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

 
 

1. Introduction 
 
1.1 Corby Borough Council is currently preparing the Site Allocations Development 
Plan Document as part of the Local Development Framework. This background 
paper provides details on additional investigative work that was carried out since the 
Preferred Options consultation of the Site Specific Proposals Development Plan 
Document in May 2006. The exercise will add to the evidence base used to frame 
options in the consultation associated with the Site Specific Allocations Development 
Plan Document. It is anticipated that this consultation will take place in August to 
September 2009.  
 
1.2 The vision and options of the Town Centre Area Action Plan Preferred Options 
document will now feed into the retail chapter of the Site Specific Allocations 
Development Plan Document rather than as a separate document. 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. This approach was well received through the preferred options 
consultation and respondents recognised Planning Policy Statement 6 ‘Planning for 
Town Centres’ (PPS6) as a basis for this review.  Consequently, further work was 
required to define the boundary of a PSA alongside re-defining the Primary and 
Secondary Shopping Frontages, all of which would need to take into account work 
since preferred options, current issues and previous consultations. 
 
 
 
2. Background 
 
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 define a PSA within Corby. 
 
2.2 Significant changes to the town centre are anticipated in the Regional Spatial 
Strategy for the East Midlands and the Milton Keynes South Midlands Sub Regional 
Strategy; “In order to revitalise Corby as a whole, the redevelopment and renewal of 
the town centre will be the priority”.  Figure 14 of the adopted North 
Northamptonshire Core Spatial Strategy also refers to a ‘substantially remodelled 
and expanded town centre’ for Corby in it’s town centres approach.  
 
 
2.3 In light of the above, the saved 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outdated.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.   
 
 
2.4 PPS6 encourages local authorities to define PSA, and to differentiate between 
primary and secondary shopping frontages. The statement supports the 
diversification of uses in town centres as a whole, and presents opportunities for 
Local Development Documents to create policies that make clear what uses will be 
permitted in each area.  
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3. Methodology  
 
3.1 It is critical when investigating and defining the PSA and frontage boundaries that 
a consistent and transparent approach is adopted.  A survey was undertaken of the 
town centre to ascertain the use class order of the existing and proposed units. This 
allowed the council to map and identify where the higher concentrations of A1 
(shops) can be found, signifying the core retail areas of the centre.   
 
3.2 A review of relevant planning guidance and applications allowed the most up to 
date data to be used when the survey was conducted in October 2008. Furthermore, 
the consideration of representations made during the Preferred Options consultation 
for Site Specific Proposals and Town Centre Area Action Plan has allowed public 
opinion to contribute to the development of this study.  
 
3.3 Annex A of PPS6 provides the following descriptions as a starting point for 
defining each of the boundaries; 
 
3.4 Primary Shopping Area: Defined area where retail development is concentrated 
(generally comprising the primary and those secondary frontages which are 
contiguous and closely related to the primary shopping frontage).  The extent of the 
primary shopping area should be defined on the proposals map. Smaller centres may 
not have areas of predominantly leisure, business and other main town centre uses 
adjacent to the primary shopping area, therefore the town centre may not extend 
beyond the primary shopping area.   
 
3.5 Primary frontage: Primary frontages are likely to include a high proportion of retail 
uses. 
3.6 Secondary frontage: Secondary frontages provide greater opportunities for a 
diversity of uses.  
 
3.7 Interested parties (including landowners and developers) will be invited to 
contribute and suggest where the boundaries should be drawn. The responses to this 
will be taken into account throughout the process. 
 
 
 
4. Primary Shopping Area 
 
4.1 The Town Centre Area Action Plan preferred options document stated that when 
defined, the PSA would be based upon the existing Corporation Street and phased 
redevelopment to the south and east. The preferred options consultation received 
one representation from the Town Centre developers Land Securities regarding the 
boundary of the PSA. Land Securities requested that the boundary should be 
extended to include the proposed retail (termed as ‘phase 4’ in the preferred options 
document) at the North-Eastern gateway and the leisure hub. Therefore the PSA 
would be defined as the land bounded by George Street, Alexandra Road, Elizabeth 
Street and Westcott Way. 
 
4.2 It was recognised that whilst currently some of this proposed PSA does not 
include retail uses, this approach is consistent with the remits of PPS6.  Paragraph 
2.6 of PPS6 advices that extensions of PSA should be carefully integrated with the 
existing (or in this case proposed) centre both in terms of design and allow for easy 
access on foot.  The preferred options representation stated that these areas will be 
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within easy access and carefully integrated into the vicinity. Given the aspirations for 
retail development in these areas, this approach has been taken forward for the 
purposes of this document. 
 
 
4.3  Figure 1: Revised Primary Shopping Area 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Other Options Considered 
4.4 Retention of the existing ‘Primary Shopping Core Area’ as identified in the 1997 
Local Plan was another option for consideration. This option was not pursued further 
as the completed ‘Willow Place’ and proposed retail development of the Town Centre 
falls outside of the existing Primary Shopping Core Area, and into the existing 
Secondary Shopping Area. Therefore the existing designation would be inaccurate 
and retention not a viable option.  
 
 
 
5. Primary and Secondary Shopping Frontages  
 
5.1 To ascertain where the boundaries for each of the primary and secondary 
frontages should be drawn, a plan of the town centre was created showing the use 
class order of the existing and proposed units. This demonstrated the percentage of 
retail uses across the town centre, and identified where the higher concentrations of 
A1 (shops) can be found.  
 
5.2 This process provided preliminary indications to where the boundaries can be 
drawn. Higher proportions of retail uses will be identifiable (suggesting a primary 
shopping frontage) compared to the areas with a higher diversity of uses (signifying a 
potential secondary shopping frontage).  
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Results: 
5.3 Figure 2: Current Use Class Order as of October 2008 
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5.4 Figure 3: Proposed Use Class Order  
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Base Plan Source: Evolution Corby Proposals –Land Securities 2008 
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6.  Defining the Primary and Secondary Shopping Frontages 
 
A) Primary 
6.1 Within Willow Place, the presence of popular retail outlets suggests that the 
newly created shopping ‘street’ is an important retail area. It is proposed that this 
street will expand through the ‘Evolution Corby’ (Phase 2) town centre 
redevelopment scheme, as indicated on figure 3 above. 
 
6.2 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. The Design and Access Statement associated with the approved 
planning application for phase 2 of the town centre confirms that retail (A1-A5) will be 
the land use on the ground floor of these units (page 37). Although phase 2 of the 
town centre re-development has not been competed, the approval of the planning 
application highlights a commitment to delivering this retail provision and therefore it 
is felt that this displays the current situation of the town centre. Following the 
guidelines set in Annex A of PPS6, this area therefore lends itself towards 
designation as a primary frontage due to the higher proportion of proposed retail 
uses.   
 
6.3 Both figures 2 and 3 indicate that there are still a large proportion of A1 uses 
clustered together towards the centre of Corporation Street. It will be important to 
retain an element of retail focus in the original town centre in order to keep a balance 
across the entire PSA. This is particularly important in light of the ‘Corby Walk’ 
proposals linking the train station, through Corporation Street, to the Civic Hub.  
 
6.4 Spencer Court and Queen’s Square relate well to both Corporation Street and 
Willow Place. They are beginning to establish themselves as the main link between 
the original and developed areas of the PSA. Both Spencer Court and Queen’s 
Square would benefit from retaining a high proportion of retail use in order to 
establish connectivity between the two main shopping areas, and therefore 
preventing segregation. 
 
6.5 Based on the changing dynamic of the town centre, the following primary 
frontages could be newly designated/re-designated from those of the 1997 Local 
Plan.  
  
6.6 Figure 4: Proposed Primary Frontages: indicated in black 
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B) Secondary 
6.7 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.  
 
 
Other Options Considered 
 
1) Defining secondary shopping frontages 
6.8 Both the existing and proposed allocations displayed in figures 2 and 3 have 
shown a clear distinction between the areas of high A1 uses, to those with a mix of 
non retail. These areas of mixed uses can be identified as the two blocks fronting 
both Corporation Street and George Street, and the blocks fronting onto New Post 
Office Square.  PPS6 states that secondary frontages provide greater opportunities 
for a diversity of uses 
 
6.9 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 
6.10 Consideration was made to redefining the primary and secondary frontages 
inline with the current use class order of the town centre (figure 2) and not taking into 
consideration the proposed units. As the 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 and reflect the town centre before phase two was considered.  
 
3) No frontage designations 
 
6.11. 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.  
 
 
7. Consultation 
7.1 An informal consultation was undertaken on this 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 in option 2 of ‘other options considered’ with the reasoning for not taking this 
option forward. Other consultees supported the approach outlined in the background 
paper.  
 


