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Local Plan Committee 20th August 2008
 

Proposed changes to Planning Policy Statement 6: Planning for Town 
Centres 

 
Synopsis 

This report is to inform Members of the current Communities and Local Government 
consultation regarding the proposed changes to Planning Policy Statement 6: Planning for 
Town Centres 

1. Relevant Background Details 
1.1   Planning Policy Statement 6 (PPS6) published in 2005, sets out the Government's policy 

on planning for the future of town centres. This consultation on the proposed revisions to 
PPS6 follows the commitment in the Planning White Paper 'Planning for a Sustainable 
Future' to review the current PPS6 approach regarding assessing the impact of proposals 
outside town centres.  

1.2  The consultation document has been prepared following the Competition Commission’s 
investigation into the UK’s grocery market. The Competition Commission’s report 
suggested the introduction of a ‘competition test’ for the planning system (see Appendix 
1); however this is not contained within the current proposed changes to PPS6. The 
Government is expected shortly to outline its stance on the ‘competition’ test in its formal 
response to the Competition Commission’s report. Therefore, the current proposed 
changes to PPS6 could represent the first of a set of consultation documents in respect of 
revisions to national retail policy.  

1.3  The current consultation period on the proposed changes to PPS6 extends until 3rd 
October 2008. A second consultation on the competition test is anticipated to run 
alongside, details of which are yet to be released.  

2. Report 
2.1    The proposed changes introduce two clear objectives: 

• To support current and proposed town centre investment; and 
• To ensure that planning promotes competition and improves consumer choice 

and does not unduly or disproportionately constrain the market. 
 

2.2 The document still promotes a focus on the ‘town centre first’ approach, although the 
proposals place more emphasis on sustainable economic growth, consumer choice and 
diversity. In relation to the ‘centre first’ approach, the sequential test is retained requiring 
the most central sites to be developed first, however there is recognition that edge-of-
centre proposals, where there is good links to existing centres, could be favourably 
considered by local authorities. 

 
2.3   In the assessment of planning applications, two changes are noteworthy. First, the 

removal of the ‘need test’ in respect to edge-of-centre and out-of-centre locations 
developments that fail to accord with an up to date development plan document. 
Secondly, a new approach to assessing ‘impact’ for proposals outside town centres. 
Under this impact test, councils will be required to examine more factors including retail 
diversity, consumer spending, loss of trade, impact on town centre investment and scope 
for regeneration and job creation to ensure that central areas are protected against 
harmful schemes. 
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2.4   Under these impact assessments there will be significant scope for debate in considering 

whether the positive benefits of proposals out-weigh negative. In particular the impact that 
development proposals have on the development plan/ town centre strategies may be 
disputed by applicants and local authorities. It is conceivable that out of centre proposals 
could still be successful, even where there is no identified need and a negative impact on 
a town centre, provided the applicant can demonstrate significant other benefits. Some 
applicants/developers will welcome this more balanced approach, because more weight 
appears to be given to regeneration benefits, job creation, customer choice, diversity and 
the use of previously developed land. Local authorities with an up to date and flexible 
strategy for their town centres, which actively plans for growth, will be best placed to 
consider whether the benefits of a proposal are likely to out-weigh negative impacts. 

 
2.5   If a local authority’s development plans promote growth and allocate sites, then the impact 

of these allocations will need to be assessed. There will be a need for greater analysis 
and research in the preparation of development plans because the allocation of sites, 
even in town centres, will need to be subject to the assessment of potential impacts. 
Evidence based reports and the evaluation of options may need to include more detailed 
impact analysis.  

 
2.6  At present the importance of market information and economic data is the only new 

guidance on how impact can be assessed, but the type of information required is not 
highlighted. There are no full details on the proposed impact assessment; Government 
has confirmed this will be issued in separate guidance. 

 
2.7   Summary of the key points 

• Applicants are no longer required to demonstrate the need for retail and other town 
centre uses. 

• Qualitative issues and other material considerations raised by proposals are given 
more weight and the need to balance positive and negative impacts is more explicit. 

• The sequential approach is largely unchanged, but the expansion of town centres 
(edge-of-centre developments) is encouraged. 

• The new impact assessment framework introduces new criteria on consumer choice 
and diversity, design quality, impact on out of centre allocations, job creation, 
economic and physical regeneration. More Government guidance on impact 
assessments is to follow. 

• How development proposals relate to the development plan and their potential 
impact on the strategy for town centres are likely to be key areas debated by 
applicants and local authorities. 

• Local authorities are still required to prepare need assessments during the 
development plan process and should assess the impact of any proposed 
allocations. In addition, development plan strategies will need to be flexible. 

• The need for new centres to serve eco-towns and other identified growth areas is 
highlighted, but controls on new and expanded regional shopping centres remain 
unchanged. 

• Market information and economic data will be important background evidence for 
development plans and planning applications. 

 

3. Issues to be taken into account:- 
 Policy Priorities 

The proposals will potentially affect the creation and evidence base of Corby Development Plan 
Documents. The Council is working towards the adoption of the North Northamptonshire Local 
Development Framework of which the Corby Local Development Documents form a major part. 

 Financial 
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None directly related to this report 

Legal 
None directly related to this report 

Performance Information/Best Value 
None directly from this report 

 Human Rights, Community Safety, Sustainability, Equalities 
These are basic requirements in a sustainable community. The Local Development Framework 
sees these as essential elements of any strategy. 

4. Conclusion 
Overall the proposed changes to retail policy could potentially open up opportunities, especially 
for edge of centre developments, where they can be shown to assist the viability and vitality of 
towns. Uncertainty over the competition test and proposed impact assessment leaves the 
document lacking essential detail on the full implications of the government's revised retail 
planning policy. Further revisions and consultations on this matter are expected. 

5. Recommendation 

 That Members note the proposed changes to PPS6.  

 Background Papers 
www.communities.gov.uk/pps6consultation 

Officer to Contact 
Lisa Clements 
Local Plans 
01536 464205 
lisa.clements@corby.gov.uk 

 

 

   

 
 

 

 

 


