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Introduction
Background

In drawing up Local Plans, the National Planning Policy Framework (NPPF) requires local
planning authorities to define a network and hierarchy of centres that are resilient to
anticipated future economic changes. T2@L6North NorthamptonshireJoint CoreStrategy

OW/ {0 aSta 2dzi I &GN)FGS3IAO NBGFAT KASNI NOKe@

top of the retail hierarchy for the Borough and sets out a strategy for future enhancement of
this role.

An important issue for the Part 2 Plan for Bprto address is a review of retail centres
operating (or proposed) below Cofyda  Yowk Yentre to determine which should be
afforded status il 2 NJhier&cehyof centres

Objectives

This report identifies 2 Nb @ Q& O dzNIMs&dycéntres dutgide of_hePmaldTown
Centre (which is being looked at through a separate review obdasndary, primary
shopping area and frontages). Previous wokkiqust 2009 on the Local Plan identified a
network of 24 centres functioningt or below the strategic retail hierarchy. This ranged from
small groups of shops with less than four units to larger groughops with over thirtyfive
individual units that provide for local shopping needs across the Borouhis. report
provides a update of the 2009 assessmdmyt proposing aew classification for eacbentre
(i.e. district, localor neighbourhoodcentre or out of centre) where appropriateby noting
the rangeand typeof facilities availableas well acommenting orthe general condition of
each centrelt alsoproposes a methodology fddentifying the boundaries of each centre
and for identifying the primary shopping are@SA)and primary and secondaryetail
frontageswithin the definedcentresas identified through the initial assessment.

This assessment builds omigting research and evidence, includsite specific proposals
preferred options May 200§ and the LDF Assessment of Retail Hierarchy (August 2009),
along wth consultation with the public and stakeh@ds over the last few years.

This updated retail hierarchy and network assessment provides part of the evidence base to
inform the consultation on the issues and optia@ument which is the first formal stage in

the production of the Part 2 Local Plan for Corby. At this stagerdultation Corby Borough
Council isseeking views as to what the Local Plan should contain in accordance with
Regulation 18 of the Town andothtry Planning (Local Planning) (England) Regulations
2012.


http://www.corby.gov.uk/sites/corby.gov.uk/files/LDF%20Background%20Paper-%20Assessment%20of%20Retail%20Hierarchy%20%28July%202009%29.pdf
http://fs-fileshare-eu.s3.amazonaws.com/corby/imported/EnvironmentAndPlanning/Planning/Documents/2006.04.28.Final%20version%20to%20Client%201.pdf
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2.2
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2.5

2.6

Policy Context
National Planning Policy FramewoNRPIF

The National Rnning Policy Frameworwas published irMarch 2012 This set out the

D2@SNYYSyGQa LI I yy iithEs underiyingBem® seingdd NJ LIS R {dEYVLRI A 2

in favour of sustainablR S @St 2 LBy plghimeking, it is stated that local planning
authorities should positiveleek opportunities to meet the development needs of their
area, with an emphasis on Local Plaasing sufficient flexibility to adapt to rapid change.

Ly GSN¥Ya 2F S02y2YAO0 RS@GSt2LISyidz AG Aa asi

planningshould proactively drive and support economic development to deliver the homes,
business andhdustrial units, infrastructure and thriving local places that the country needs.
It is emphasised thatvery effort should be made to objectively identify ané&thmeet the
business and othedevelopment needs of an area, with positive responses made to wider
opportunities for growth.

The NPPF sets otite principles of retail and town centre developmamderW9 y & dzZNA y 3 { K

GAGFEAGE 2F G20y OQYYVIMNRIZGAD (tKISNI WEINZ dyK Sy G NB
recognises centres as being at the heart of communities.

The NPPFemphasises a sequential approach to site selecti@yuiring local planning
authorities to identify a range of suitable sites to meet theale and type of retailajong

with leisure, commercial, office, tourism, cultural, community and residendaVelopment
needed in town centres. Where town centre sites are not available, then appropriate edge
of centre sites should be identified fanain town centre uses (paragraph 24inally out of
centre sites shouldnly be consideredf preferable, sequential sites are not available.

The NPPF also requires local planning authorities to:

1 Define a network and hierarchy of centres that are restl to anticipated future
changes;

1 Define the extent of town centres and the primary shopping centre, based on a clear
definition of primary and secondary frontages in designated centres, and set policies
that make clear which uses will be permitted irceuocations;

1 Set policies for the consideration of proposals for main town centre uses which
cannot be accommodated in or adjacent to the main town centre;

1 Recognise that residential development can play an important role in ensuring
vitality and viabiliy of centres and set out policies to encourage residential
development on appropriate sites; and

1 In identifying where town centieare in decline, local planning authorities should
plan positively for their future to encourage economic activity.

The NPPFs clear on how to apply planning procedutesW I Ay (2¢6y OSyi{iNBQ
throughi KS WaSljdzSydAlf | LIINBIFOKQ 66KSNBE G(KS&S
town centre uses that are not in an existing centre and not in accordance with an upeto dat
LocalPlan)l Y R WA Y LJ- O (i (wherk @r6pasaly Se/rivtéirDexisting centres and are

over a size thresho)d

|
N


https://www.gov.uk/government/publications/national-planning-policy-framework--2

2.7 The NPPF states that local authorities should require an impact assessment if the
development is over a proportionate, locally seteshold. If there is no locally set threshold
then the threshold is 2,500 square metres (paragraph 26).

National Planmg Practice Guidance (NPPG

2.8 The National Planning Practice Guidance (NPPG) website was published as practice guidance
in support of he NPPF iMarch 2014

2.9 The guidance largely replicates the supplementary information previously found in the
Wt £ yyAy3a F2NJ G2y OSY(iUNB>X LINY OGAOS 3AdzARIyOS
which accompanied the now superceded Planning Policy Statement 4: Planning for
Qustainable Economic Growth. This has been centred around 4 key topic areas:

I What does the National Planning Practice Guidance say about planning for town
centres?

1 Why should a town centre strategy be developepd?

1 What is the sequential testand

1 What isthe impact tes?

2.10 The guidance requires a town centre strategy to be articulated through the Local Plan,
setting outan appropriate retail hierarchy for the area, whilst auditing centres on their
vitality and viability to accommodate retail need.

2.11 The roleof tourism is also recognised as a key driver in healthy and viable centres and the
guidance requires local planning authorities to articulateision for tourism in their Local
Plan, including identifying optimal locations for future growth.

2.12 Theguidance suggests the following indicators and their changes over time are relevant in
assessing the health of town centres:

91 Diversity of uses;

1 Retailer representations and intensions;

1 Retail rankings;

1 Proportion ofvacantstreet levelproperty;

1 Retailrents;

1 Commercial yields;

9 Land values;

1 Pedestrian flows;

1 Accessibility;

1 Perceptions of safety and crime;

1 Environmental quality;

1 Potential capacity for growth;

T /2yadzySNBEQ OASga O0SEA&AGAYIOT | yR
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2.13 The guidance suggests impraonents to the public realm, transport (including parking) and
accessibility as well as other measures promoted through partnersiépn also play
important roles in town centre regeneration.


http://planningguidance.communities.gov.uk/

2.14 The town centre strategy should identify relevant sites, actiansl timescales, and be
articulated clearly in the Local Plan, where it can be considered by local people and
investors. It should be regularly reviewed, assessing the changing role and function of
different parts of the town centre over time.

The Portas REA S 6 o W!y LYyRSLISYRSYy(d wSOASs Athéd2 GKS
D2OSNYyYSyuQa wSalLk2yas

2.15 The Portas Review was publishedieacember2011 It is an independent review undertaken
byal NB t2NIta Aydz2 GKS adrdisS 2F . NRGFAYyQaA
considers whyetail spending on the high street is falling antly there has been a decline
2F . NR G Ay QaalsKlaoBsKat tBelbdidBfifs théat can yd&brought about through
their protection. Portas puts forward 28 recommendations which include actions that

Government,local authorities,businesses andther organisations should take in order to
create diverse, sustaifée high streets where retailersan thrive.

2.16 The Government published a response to the Portas Revidaich 2012 The response
acknowledges that in response to the challenges fatigg high street, including out of
centre retail development and online retailing, the high street will have to offer something
new anddifferent in order to create a diversend competitive environment. In its response,
the Government accepts a number of recommendations put forward in the Portas Review,
including:the implementation of Town Teams (described as visionary, strategic and strong
operational management teams foriph streets); the provision of funding for pilot areas
who are judged tchave the best ideas for improving their town centres and high streets;
investing in Businedmprovement Districts; and support for a new National Market Day. The
D2 @S NY Y Sy (e Seiks Bricdulgk &@reas to think creatively about how their town
centres can be enhanced mrder to entice people back, including improvements which
could be secured through the redesighhigh streets, and the promotion of the evening and
night timeeconomy.

Housing and Economic Development Needs Assessment Planning Practice Guidance

2.17 The Government has issued further Practice Guidaheeprovide specific instruction in
respect ofthe undertaking of needs assessments (including those fonrnaivn centre
uses). Paragrapl32 of the Practice Guidance states that plan makers should consider
forecasts of quantitative andualitative need based on a range of data which is current and
robust. Local planning authoritiesill need to take account dsusiness cycles and make use
of forecasts and surveys to assessployment land requirements.

Relaxation of Permitted Development Rights

2.18 At a national level, recent changes to the Town and Country Planning (General Permitted
Development) Order 1995ave sought to support the diversification and vitality of town
centres.The changes follow the Portas Report recommendation to make it easier to change
surplus space inrder to provide for the effective reise of buildings.

219 The Town and Country Plang (General Permitted Development) (Amendment) (England)
Order2013 came into foce on 30 Mary 2013. It providetbr a period of three years, for the

! http://planningguidance.communities.gov.uk/blog/guidance/housiagd-economiedevelopmentneeds
assessments/?print=truaccessed 18 May 2016



https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6292/2081646.pdf
https://www.gov.uk/government/publications/high-streets-at-the-heart-of-our-communities-government-response-to-the-mary-portas-review
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/?print=true
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/?print=true

change ofuse of Usefrom Class B1 offices to residential without the need for planning
permission. Th®rder alsgrovidedfor the temporary change of use (for up to two years) of
uses falling within Use Classkk, A2, A3, A4, A5, B1, D1 and D2 to uses falling within Classes
Al, A2, A3 and B1, subject to thee relating to no more than 150 sq m fdorspace and
subject to the temporary provision nopreviously being redid upon. The Order also
providedfor an increase in the permittedevelopment threshold in respect of extensions to
shops, catering, professional or financial serviestablishmens to provide for an additional

50% gross floorspace or 200 sq m (whichever isawver).

2.20 From 6 April 2014, grmitted development rights werdurther extended to provide for
certain additional changes of use without the need for planning permissiéve changes
came into forceunder the Town and Country Planning (General Permitted Development)
(Amendment andConsequential Provisions) (England) Order 2014 and eekift the
introduction of two newclassifications that affect commercial premises.

2.21 The first provides for the change of use of premises and land from Use Class Al to use as a
WRSLIZaAl G 1SNR o0STFSOUA@GSte O2YLINRaAy3d ol y
societies).The second provides for the change of use from Use Claskeand A2 to
residential. There areertain restrictions as to where and when the rights can be exercised.

The intended consequenad such measures is to secure the redevelopment and reuse of
premises. However, it is considerd¢dat the relaxation inrespect of changes of use to
residential are more likely to encourage-uee of offices in larger metropolitan areas
(particularly in London and the south east) which may beriiedih a greater supply of office
buildings and where previously there may hadween somereluctance to grant planning
permission for residential uses.

2.22 A further amendment to permitted rights has occurred as a result of the Town and Country
Planning (General Permitted Development) (England) Order 2015, which acts to consolidate
the Town and Country Planning (General Permitted Development) Order 1995 and its many
amendments.

2.23 The additional permitted development rights of particular relevance to retail and town
centrematters include:

1 A permitted change from amusement arcada&ino use (sui generis) to residential
use (Clas€3);

1 Apermitted change from retail (Class Al) to financial services (Class A2);

1 A permitted change from retail/financial services (Class A1/A2) to food and drink
(Class A3);

1 Apermitted change from retaifinancial services (Class A1/A2), betting offices, pay
day loanshops and casinos to assembly and leisure uses (Class D2);

i Extension of the temporary permitted development rights introduced in May 2013
for extensions to shops, offices, industrial and warebte buildings to support
business expansicend the economy so they apply permanentyd

1 The erection of click and collect facilities within the curtilage of an existing retail
shop; andmodifications to the size of an existing retail shop loading bay.
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North Northamptonshire Core Spatial Strategy (CSS)

The North Northamptonshire Core Spatial Strategy (CSS) was produced by the North
Northamptonshire Joint Planning Unit and was adopte@008 It setout the overall plan

for the whole of North Northamptonshitevhich includesCorby along wittKettering East
Northamptonshireand Wellingboroughfor the period up t02021. All other Development
Plandocuments were required tbe in conformity with the Core Spatial Strategy.

Policy 12 sebut the distribution of retail development in North Northamptonshire:
G¢KS G26y OSyidiNBa 2F YSiiSwWkbeIskengthehdtlb& | YR
regenerated as the focus of sustainable communities in North Northamptonshire. For the
period 2004 to 2021 development plan documents will make provision, in addition to
existing commitments, for a minimum net increase in comparswpping floor space of:

9 Kettering 20,500 sg.m

9 Corby 15,500 sq./rand

1 Wellingborough 15,500 sg.m

..Where retail development, for which there is an identified need, cannot be
accommodated withirthe defined town centre areas, a sequential approachbelfollowed
with preference first to weltonnectededge of towncentre locations followed by district
and local centres including those in thastainable urban extensions, and then existing retail
areas that are well served by a choicaradans of transprt.

The scale of retail development should be appropriate to the role and function of the centre
where it is to be located. Accordingly, proposals for major retail development and their
phasing will beassessed to ensure that they do not have an advangact on the long term
vitality and viabilityof other town centres or the ability of North Northamptonshire to retain
SELISYRA G dzNB d¢

The North Northamptonshire Core Spatial Strategy was seded by the North
Northamptonshire Joint Core StrategyJinly 2016.

North Northamptonshire Joint Core StratddZS)

The North Northamptonshire Joint Planning Unas responsible fopreparing a new plan

for the period to 2031, namelyhe North Northamptashire Joint Core Strategf¥he FRan

forms Part 1of the Local Plan for the foudorth Northamptonshie CouncilsCorby, East
Northamptonshire Kettering and Wellingborouglrhe Hearing sessions which weat of

the overall examination into the soundness of the JCS commenced on 17 November 2015
and the Planwas thensubject to afinal Main Modifications consultation in February 2016
TheJCSvasadoptedon 14 Jul2016.

The JCS outlines the strategic vision for Ndftiithamptonshire includingmaking provision

for a minimumof 35,000 homes and1,100 jobs along withthe necessary supporting
infrastructure. The JCS sets out policies to guide this development, including focussing on
how theplaces in North Northamptonshire can be changed for the better.

TheJCE R2LJ1a | Wi2gy tiad&yraadkiSo tHerdd@apfentiofngwdz&iaf,
leisure and cultural facilities in North Northamptonshire. The JCS also allows for the
provision of district/local centres of an appropriate scale within ngustainable urban


http://www.nnjpu.org.uk/docs/Adopted%20CSS%20Final%20Proof.pdf

extensions $UEsWwhich shouldnclude convenience shops and community facilities such as
medical centres. Other shops or facilities serving a wider area should instead be located in
the main town centre.

2.30 The amount of growth proposed is less than in previous plans and mose afeelopment
sites already haveplanning permissionThis includes theSUE, including around 4,0
homesat West Corbyand a number of strategic employment sit€olicy 11 sets out the
network of urban and rural areas in North Northamptonshire. Corlfettering,
2 StfAYIo2NRPdzAK YR wdzAKRSY NS ARSYUGUAFASR | &
infrastructure investment and higher order facilities to support major employment, housing,
retail and leisure developmen®olicy 12 relates to town centresd town centre uses and
statesthat the vitality and viability of the town centres in North Northamptonshire will be
supported by:

Gro {SOdz2NAY3a YR YIAYGlrAyAy3a | GAONY yi YAE
facilities andsupporting the provi®n of additional residential uses on appropriate sites
including the reuse ofvacant space above shops. Part 2 Local Plahg&entify the extent

of the town centres, sites teacommodate town centre uses, anatimary shoppingareas.

Within primary shpping aeas proposals for change of use or redevelopment will be
permitted if the proposal adds to thattractiveness of the centre and does not lead to the
predominance of Al retail use being criticallydermined,;

b) Enhancing the public realm and impiry access to the town centres for pedestrians,
cyclistsand public transport users and supporting proposals to provide convenient, safe and
secure caparking;

c) Maintaining and regenerating Kettering and Corby town centres as the focus of higher
order facilities and retail investment serving growing communities in the north. This will
include aminimum increase of 12,500 sg.m net comparison shopping floorspace in each of
Corby andKettering town centres by 2031;

d) Adapting and diversifying Wellingbogiu and Rushden town centres to operate
successfullplongside the permitted out of centre retail and leisure development at Rushden
Lakes, which willprovide up to 28,209 sg.m net retail sales area serving growing
communities in the southern area;

e) Suppating the provision of a mediumized foodstore to serve the Desborough/Rothwell
areaand an additional 4,100 sg.m of convenience goods floorspace in the southern area by
2031;

f) Supporting development dbwn centre uses in the town centres of the MarkBbwns
where this is of a scale and nature consistent with the character of the settlement and the
role of MarketTowns in providing mainly convenience shopping and local services. Part 2
Local Plans andtlleighbourhood Plans mayddtify additional developrant opportunities
where these do notindermine the focus of retail development at the town centres of the
Growth Towns; and

g) Applying the sequential and impact tests set out in the NPPF to the assessment of retall
development and other town centre usesat are proposed outside the defined town centre
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2.32

2.33

2.34

2.35

areas(other than small scale rural development and the creation of local centres to meet
thedaytoday SSRa 2F NBaARSyda Ay GKS {! 9a0 d¢

The explanatory text to Policy 12 comments ththe identified minimum floorspace
requirement for Kettering and Corby gividse townsan equal share of the capacity forecast

to arise from population growth in the northern area over the period to 2031. This reflects
the fact that Kettering is currently the largest adtcentre but that Corby is accommodating

a greater share of planned population growth. These objectively assessed requirements will
be met within the town centres through the implementation of ti@orby Town Centre
Masterplanand the adopted Kettering Twn Centre Area Action Plan, or any subsequent
plans prepared by théocal planning authorities. These requirements are forecast to arise
after 2021 but proposals for earlier development or development in excess of the minimum
requirements will be supporteih the town centres where this will allow them to strengthen
their position relative to other retail centres.

The JCS supporting text goes on to note that retail investment alone will not be sufficient to
sustain and regenerate the town centres. Part.ocal Plans will identify the extent of the
town centres and, within them, the primary shopping areas where retention of retail uses is
most important. They will set out policies and proposals to accommodate new uses including
additional housing, and tareate the conditions in which businesses can prosper. This
includes the identification of development sites, an enhanced public realm, improved access
and adequate car parking. Alongside these planning initiatives the partner Councils will work
with locd communities and businesses to take forward Government initiatives to support
town centres.

Saved Local Plan

The 1997 Corby Local Plastated that new retail developments should support the
objectives of sustaining and enhancing existing shopping centres in the Borough and should
be in accord with the strategy for retail developmesdt out in the Ran and its poligs

Where planning applications come forward outside th&mework, the key considerations
would be:

1 Likely harm to the strategy;

1 Lkely impact of the development on the vitality and viability of the town centre and
other shopping centres in the Borough;

9 Accessibility by a choice of means of transpartd

1 Lkely effect on overall travel problems and car use.

With regard to convenience shopping and food retailing in particularPiae said there wa
no evidence of angignificant growth irexpenditure which would support new floor space
at that time and any ew development couldseriously harm the viability of existing
convenience shopping, particularly in the town centRroposals for such development
would be rigorously assessed in retatito Policy P14(%3ee Rblel).

ThePlan notedittle change to thdocal shopping centres in Corby and tlsaime162 shop
units were located in 15 local centres of various sizéstalling about 11,000sg.m of
Tt 22NBLI OS theyidRanshirefald &ndARod ¥ drink us€The Plan noted that
many of the existing local centres weseiffeing from poor environmental conditions and

9


http://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/saved-local-plan-policies/corby-borough

2.36

2.37

2.38

some parkingroblems(conditions which continue to the present dayhe Plan encouraged
improvements and, whre appropriate, development proposals in thiginity would alsde
encouragedThe Plaralso notedthat new neighbourhoodshops woulde required to serve
Snatchill(OakleyVale- now developedrnd other proposedousing areas. Provision would
also be nade in the new industrial areas for facilities for workers.

The Planning and Comigory Purchase Act 2004 providdor the saving of policies in
adopted local plans for a period of 3 years from the commencement date of the Act which
was 28 September 2004.

Policies in adopted or approved plans exgdion 27 September 2007 unkeshe Secretary of

State extendeduch policies beyond thatate (Planning and CompulsoryrBhase Act 2004;

Schedule 8 (132 NJ / 2Nb & Qa mMddpT [P0y 1H(S)Propbsyls for Kewa Ay Of
food shopping outside of the Town Centre.

Saved policies from the Local Plan adopted in 1997 retain development plan Raticy.
P14(S) is a criteria based policy covering proposals for new food shopping and focused on
the need to enste that development was appropriately located so as not to comprise the
purpose of othelpolicies andegeneration programmes at that time. However Policy (8)4

was replaced ir2008by the Core Joatial Srategy Policesl2 & 13 which covered sustainable
development principles and the distribution of retail development in riRo
Northamptonshire, adopting the sequential approach.

Table 11997 Local Plangdices covering retail development outside of the Town Centre

Ref

Policy Subject Commentary Status

P13(S)

Proposals for other new shoppin This set out créria to None (Policy was not
development will normally only | support retail development. | saved)

be permitted if itcomprises:

(i) an addition to an established
local shopping centre; or

(i) an individual or small group o
shops in an existing or new
residential area to serveveryday
shopping needs which cannot
adequately be met elsewhere ar
providedthat the development
would not seriously affect the
vitality and viability of Corby
Town Centre; or

(i) small scale developmer
ancillary to an industrial area.

P14(S)

Proposals for new food shopping This set out the criteriato | Superseded by Policie
will only be permitted where it | support new food shopping | 12 & 13 in the 2008
can be shown that theroposed | development. CSS

development:
w gAft 0SS 02ya)
term growth of retail expenditure
in the Borough and will not
reduce opportunities for
modernising and improving
existingshopping centres;

w Attt y2i KI @

10



on the viability of food shopping
in the towncentre and other
local shopping centres;

w Attt y24 Lidzi
for the town centre; and

w KIFIa 00Saa I |
enable a choice of transport
modes to be used.

The proposed development
should:

w O2Yy(UNROGdzGS (7
shops in the town centre or othe
shopping centre;

w OF GSNJ F2NJ (K
needs of residents or those

passing by;

w LINRPOGARS | o
service for those who are leg
mobile.

2.39 The Local Plan set out series of shopping proposals (policies P11(S) and P12(S)) which
covered Phoenix Parkway and the developmaifurther retail warehousingtable 2).

Table 21997 Local Planglices coveringPhoenix Parkway and the development of further retail
warehousing

Ref Policy Subject Commentary Status
P1X(S) | Further retail development Thisattempted to restrict None (Policy was not
beyond existing commitments | further out ofcentre saved)
will not be permitted at the development to ensure
Phoenix Centre until improvements b the main
improvements and extensions tg town centre area were
the Town Centre are well successful.
advanced.
P14S) | Retail warehouses will normally | Thisrestricted further out of | None (Policy was not
only be permitted where it can b( centre development to saved)
shown that: ensure the vitality and

(i) by reasorof its size, servicing | viability of the man town
and access requirements the centre and existing out of

development cannot be centre retail park at Phoenix
satisfactorily accommodated in | Parkway were not harmed
association with established by inappropriate

shopping areas; and development.

(i) the development would not
adversely affect the road networ
and the access, cgiarking and
publictransport facilities are
satisfactory; and

(iii) the development would not
seriously affect the vitality and
viability of Corby Towentre or
the Phoenix Centre.

(iv) the range of goods available
for sale will be restricted to

11



furniture, carpets, bulkelectrical
appliances, DIY supplies, pet fog
and garden supplies.

2.40

241

Regeneration Framewofkr Corby

TheRegeneration Framewoffior Corby was launched ifanuary 200providinga visionary
programme for the physical transformation of the town. The strategy was centred on
vision to deliver a bold and confident new Corby for th& &ntury, me in which the town
would become a vibrant and successful place where people will want to shop, work, visit and
do business.

Corby Town Centre Masterplan

The principles of th&regeneration famework were supported by Corby Borough Council
and encapsulated in the master planning of the town centre and Parkland Gateway that was
articulated in the Corby Town Ce& Area Masterfan issued as a draft iB006 This was
taken forward by Corby Borough Council through various planning consultation documents,
most recently theProposed Alternatigs for the Site Specific Allocations Development Plan
Documentpublished inSeptember 209.

12


http://www.corby.gov.uk/sites/corby.gov.uk/files/The%20Regeneration%20Framework%20Catalyst%20Corby%20%28January%202003%29.pdf
http://www.corby.gov.uk/sites/corby.gov.uk/files/Corby%20Central%20Area%20Masterplan%20%28March%202006%29.pdf
http://fs-fileshare-eu.s3.amazonaws.com/corby/imported/EnvironmentAndPlanning/Planning/Documents/Site%20Specific%20Allocations%20-%20Final%20version.pdf

3.1

3.2

/| 2ND & Qa of Ge®mNd NOK &
Introduction

This section deals with the hierarclo§ centresacross the Borough of Corby. Whilst the
primary purpose of this assessment is to update the town centre boundary definitions to
support development management policies relating to town centres and retail development,
Corby Borough Council wishes to takestiopportunity to confirm that the proposed
hierarchy is correct and robudnhdeed, the need to define a resilient network and hierarchy
of centres is a key requirement of the National Planning Policy Framework (NPPF).

Within the 2009 Local Developmentdmework Background Paper: Assessment of Retail
Hierarchy (August 2009) the following hierarchy was set out:

Table 3Retail Centres in Corby (2009)

Name of Centre | 2009 Survey
Designation

Corby Main Town | -
Centre
Burghley Drive Local Centre
Corby Oldvillage | Local Centre
Cottingham Villagqg Local Centre

Centre

Danesholme Local Centre

Farmstead Road | Local Centre

Gainsborough Local Centre

Road

Greenhill Rise Local Centre

Gretton Village Local Centre

Centre

Kingswood Proposed new
Local Centre

Little Stanion Proposed new
Local Centre

Oakley Vale Local Centre

Occupation Road | Local Centre
Phoenix Parkway | Out ofCentre
Retail Park
Priors Hall Proposed new
District Centre
Pytchley Court Local Centre
Princewood Road | None

& Dalton Road

(RockinghantPark

Rockingham Road Local Centre
North

Rockingham Road Local Centre
South

Studfall Avenue | Local Centre
Weldon Park Proposed new

Local Centre
Weldon Village Local Centre
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3.3

3.4

3.5

3.6

3.7

Centre

Welland Vale Local Centre
Western Urban Proposed new
Extension District Centre
Willow Brook Local Centre
Road

A more recent outline planning application for a local centre was submitted in April 2015 as
part of phases 8 & 9 at Oakley Vale. This is set to comprise development within use classes
C3, Al, A2, A3Ad, A5, B1 and D1. At the time of writing the application is still to be
determined by Corby Borough Council but has also been included in the retail assessment.

The 2009 designations were set out prior to the publication of the NPPF or CSS and appear
to have adopted aimplistic approach talescribing theretail centres, namelyabellingthe
majority as WocalCentresXYegardless of size or range of faciliti&ghilst this approach may

have beeradequatein policy termgo direct retail developmenin generaltowards existing
centres it fails to distinguish between ttdifferent roles eachserve their communitie®r

how centres of different types should develop and be supparted

Defining District Centres

The NPPF and JCS recognise thdisaict centre would be expected to provide broad
diversity of retail uses and a number otilities to serve the community. This might be
group of shops including a supermarket or superstore and a range ofataih services such

as banks, buildingocieties, and restaurants, as well as local public facilities such as a library
and healthcare provision.

From this a more detail set of criteria has been developed to assess whether a centre should
be classifid as a district centre:

ADistrict @ntre is onethat would normally provide broad diversity ofetail uses and a
number of facilities to serve the community
- Checklist used for this assessment:
o Centre contains deast four of the following fivehop typesand community

facilities

A Supermarkt or superstore selling a wide range of food and Hfiood items to
meet the needs of the local population
Pharmacy
Bank or building society
Cafes, restaurants, hot food takeaways and public houses
Public and community facilities which could include ligrdrealthcare provisior|
or community centre
o0 The centre should operate as a well defined centre and be located over 800 n

away from the town centre

3> > >

Defining Local Centres

The NPPF and JCS recognise that adecstewould be expected tinclude a range of small
shops and services of a local convenience nature, seeviagiall catchment. They might
typically include a small supermarket, a newsagent, apsi office, a pharmacy and take
away.
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3.8

3.9

3.10

3.11

From this a more detailed set of criterfeas been developed to assess whether a centre
shouldbe classified as a local centre:

A Local Centre is one that would that would include a range of small shops and service
local convenience nature, serving a small catchment.
- Checklist used for thsssessment:
o Centre contains at least three of the following four essential shop types:
A Food shops, such as a small supermarket, convenience store or
newsagent/confectionary shop
A Subpost office
A Pharmacy
A Cafes, restaurants, hot food takeaways and putdicses
o The centre should be compact, operate as a well defined centre and be locate
over 800 metres away from the town centre

Neighbourhood Centres

The NPPForovides limited guidance oneighbourhood centre It is clear that references to
local ordistrict centres exclude small parades of shops of purely neighbourhood significance

Neighbourhood Centres are groups of shops not meeting the above criteria for a distrig
f20Ff OSYUNB |yR 2FFAOALFf & OF ( §bauidod S
AAIAYATAOIYyOSQ O0WYySAIKo2dz2NK22R OSY (i NBQU

¢tKSaS WhbSAIKo2dzNK22R / SYyiNBaQ KIFI @S y244 06SSy
YIye O2yiAydzS G2 LISNF2NY | GAlGlIf FdzyOlAz2y 6A
residents withoutaccess to a car or those who find travelling by public transport challenging.

Edge of Centre, Out of Centre and Out of Town

The NPPFKequires bcal planning authoritieso apply a sequential test tdarger retail
planning applicationsan approach wich is reflected in Policy 12 of the JC8ey should
require applications for main town centre uses to be lodatetown centres, then in edge of
centre locations and only if suitable exit are not available should out oéntre sites be
considered. Whertonsidering edge of centre and outa#ntre proposals, preference should
be given to accessible sites that arelvomnnected to the town centre:

edgeof centre use

For retailpurposes the NPPF defines edgeeifitre as a location that is well connectaxd
up to 300 metres of the primary shopping area. For all other main town centre uses, a
location within 300 metres of a town centre boundary. In determining whether a site fal
within the definition of edge ofentre account should also be taken ofdb circumstances.

out of centre use
The NPPF definesit of centre as a location which is not in or on the edge of a centre by
not necessarily outside the urban area.

out oftown use
The NPPF defines outtofvn as a location out of centre that is ouds the existing urban
area.
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312 / dzNNEB y G f 2ain /o@ Nficéndei retaif park is a development of some 13 retail

warehouses, including an Asda superstore, located at Phoenix Parkway. Phoenix Parkway
has been included in this retail assessment.

Methodology

3.13 Site visits to all 20 existing centréis Corby outside of the main Town Centrevere
undertaken in February and March 2016 to determine which shops and facilities are
currently available at each centid additioral proposedcentres identifiedas part of SUE
development in the 2009 assessment remaimdeveloped and an outline planning
application has since been received for a local centre at Oakley(Mmses 8 & P¢ see
paragraph 3.3 The results are summarisedwithin a matrix (Appendix ), where existing
shops andacilitiesare recorded against each centre twelp establishtheir position within

/| 2NDeQa NBGFAf KASNI NOKeg @

3.14 A detailedsummary ofeach centre (Appendix)2urther breaks the existindacilities down
into use classspecific ype (such as a convenience store, sutst office, pharmacy or hot
food takeaway) and numbenpf facilities This along with ageneralsummary including a
note of the condition of each centréhen determinesits designation (i.eDistrict, local,
Neighbairhood @ntre etc.) based on the definitionsutlined above

3.15 Proposednew centres have also been noteat Priors Hall, Weldon Park, Little Stanion

Western Urban Extensioand Oakley Vale Phases 8 &&sed on planned facilities within
submitted planning application3hese will be monitored and assessed with a view to adding
to the retail hierarchy in the futurerhere appropriate

316 ¢KS GFroftS o0Sft2¢g aSia 2dzi / 2NBe& . 2NRBdJdAKQa / 2dz

Table 4Designated RBtail Centres in Corby @side ofthe Main Town Centre

Name of Centre| 2009 Survey | New Proposed Strategic Reason for Proposed
Designation Designation Hierarchy Changesince 2009
CorbyTown - CorbyTown Yes -
Centre Centre
BurghleyDrive | Local Centre | Neighbourhood | No Does not provide a
Centre sufficient range of
shops
Corby OlId Local Centre | Local Centre Yes No change
Village
Cottingham Local Centre | Neighbourhood | No Does not provide a
Village Centre Centre sufficient range of
shops
Danesholme Local Centre | District Centre Yes Meets the criteria of a
District Centre
Farmstead Roa¢ Local Centre | Local Centre Yes No change
Gainsborough | Local Centre | Neighbourhood | No Does not provide a
Road Centre sufficient range of
shops
GreenhillRise | Local Centre | Local Centre Yes No change
Gretton Village | Local Centre | Local Centre Yes No change
Centre
Kingswood Proposed new | None No Proposed development
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Local Centre

has not taken place

Little Stanion Proposed new | Proposed new n/a No change
Local Centre | LocalCentre
Oakley Vale Local Centre | District Centre Yes New facilitiesnow meet
the criteria of a District
Centre
Oakley Vale - Proposed new n/a n/a
Phases 8 & 9 Local Centre
Occupation Local Centre | Neighbourhood | No Does notprovide a
Road Centre sufficient range of
shops
Phoenix Out ofCentre | Out ofCentre No No change
Parkway Retail Park Retail Park
Priors Hall Proposed new | Proposed new n/a No change
District Centre | District Centre
Pytchley Court | Local Centre | District Centre Yes Range of
shops/facilities meet
the criteria of a District
Centre
Rockingham None None No No change
Park
Rockingham Local Centre | Neighbourhood | No Does not provide a
Road North Centre sufficient range of
shops
Rockingham Local Centre | Neighbourhood | No Does not provide a
Road South Centre sufficient range of
shops
Studfall Avenue| Local Centre | Local Centre Yes No change
Weldon Park Proposed new | Proposed new n/a No change
Local Centre | Local Centre
Weldon Village | Local Centre | Local Centre Yes No change
Centre
Welland Vale | Local Centre | Neighbourhood | No Does not provide a
Centre sufficient range of
shops
Western Urban | Proposed new | Proposed new n/a No change
Extension District Centre | District Centre
Willow Brook Local Centre | Neighbourhood | No Does not provide a
Road Centre sufficient range of

shops
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4.1

4.2

4.3

4.4

4.5

4.6

4.7

Developing a Methodology for definig Town Centres, Primary Shopping Areas, Primary
and Secondary Retail Frontages

Introduction

This section deals with the definition of town cergr@rimaryshopping ares and primary
YR aSO2yRIFINE NBOFAf Fhidighy bfc@@reso ThelntdlfoNkisS a
assessmetderives from the NPPF and JCS.

%

¢KS bttC O6LINIIAINFLK HoO NBIldZANBAE 20t LX I yy

centres and primary shopping areas, based on a clear definition of primary and secondary
frontages in designated centres, and set policies that make clear which uses will be
LISNY¥AGGSR Ay &adzOK t20FG4A2yaQo

The JC®equires the second part of the Lodalan to identify the extent of town centse
(which includes district and local centreahd, within that, the primary shopping areas
where retention of retail uses is most importantheRetail Background PaperRedefining

the Primary Shopping Area anllopping frontage designationproduced irDecember 2008

to supportprevious work on the Local Plaprovided adefinition of the primary shopping
areaand primary shoppingrédntagefor CorbyQ 8  Yaowh @&ntre. This approach is being
updated in a separate report which is being consulted upon as part of the issues and options
consultation.

This retail assessment includes a review of the various town centre boundaries and
examines the potentially different methodologies which could be used to dedit@vn
centre boundary along with theprimary shopping areaand primary and secondary retail
frontage boundarieslt goes on tgpropose a preferred methodology be used by Corby
Borough Councis a basis for consultation as part of the Regulation 18 scoping document.

The remainér of this section is structureid the following manner:

1 A review of the various town centre boundary definitions in the NPPF;

T ! NEGASs 2F GKS OdiNNByld G2y OSyaNB
development plans; and

1 An analysis of the various methodologies which could be used to dafioen
centre, primary shopping area,and primary and secondary retail frontage
boundaries, followed by a recommended preferred methodology for each boundary
definition.

National Policy Definitions

The starting point for this assessment must be the contents of the NPPRniex 2
(Glossary), the following definitions are provided:

f Town centres;
1 Primary shopping areas; and
1 Primary and secondary retail frontages.

The NPPF definition edwn centresis an:

ANBI RSTAYSR 2y (KS 20 f tHegrdin&n2sNdpping &ea arn
areas predominantly occupied by main town centisees within or adjacent to the primary
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shopping area. References to town centogxentres apply to city centres, town centres,
district centres and local centres bexclude mall parades of shops of purely
neighbourhood significance. Unless treg identified as centres in Local Plans, existing (
of-centre developmentscomprising or including main town centre uses, do not constitut
town centres.

4.8 The definiton of &JNRA Y I NB a K2 LILJRY I F NBI oWt {! Q0 A&

Defined area where retail development is concentrafgdnerally comprising the primary
and those secondary frontages which adjoining and closely related to the primary
shopping frontage).

4.9 For primary and secalary retail frontages, the definitions are:

Primary frontages are likely to include a high proportion of retail uses which may includ
food, drinks, clothing and household goods. Secondary frontages provide greater
opportunities for a diversity of uses duas restaurants, cinemas and businesses.

4.10 The National Planning Practice Guidance (NPPG) does not provide any further amplification
of these definitions.

Existing Development Plan Policies and Supporting Documents
- Corby Borough Coundib97 Savedlocal Plan

4.11 Saved Local Plapolicies P3(S) and P4(S) set out the primary sedondary shopping
frontages within the Corby town centre boundary. The L&tah did not define a PSA within
Corby.

- Retail Background PapdRedefining the Primary ShoppgiArea andshopping frontage
designationgDecember 2008

4.12 To ascertain where the boundaries for each of the primary and secoticariages should
be drawn, a plan of the town centre was created showing thealsss order of the existing
and proposd units. This demonstrated the percentagerefail uses across the town centre,
and identified where the higher concentrationsAf (shops) coullde found.

4.13 This process provided preliminary indicats to where the boundaries coulde drawn.
Higherproportions of retail uses ®re identifiable (suggesting a primaghopping frontage)
compared to the areas with a higher diversity of uses (signifyimmptantial secondary
shopping frontage).

4.14 Due to the proposed allocation ofRSA within the towrcentre it wasfelt that the inclusion
of secondary shopping frontages was unnecessary. The PSA encoaragecentation of
retail uses but allowedor the diversity and mix of uses, which is te@me flexibility that
designating secondary frorg@s wouldbring. Therefore it wasecommended to only
identify primary shopping frontages within the PSA.

Assessment

4.15 Given that the town centre boundary definition relies in part on the PSA definition and,
similarly, the PSA definition relies upon thetail frontage definitions, the remainder of this
sectiondeal with theabove definitions in reverse order below.
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4.16

4.17

4.18

4.19

4.20

Primary and Secondary RetaibfRtages

As a starting point it is important to note that both of these definitions use the WotdB (i I A f Q

in their title. It is also important to note that both definitions should be re@adether

otherwise there is the potential for an incorrect interpretatiofzor example, the primary

FNRY Gl 3548 RSTAYAGAZ2Y &RA Y Lah®inclydes]| r&ranceNdfdo8 NSy O S
drinks, clothing and household goods. There isattiempt to distinguish between different

dzaS OfldasSa IyR (KBYyREAYREFYTES 3RARE @RS 2 ROA
café and restaurant uses. However, tthefinition for secondary frontages includes reference

G2 WNBAGL dzNI ysuggests that hgoKin Glassesi A3l A and A5 may be more
appropriately related tesecondary retail areas.

LG Aa Fftaz2 ¢2NIK y2idAy3a GKI G thésddefiitiondih€ S 62 NR
dSO2yRIFINE FNRYy(GlI3IS RSTAYAGAZ2Y Ay OhidzRSndt NB F S NJ
fall into the Class A retail land use category. Therefore, the definitidhesie areas must

have an element of flexibility with retail b@ part ofthe land use mix and not the sole land

use.

This observation leads usefully on to the potential methodologies for defining prieraty

secondary retail frontages. Fprimary frontagesthe key parts of the NPRiefinition are

WKAIK ALINR LZZAININB G F A f dzAS&Q | y Rlothihg Entl Bokiseiold @ A y Of
goodd Q@ ¢ KtieNdStAo#dMByDptionsire:

FO /FGSIA2NAT S WNBGFAE dzasaQ Ay (GKAa O2yidSEI
b) Alternatively, assume that a wider selection of Clagses are included.

Historically, across the country andNiorth Northamptonshir€ G KS RSTFAYAGA2Y 27
for primaryretail frontageshas been Class Al retail uses. The alternative being tested here is

for the definition to be widened to iclude other A2, A3, A4 and A5 uses. This alternative

would allow large parts of town centres to be covered by primary retail frontages
designations and remove any particular focus on Al retail uses. A fucthesequence

would be that the primary frontagelesignations would be more in lineA G K G KS btt C
secondary frontage definition. Therefore, for all of these reasonsditieS 2 F WNB G At G
context of primary retail frontages should be Class Al retailing.

Moving on to consider the following opt2 ya F2NJ 6§ KS RSTAArétdilzy 27T
dza S Be®ptiond are informed by the current development plan poligiesoss the various

Local Plans inNorthamptonshire and neighbouring areadVhilst these policies are
development managementtools, they set out the requirement for how each primary
frontage areashould look andt is fair to assumenust have played a part in the original
definition of theprimary retail areas in each administrative area:

1 Kettering Area Action Plan: not less th@5% ofprimary frontage to be in Al use
and no more than three consecutive non Al retail frontages

1 Melton saved Local Plan: total proportion of A2 and A3 uses does not exceed 12% of
the whole primary shopping frontage; and any continuous frontage okAb uses
does not exceed 12% of the whole primary shopping frontage

1 Northampton Central Area Action Ptamo threshold set; insteadoted that primary
frontages are likely to include a high proportion of retail uses.
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421

4.22

4.23

4.24

4.25

4.26

4.27

I Rutland draft site allocations policfor town centre boundaries and shopping
frontages Primary Shopping Frontages to be maintained as predominaitlyetail
uses Where a proposal would result in more than two units of seven (three either
side) being nosretail it will not be permitted.

These contrasting approackeprovide a useful basis for aptions assessment:

a) Classify a high proportion afi area with(say) 8-90% of the agreed type of retail
uses with additional reference to the actual distributiaof Class Al usaes each town
centre) or

b) Classify a significaptoportion ofan area with (say) oved0-75% of the agreed type
of retail uses and define the are@vith or without additionalreferences to the actual
distribution of Class Al usés each town centrg or

¢) Rather than setting a specific threshold, define the area with reference tadhml
distribution and layout of land uses in each town centre.

Option (a)defines primary frotages on the basis of at leasd-80% Class Al uses acould
also futher state, for example, thathere to be no more thansay)two non-Al uses
together. This approach leads, in a number of instances, to small primary fretatihge
areas. This is siply a product of applying thi80-90% rule to designating thboundaries.
Other issues mayrise inrelation to this approach.

First, many of the current primarfrontage areas cannot meet th80-90% rule.Some of
| 2ND & Qa (i shave nokA$ viseésNEeH in excess of the policy threshold amy
attempt to refine the primary frontage boundary for these centres is likely to leméither
small defined frontage areas and/or boundaries which do not look and léegtal and
robust when viewed from the street.

Second, there are, in some instances, colleciof Al retail uses outside of the current
primary frontage boundary whicbannot be included due to th80-90% rule and yet they
act as part of the primary retail frontage area.

Third, in a number of instances, there are more thaay)two consecutve nonrAl uses
within defined primary frontage areas. Under option (a) this would remove these &@as
the primary frontage even though they are obviously within the core retail arethese
town centres.

Overall,the councilconsides that there are number of drawbacks to option (a). The use of
such a high percentage of Al uses, along with agutdn ano more than wo consecutive
non-Al uses, creates a number of difficulties in defining a sensible and realistic prateily
frontage area.

Option (b)could require at leastt0-75% of uses in each street block (samy every 100
metres) to be in Al usér more simply thi$0-75% rule could apply ithe whole of the
definedprimary frontage area. This tlserefore a relaxation othe 80-90% rule in option (a)
andthe rule which ensures that there is not more théwo consecutive no#\1 uses could
also berelaxedfor the purposes of this optioff it is felt that more flexibility would be
beneficial
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4.28

4.29

4.30

431

4.32

4.33

The immediate observationn this option is that it will allow for a much wider arealie
covered by the primary frontage designation, as there is much less of a constrathe
number and spacing of nefdl uses. This allows the primary retail frontagexist alongside
small pockets ofnon-Al uses which do not affect the main retéiinction of the area.
Indeed,if the threshold is set todow it is likely that whilst all ofhe main groupings of Al
retail uses will be covered under this approach, there magrenintended casequence of
areas which are not genuinely part of the primaeyail frontage being included. This would
lead to an erosion in the secondary rethaibntages area and a 606% definition may, in
some circumstances, be closer to g@mary shopping areadfinition.

Furthermore, Corby Borough Coungibuld beconcerredthat a 66G75% Al use rule may not
be an appropriateule for all centres. There may well be somatrtes where for example, a
60-75% minimum threshold is an optimum sizéHowever, the ame figure may be
inappropriate forall centres acros€orby Boroughin other wordsthere is aconcern that a
one size fits alapproach may not work to the benefit éf 2 NIcénes. Indeed, and in a
similar manner to theule set out inoption (a), in order to reach the target threshold of 60
75% the shapand extent of defined frontages may lead to contrived areas that are illogical
in shape.

The final option, option (c), approaekthe issue from the other direction. Rather than
setting astandard minimum threshold for A1 uses and, potentially, rules on the spafing
Al and nopAl uses, option (c) seeks to define a primary retail frontage area obasis of
the actual distribution of A1 and nefl uses in each town centre. In tloigtion there is not
one guiding principle and instead a basket of subjective indicat@sised, including:

1 Does the streets/areas under consideration consistently have a large majority of Al
retail uses?and

9 Are there national multiple retailers present&nd

1 Where norAl ugs appear, do they remasmall in number and scale asdbservient
to the role of A1 usesand

1 Where a street has a clear majority of A1 uses, but not necessarily a large majority,
does it retain a shopping character and does it have easly seamless links to the
more dominant adjacent retail frontages?

2 KSNBE (GKS yasgSNI G2 (GKS 02@S ljdzSaliArthafta Aa W
it should part of the primary retail frontage. In each case, the judgement sHmuldade

GAGK NBFSNBYOS (2 dzLJ G2 RFEGS fFyRgdsdds RI GF
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Clearly, a characteristic of this approach is to use judgement rather than a standaralr
formulae. Therefore, a clegustification will need to be provided for eacentre. Therefore,
site visits weraused to determinghe extent of the boundary using theiteria described in
paragraph 4.30Indeed,once the primary retail frontage has been defined using this method
then a calculatiorcan be made to determine the balance between Al and-Atruses and
how thismay be used in development management policies by the Council.

Turning now to secondary frontages, it is useful to return to the existing developpiant
policies as a starting point:
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9 Kettering Area Action Pla@reater diversification of appropriate town centre uses;
additional criteria including no more than 3 consecutive A3, A4 or A5 uses in a row
and not more than 17% of the total frontages being in Adars®8% in A5 use.

1 Melton saved Local Platise for A1 shops; A2, A3, C1, D1 and D2 allowed provided
total proportion would not exceed 50% of any length of the street frontage; and a
continuous length of nometail frontage exceeding three shop units or dtetres
would not be created.

1 Northampton Central Area Action PtaNoted that secondary frontages provide
greater opportunities for a diversity of uses.

1 Rutland draft site allocations policy for town centre boundaries and shopping
frontages Secondary Shopping Frontages to be maintained as predominantly A Class
retail uses. Proposals for ngk Class uses will only be permitted where it will not
result in an adverse cluster of ngatail A uses and will not harm the predominately
retail characer of the secondary shopping frontage.

434 Alongside these existing approaches, the NPPF notes that secondary areagreéfer
opportunities for diversity including restaurants, cinemas and businesses

4.35 Therefore, inight of the abovethe options for testing secondary retdilontagesshould be:

a) To dlow for a greater diversity of retail and other uses, but retain a minimum
proportionate threshold for Class Al uses; or

b) To dlow for a greater diversity of retail and other main town cenaiges and, rather
than seta minimum threshold for Al usgplace the frontage boundary at theuter
edge of the Class A retail land use area (i.e. once Class A uses substsiaiially
occurring define this at the outer edge of the secondary frontage aoga);

c) To dlow for a great diversity of retail and other main town centre uses and include
the area covered by all main town centre uses whether they are retail uses or not.

4.36 Adoption of option (a) will certainly retain retail uses as a significantd lase in the
secondary frontage area and possibly the, or one of the, dominant land usbgrefore,
this option will ensure a strong retatrelated feel to the defined areaHowever, the
consequence of needing to maintain a minimum(sdy) % Class JAretail units is that
some Al retail units could well be left out of the secondary frontage wktexg are the in
minority amongst other main tow centre uses. Ais hasthe potential to exclude retail uses
from an area whils they would otherwise naturalljorm part of, and lead tsecondclass
retail aresinCorbyQa (2 6y OSy (i NB

437 Option (b)prevents this outcome by removing the minimum threshold by allowing all of
those Class Al retail uses which naturally form part of the retail shopping area to be
included in the secondary frontages. This option also allows the boundary to stopeaiaite
uses have become sparse and thus remain true to the definition of this besegandary
retail frontage.

4.38 Option (c)allows the secondary frontage to lookderr and include all main towecentre uses
and not be reliant on Clagsretail uses. fiis option is likelyo go well beyond the intentions
of the NPPF definition and instead trespass on tHéil 2 6y OSY UNBQ 02dzy Rl N
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4.39

4.40

4.41

4.42

4.43

444

4.45

provided by the NPPF. Whilstig likely that in somenstances a secondary retail area
boundary will match a town centre boundaryarticularlyin some of the smaller centres,
this will not happen in every case and therefore thethodology adopted by the Council
should allow for dighctions to occur.

Therefore, in light of the above analysis we consider that option (b) should be adfipted
the secondary retail frontage areas.

Primary Shopping Areas

The NPPF definition fdPrimary Shopping Area®$A}pis: ¢a defined areawhere retail
development isconcentrated (generally comprising the primary and those secondary
frontages whichare adjoining and closely related to the primary shopping frontage)

This definition is very clear and constrains the possibilities ferraltive methodologiesIn

particular, it is clear from the NPPF definition that primary retail frontages must pamnof

the PSA. It is also clear from the NPPF definition that only a certain typecofhdary
frontages will be capable of being inclutim the defined PSA.

Therefore, the Council hasnsideed only two potential options to test for thidefinition:

a) Include all of the primary frontage area plus part or all of the secondary frontage
area, based on a bespoke assessment of each centre; or

b) Include all of the primary frontage area plus all of the secondary frontage awdh in
circumstances (assuming option (b) for the secondary frontages is chosen).

For option (a) a bespoke assessment for each centre is required, which highlightg tho
parts of the defined secondary frontages which adjoin and are closely related frithary
frontages. This will examine the physical relationship of the two setopfages, including
whether:

i) There is a seamless physical relationship between paall of the two frontages, or
whether there is physical separation (via roads or-4@mn centre uses);

ii) There is a distinct change in the retail character in the secondary area which
prompts a distinction to be made.

Foroption (b) theworking assumption is that, as the secondary retail frontagiefied on
the basis that it contains a reasonable amount of retail uses, it Busimatically form part
of the wider primary shopping area. Whilst this may be tase for certain centreshis
cannot be guaranteed for all centres and suchapgproach has the potential to ignore local
circumstances.

In addition, the PSA boundary is an important boundary for the purposes of appiygng
sequential approach to site selection and, in parée, classifying heentre, edgeof centre

and out of centrelocations. Therefore, it will be important to ensure that ttefinition of

the PSAboundary allows for sensible icentre, edge of centre and out ofentre
classifications. If it is assumed thall secondary frontages are part of the PBén there is

the potential for an oveoptimistic classification of sites (i.e. sites which separated from
0KS O2NB NBOGFAET NBIF 2F I (2wheh in@QSugldadtheyl NB
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4.46

4.47

4.48

4.49

4.50

areWSR3IS 2F OSYyiUNBQ® { A Nnkdréctyleldvated2oozige &f €ent@ S y (I NS
status)

Therefore,the Councilconsides that option (a) is to be preferred as it allows the local
circumstances of each centre to be taken into accounparticular it allows for aistinction

to be made between a retail area which contains a varied and valuableof uses which
contribute to town centre health and attractiveness but which act dominated by Al uses
and those areas where Al retailing raims the mosimportant use.

Town Centre Boundaries

The NPPF defines a town centre as including the primary shopping area and areas
predominantly occupied by main town centre uses within or adjacent to the primary
shopping area. Annex 2 of the NRI&ffines main town centre uses as:

Retail development (including warehouse clubs and factory outlet centres); leisure,
entertainment facilities, the more intensive sport and recreation uses (including cinema
restaurants, drivehrough restaurants, bars anpubs, nightclubs, casinos, health and
fitness centres, indoor bowling centres, and bingo halls); offices; and arts, culture and
tourism development (including theatres, museums, galleries and concert halls, hotels
conference facilities).

One the PSA boundary has been set, the options for the appraadefining town centre
boundaries are as follows:

a) Assume that the town centre boundary will be no larger than the primary and
secondary retail frontage boundaries and therefore a navundary definition isnot
provided; or

b) Assume that the town centre boundary will always be larger/different than the
primary and secondary frontage and primary shopping area boundariestaaréfore,
provide a new distinct separate boundary in altamees; or

c) Assume neither of the above and undertake a bespoke assessment to understand
whether the secondary frontage boundary is robust or whether a sepdratmdary is
required.

The rationale for testing options (a) and (b) is based ondifference circumstanceacross

Corbypa G(G26y OSYGNBad bSAGKSNI 2 LI A2 rindipie ad2y a AR
there will be some centres whose secondary retail frontage indadeumberof the main

town centre uses outlined abov&iventhed YI f £t SNJ t 20Ff y I Gdz2NB 2F Y
these arenot likelyto possess uses such as offices atiter nonA clasdacilities.

Therefore, a oneizefits-all approach cannot be applied to town centre boundarie€anby
and a bespoke assessnieshould be undertaken for each centre. Moreoveven where the
town centre boundarys demonstrated (based upon thecommended approach) to match
the secondary frontages area, a town centseundary definition must still be shown in
order to respond tgaragraph 23 of th&lPPF.
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4.52

4.53

4.54

Should all Four Boundaries bgpiied to all @ntres inCorby?

The final matter for consideration is whether all four definitions (primeatail frontage,
secondaryretail frontage, PSAnd town centre boundary) should apply to all centres across
Corby

In relation to the differencesin approach between neighbouring authorities in
Northamptonshire and elsewhere thi®mains a reasonable angistifiable approach in
certain circumstances. In some of the smaller centres there will not be any discernible
distinction across the town centre/primary shoppiagea in terms of Class Al retail, Class A
retail and other usesTherefore, it would béllogical to try and artificially eate a distinction

and it would be a more appropria@ternative to provide a blanket P$ér shgleboundary)
definition instead.

Corby Borough Coungilould recommendapplyingconsistent definitions and recommead
the following:

a) Alldefined centresin the hierarchyshould possess town centre and PSA definitions,
as these are crucial tthe operation of the sequential approach to site selection and
general towncentre policies;

b) Where it is justified, thedefined centres (district and localcentres)should show
separate primary and secondargtail frontages. These will then be complemented by
PSA and town centdeoundaries; and

c¢) Neighbourhood and other centres which do not form part of the hierawhgentres
should be assigned a sinddeundaryfor illustrative purposes only

Proposed Town Centre Boundasfibitions

Based upon the methodogy proposed in this section, Corby Borough Councitlefised a
set of towncentre, PSA primaryretail frontage and secondametail frontage boundaries for
selectedtown centres across Corby (excluditige non-strategic centres which have been
assgned a single boundary and the main Towentte which is thesubject of a separate
report). The resultgan be found irAppendix 2 othis report.
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5.3

5.4

5.5

5.6

Feedback

This updated retail hierarchy and network assessment provides part of the evidence base to
inform the consultation on the issues and optiatscumentwhich is thefirst formal stage in

the production of the Part 2.ocalPlan for Corby. At this stage obnsultation we will be
seeking views as to what the Local Plan should contain in accordance with Regulation 18 of
the Town and Country Planning (Local Planning) (England) Regulations 2012.

We have attempted to be aomprehensive as possible and identify all the important issues
for retail uses outside of thenain Town @ntre that need to be addressed in preparing the
Part 2 Plan for Corby. These are identifigithin this report andin the issues and options
document.You may, however, feel something important has been missed. If this is the case,
please let us know what the issue is in as much detail as possible. It should be noted that it is
not necessary to simply repeat policies in the Joint Core Strategy omidhitanning Policy
Framework. The policies and proposals that are included in the Part 2 Plan for Corby should
add some local value that is particular to the Borough.

Existing research and evidence, including consultation with the public and stakeholer
the last few years, has been used to identify the planning issues and options within this
consultation document that we think should be addressed in the Part 2 Plan for Corby.

There are a number of ways you can respond:

Email Localplans.consultation@corby.gov.uk

Post Part 2 Local Plan for Corby consultation
Local Plans
Corby Borough Council
Deene House
New Post Office Square
Corby
Northamptonshire
NN17 1GD

All representatiors must be received before 5pm ofiuesday 26l December 2016

The consultation will be undertaken in accordance with the North Northamptonshire
Statement of Community Involvement. This will involve:

9 Copies being made available for public viewing at thb Cube, mobile library and the
Counci®® website

I Emailto stakeholders informing them of the document and publicity on social meaid

9 A series of public consultation events

All commerts received during the six weeperiod of consultation will & considered
carefully by the Council and used to inform the next stage in the process which \thié be
publication of refined options. This will be subject to public consultation in 20Thiswill

lead to the development of a Draft Plan which will béjsat to a period of representations

in 2018. The finalised document will be submitted to the Secretary of State for examination
by an hdependent Planning Inspector
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5.7

Data Protection

All comments received will be used in the plan making processsé’lsate that response
cannot be treated as confidential and will be made available for public inspection. All
responses will be able to be viewed at the Co@aiffices and online. By sending the
Council your details you will automatically be informed of future consultations on planning
policy documents unless you indicate otherwise.
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Appendix 1- Facilities Matrix

Name of Corven/ Newsagent| Greengrocer| Sub | Off Hairdresser/ | Pharmacy| Charity | Other | Rest/ | Take | Pub/Club | Dentist | Estate/ | Betting | Library | Other | Vacant/

Centre Small or butcher PO | Licene | Beauty Shop Al Cafe | away Letting | Shop D1 Other
Supermarket Salon Agent

Burghley é é é é

Drive

Corby Old ¢ é ¢ é 2 é é é é é é é é é

Village

Cottingham é é é

Village Centre

Danesholme é [ é é é 9 é 9

Farmstead 12 é é é é é é é é

Road

Gainsboroug é é é

h Road

Greenhill Rise é é é é é é é é é

Gretton é é 2 2

Village Centre

Kingswood é

Little Stanion

Oakley Vale é é é é é é é é é é é é

Oakley Vale

Phases 8 & 9

Occupation é é é é é é é

Road

Phoenix

Parkway

Priors Hall

Pytchley é é é é é é é é é

Court

Rockingham

Park

Rockingham é é é é é é é é

Road North

Rockingham é é é é é é é

Road South

StudfallAv. é é é é é é é é é é é

Weldon Park

Weldon é é é é

Village Centre

Welland Vale é é é [ é é é é 9

Western

UrbanExt.

Willow Brook é é é é

Road




Appendix 2- Assessment of Individual Centres

Site visits were carried out in February and March 2016 to the followérgres around Corby
Borough:

Burghley Drive

Corby Old Village
Cottingham Village Centre
Danesholme

Farmstead Rogd
Gainsborough Road
Greenhill Rise

Gretton Village Centre
Kingswood

Little Stanior(proposed)
Oakley Valg

Oakley Vale Phases 8 &@oposed)
Occupation Road

Phoenix Parkway

Priors Hal(proposed)
Pytchley Court
Rockingham Park
Rockingham Road North
Rockingham Road South
Studfall Avenug

Weldon ParKproposed)
Weldon Village Centre
Welland Vale

Western Urban Extensigiproposed) and
Willow Brook Road

= =4 -4 4 -4 -8 -8 -4 -8 -8 -8 -9 _2 _2 -9 -4 -2 -9 -2 -2 -9 -2 -9 -9

E]

The detailed assessment of each centre is set out below.
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Centre Name: Burghley Drive
Centre Type: Existing
2009Designation: Local Centre

ProposedDesignation: Neighbourhood Centre

Characteristics:
Use Class Shop/Facility Number
Present

Al: Shops Convenience Store 1

Other Shops 1
A3/A5:Restaurant/Hot Food Takaway 1
A5: Hot Food Takaway 3
Vacant 0 (0%)
Total Shops and Facilities 6

Retail Frontage:44-46, 48, 50, 52, 54, 58orby Road
Al Use on RetalFrontage:2/6 (33%)

Comments:Burghley Drive mostly comprises hot food takeays with limited other local facilities

to serve the immediate surrounding area. Only the convenience store was open at the time of the
visit adding to the rurdown feel of the centre. Enhancements to sontfetlee shop fronts and
pavements, as well as general environmental enhancements in the area, may improve the
functioningof the shops.

Justification: Due the limited number of facilities @& from hot food takeaways Burlgly Drive
should be classified @Neighbourhood Centre

Site Plan:

Legend L,

7
O — D Neighbourhood Centre Boundary |:
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Centre Name:
Centre Type: Existing
2009Designation: Local Centre

ProposedDesignation: Local Centre

Corby Old Village

—

L
- J
‘ ’
-0l 2
MOTORIST DISCOUNT STORES
i | S |

Characteristics:

Use Class Shop/Facility Number
Present

Al: Shops Convenience Store

PolishConvenience Store
SubPost Office
Newsagent/Sweet Shop
Butcher

Hairdresser

Jewellers

Clothing

Other Shops

A2: Financial & Professional Services

Estate Agent
Employment Agency
Other

A3: Restaurants & Cafes

A4: Drinkingestablishments

Public House

P RNRPRRPRRANRPNRNRPRRPRORRONRERRR

Wine Bar
A5: Hot Food Takaway
Bla: Offices
D1: Nonresidential Institutions Dentist
Optician
Museum
Other
SuiGeneris Betting Shop
Beauty Salon
Vacant 3 (6.4%)
Total Shops and Facilities 47

Primary RetailFrontage:2, 4,5, 7, 9,10-12,11-13, 14-16, 15, 17,20, 22,

24, 26 The Jamb; 38

(two units) 41, 4347, 49, 51, 535, 54, 56, 57, 58, 602662A, 64, 64A, 66, 68, 6BBHigh Street

SecondaryRetail Frontage:38, 38A, 38C, 44, 44B5-77 High Street? Tunwell LaneUnit 1, Unit 1A,
Unit 2 The Courtyard; Lloyds Road (The New Inn)

Al Use on Primary Retdfrontage:22/36 (61%)

Comments:Corby Old Villages the oldestand original part of the towncontainirg severalnotable
buildings including a number of 1@de Il listed buildingialong the High StreeDespite beingust
3km from Corby Town Centre Corby Old Village contains nearly 50 shops and fg@lgi@§icantly
more than any other centreof this typein the town - which seve the immediate area as well as
drawing trade from across many parts of the town (the-paist office, pubs and bare popularfor

example).
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Many of the shopsare independent or family run businesses, including shopsigatlothing, gift

items, luggageand the onlyremaininginR S LISY RSy (i 0 dzii OK S Maindazt @& S 2 F /
The primary shopping area is split between The Jamb and the High Street, theirdaftenore

peripheral locatiorwith anarrow streetwhich sufferstraffic congestion. Signageaming the traders
hasbeenerected to encourage shoppers tisit the High Street but thigppeasto be out of date.

Justification: Corby OId Village meetsthe2 N2 dzZ3 K / 2dzy OAf Q& ONAGSNAI  F2 NJ
to its previous(PPS6tlassificationis recommended. Despite a large number of facilities rdunege
just falls short of thatequired forCorby Old Village to be classifiasl a district centre.

Site Plan:
0 ¥ 6 o (o
B J g Legend
3 D Town Centre Boundary
\10 3 - Primary Shopping Area
e g » A

2 ===== DPrimary Retail Frontage

T,
- D Secondary Retail Frontage

2T
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Centre Name: Cottingham Village Centre
CentreType: Existing
2009Designation: Local Centre

Proposed DesignationNeighbourhood Centre

Characteristics:

Use Class Shop/Facility Number
Present

A1/A3: Shops/Cafes Convenience Storend Cafe | 1

A4: Drinking Establishments Public House 1

Vacant 0 (0%)

Total Shops and Facilities 2

RetailFrontage:2 Corby Roadl High Street
Al Use on RetalFrontage:1/2 (50%)

Comments:Cottingham Village Centre comprises a pub and a village shop and cafe which opened in
the vacant retail uniin 2011 as a commutyi venture to serve Cottingham and Middletofhe shop

relies on local volunteers and has raised money for maintenance and refurbishments through
community share offers.

Justification:/ 2 G G A y 3 K | me@sithe@a8sffiGatitd oh Neighbourhood éntre. The facilities
are well supported by the local communiynd provide the hub of village life and shoulterefore
be supported where possible.

Site Plan:
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