary Shopping Frontages are likely to include a high proportion of 

retail uses.  Figures 2 and 3 of the background paper demonstrate where the higher 
proportions of retail uses are found the town centre, suggesting potential primary 
shopping areas. It is evident from the proposed use class allocations shown in figure 3 
that the future will see a higher proportion of A1 uses towards the Westcott Way 
boundary of the proposed PSA. In line with the PPS6 definition, this area therefore 
lends itself towards designation as a primary frontage due to the higher proportion of 
proposed retail uses.   

2.6 Figure 4 of background paper shows the proposed primary shopping frontage. Both 
figures 2 and 3 of the paper indicate that there are still a large proportion of A1 uses 
towards the centre of Corporation Street. It is important to retain an element of retail 
focus in the original town centre in order to keep a balance across the entire PSA. In 
addition, Spencer Court and Queen’s Square relate well to both Corporation Street and 
Willow Place and are beginning to establish themselves as the main link between the 
original and developed areas of the PSA. Retaining a retail focus in both of these areas 
will be important, and therefore warrant their inclusion within the proposed primary 
shopping frontages.  

2.7 Due to the proposed allocation of a PSA within the town centre it is felt that the 
inclusion of secondary shopping frontages is unnecessary. The PSA encourages a 
concentration of retail uses but allows for the diversity and mix of uses, which is the 
same flexibility that designating secondary frontages would bring. Therefore it is 
recommended to only identify primary shopping frontages within the PSA.  

3. Other Options Considered 
 1) Defining secondary shopping frontages 
3.1 The designation of Secondary shopping frontages was explored in line with the town 

centre surveys shown in figures 2 and 3 of the paper. This option was not taken 
forward as the PSA designation allows for a variety of uses within the town centre. 
Furthermore the primary shopping frontages ensure that a high proportion of retail uses 
will remain at the key units across the town centre. 

2) Defining primary and secondary shopping frontages inline with the current 
use class order 

3.2 Consideration was made to redefining the primary and secondary frontages according 
to the current use class order of the town centre (figure 2) and not taking into 
consideration extant permissions. As the Corby Evolution (Phase 2) application has 
been approved and this clearly states the commitment to providing retail (A1-A5) on the 
ground floor of these new units, it was felt ignoring these units would not show the 
current situation of the town centre or reflect the ambitions of the Council to regenerate 
the town centre.  

 3) No frontage designations 
3.3 Consideration was made towards not identifying any primary or secondary frontages 

within the town centre. This approach was not taken forwards due to the importance of 
frontage designations in maintaining the attractiveness as a shopping destination, as a 
concentration of retail facilities contributes strongly to the vitality and viability of a 
centre.  

4. Consultation 
4.1 An informal consultation was undertaken on the appended background paper internally 

with principal planning officers and externally with Land Securities and Corby Business 
Group. Land Securities felt that the preferred approach for primary shopping frontages 
should have been one that reflects the current situation of the town centre on the 
ground. As a result of the consultation, this option was considered and is now outlined 
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in option 2 of ‘other options considered’ within the background paper. Other consultees 
supported the approach outlined in the background paper.  

5. Issues to be taken into account:- 
Policy Priorities 
The adoption of the Corby LDF and constituent Local Development Documents is and will remain 
a Corby Borough Council priority. This background paper is essential baseline work for that 
purpose. 

Financial 
None directly from this report 

Legal 
The retail background paper has been produced to contribute to a robust evidence base for the 
LDF that must undergo public examination in the future. 

Performance Information/ Best Value/ Human Rights/ Equalities/ Sustainability/ 
Community Safety 
None directly related to this report but all are key considerations during the LDF preparation 
process. 

6. Conclusion 
6.1 The October 2008 survey of the town centre has informed the creation of a new 

proposed PSA and redefined primary shopping frontages designation. Subject to 
Members approval, these designations will be taken forward to inform the Spatial 
Options consultation.  

7. Recommendation 
That Members endorse the Retail Background Paper to inform the Spatial Options 
consultation, and approve the paper to be used as a basis for Development Control 
decisions.  

 Appendices 
Retail Background Paper: Redefining the Primary Shopping Area and shopping frontage 
designations 

 External Consultations 
Land Securities and Corby Business Group 

 Officer to Contact 
Lisa Clements - Planning Officer 
lisa.clements@corby.gov.uk 
 


