
 

 

Page 1 of 6 J:\Planning\Job Files\J034017 - Corby Town Centre\Local Plan Pt 2 Reps\Corby Reps Draft - 12.12.16.docx 

 

Dear Sir/Madam 

 

Representations on Part 2 Local Plan for Corby ‘Scoping Consultation Incorporating Issues and 

Options’ Document 

 

On behalf of our client, Corby Town Centre S.A.R.L. (owners of Corby Town Centre) and Sovereign Centros 

(asset managers of Corby Town Centre and Willow Place), we write to submit the following representations 

to the Part 2 Local Plan for Corby consultation.  

 

It is understood that the current consultation is the first stage in the preparation of the Part 2 Local Plan, and 

as such the consultation document sets out broad options for how planning policy should shape 

development over the next twenty years.  

 

Given the document is at its formative stage and our client’s interest is primarily in the growth and 

regeneration of Corby Town Centre and Willow Place, the following comments relate only to Chapter 10 – 

Town Centres and Town Centre Uses. At this stage we do not provide comments on the other aspects of 

the emerging Local Plan, though we reserve the right to do so in future stages of consultation if necessary.  

 

As requested by Corby Borough Council, the representations included in this letter have also been submitted 

online via the Council’s consultation website. 

 

BACKGROUND INFORMATION - SOVEREIGN CENTROS 

 

Sovereign Centros (“Sovereign”), on behalf of Corby Town Centre S.A.R.L., manage Corby town centre, 

which includes Willow Place, and work closely with institutions, local authorities and retailers to create and 

enhance new and existing retail environments. Sovereign have a 30-year track record in the UK retail market, 

specialising in shopping centres and retail parks. The company has more than £2 billion of assets under 

management in retail, leisure and mixed-use properties and has a development programme of more than 4 

million sq ft. In this regard they are particularly well placed to understand what makes a successful town 

centre and recognise the threats to investor and retailer confidence arising from out-of-centre proposals. 

 

As a key stakeholder in Corby, our client has invested in the town centre over the last 18 months and has: 

worked to address the vacancy rate within Willow Place; sought to broaden the food and beverage offer; and 

upgraded the shopping centre’s image through the implementation of a revised signage and branding 

strategy. In addition to implementing these investment initiatives, a hybrid planning application has recently 

been submitted to demolish the remainder of Crown House, the multi-storey car park and adjoining buildings, 

create a new surface level car park and retail extension to Market Walk East (application reference: 

16/00447/DPA).  
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REPRESENTATIONS 

 

 

Question 43 – Do you agree with the proposed changes to the retail hierarchy and hierarchy set out 

in Assessment of Retail Network and Hierarchy? If not, what changes do you suggest? 

 

Sovereign supports the designation of ‘Corby Town Centre’ as the primary town centre in the retail hierarchy. 

Furthermore, Sovereign agrees that the Town Centre should be the focus of major retail development within 

Corby Borough.   

 

With regard to the Options set out in paragraph 10.9, Sovereign supports the review of town centre 

boundaries.  

 

The Proposed Town Centre Boundary Plan, shown as Appendix 1 at page 9 of the Review of Boundaries in 

Corby Town Centre document, is considered to accurately reflect the Town Centre boundary and should be 

taken forward in the Local Plan.  

 

As a point of clarity though, the base map used should be updated as it no longer reflects the current built 

form in the Town Centre. For example, Crown House and former bus station has been demolished and this 

should be reflected on the base map. This change will assist in the understanding of the Local Plan.   

 

Question 44 - Do you have any comments on the options suggested? Have all the key development 

principles been identified that should continue to be supported and carried through into policy 

designations? 

 

Whilst the creation of a Neighbourhood Plan is supported, this is likely to take some time and it is important 

that a new Local Plan is put in place as soon as possible to provide clear policy and guidance in respect of 

development within the Town Centre.  

 

The Neighbourhood Plan could take a number of years to deliver and it should conform to the wider 

Development Plan, namely the North Northamptonshire Joint Core Strategy (“NNJCS”) and the Part 2 Local 

Plan. As such, Sovereign agrees that the Local Plan (and NNJCS) should establish the principles for 

development within Corby Town Centre and the Neighbourhood Plan should conform to these, and if 

necessary, add further detail.  

 

Having regard to paragraph 10.14, Sovereign agrees that the Masterplan is out of date and should no longer 

be used for development control purposes. Instead the Local Plan should provide the development principles 

for Corby Town Centre, though these should not be overly prescriptive and should be applied flexibly with 

regard to site specific constraints and development viability.  

 

In terms of the principles set out at paragraph 10.14, these are broadly supported by Sovereign, although the 

following should be reconsidered in light of planning application reference 16/00447/DPA which relates to the 

former Crown House site and Market Walk and which faces Westcott Way:  
 

 Opportunities should be identified and implemented to improve frontages to Westcott Way  

 

As the Council will be aware application 16/00447/DPA has been submitted in October 2016 and this 

proposes the creation of a retail extension to Market Walk and the redevelopment of the former Crown 

House site to extensive surface level car parking.  

 

As far as possible, the above principle have been incorporated into the design but as the Council will know, 

site constraints, development viability, and retailer demand have all shaped the scale, form and layout of the 

proposed development.   

 

The proposed retail development is orientated to face south towards Westcott Way, and the proposed 

development is set back from Westcott Way to allow for surface car parking to be provided to the requisite 
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levels and standards. Though the desirability to have development fronting Westcott Way is understood, this 

is not feasible, nor deliverable. On this basis alone the principle should be deleted as it is unrealistic insofar 

as this may relate to creating retail frontage.  

 

Alternatively the wording of the principle could be changed to reflect the benefits that an improved 

landscaping scheme on the Westcott Way frontage could create. The current application proposes a strong 

landscape boundary that reflects the landscape character of the recent landscaping improvements in this 

part of the town centre. Further, pedestrian linkages are proposed in this location, creating better 

accessibility and permeability to the town centre. These proposals help to create a better sense of place, a 

better welcome to the town centre, and better public realm. All of these outcomes should be supported by 

policy.   

 

The planning application is due to be determined in January 2017 and assuming it is approved, the intention 

is that development commences in the spring. In this context, care should be taken to ensure that design 

principles relating to the Site remain relevant once the Local Plan is adopted in due course.  

 

Question 45 - Are the updated draft retail boundaries correct? If not, please indicate 

how the boundaries should be changed.  
  

In respect of paragraph 10.22 Sovereign supports Option A which proposes to review the retail boundaries 

and include these on the Proposals Map.  

 

The Proposed Town Centre Boundary as shown as Appendix 1, page 9 in the Review of Boundaries in 

Corby Town Centre document, is considered by Sovereign to be correct, having regard to paragraph 23 of 

the National Planning Policy Framework. As set out within our response to Question 43 above though, the 

base map should be updated to accurately reflect the built form of the Town Centre.  

 

In terms of Appendix 2 and 3 of the Review of Boundaries in Corby Town Centre document showing the 

Proposed Primary Shopping Area and Primary and Secondary Retail Frontages respectively, it is considered 

that overall the Maps are correct but some modest changes are required.  

 

The frontages on Alexandra Road and George Street are designated as Secondary Retail Frontage, yet 

these are not within the Primary Shopping Area. These frontages, whilst including retail uses, are becoming 

remote from the Primary Shopping Area and are of less importance/significance than the rest of the Primary 

and Secondary Retail Frontages. It is therefore suggested that these frontages are undesignated. Sovereign 

would not support the extension of the Primary Shopping Area to include these frontages.  

 

It is also noted that Hamilton House, the site adjacent to South Eastern Gateway development site, is 

included within the Primary Shopping Area but is not identified as a development option. If it is to remain 

within the Primary Shopping Area, it is considered the site should form a development option, as referenced 

in our response to Question 47. However, it is considered unlikely that the residential site will come forward 

for retail development during the lifetime of the Plan. 

 

Question 46 - Do you have any comments on the options suggested?  
 

Paragraph 10.26 states that “Retailing is dynamic and planning policy must respond to trends and growths. It 

is recognised that existing policies are restrictive and discourage night time activity and that there is 

expected to be a large growth in food and beverage outlets possibly at the expense of A1 retail and the 

internet is expected to reduce the number of shops overall”. Sovereign agrees with this statement.  

 

The retail environment is changing at a rapid rate and city and town centres are ever evolving. Customers 

are looking for a wider variety of experience and new roles for town and city centres are emerging. 

Furthermore, new uses are emerging, with several new retail and retail-related formats which do no not 

naturally fall into any specific use class. Specifically, the retail footprint in many centres is decreasing and 

space is being taken up with other uses including leisure and other town centre uses. 
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Paragraph 23 of the NPPF states that planning policies should be positive, promote competitive town centre 

environments and plan for the management and growth of centres over the plan period. In drawing up Local 

Plans, local planning authorities should, amongst other matters, pursue policies to support their viability and 

vitality and promote competitive town centres that provide customer choice and a diverse retail offer, which 

reflects the individuality of town centres. 

 

In this context, Sovereign fully supports proposed Option C for the Primary Retail Frontages. This is due to 

greater flexibility being needed to allow food and beverage uses (Use Classes A3/A4/A5) within town centres 

to encourage increased activity and a variety of shopping and leisure uses.   

 

In respect of Secondary Retail Frontages, Sovereign supports Option D to maximise flexibility of uses, 

enabling the enhancement of the vitality and viability of the town centre as encouraged within paragraph 23 

of the NPPF. However, clarification is needed as to what is meant by ‘retail uses’ as throughout the 

consultation document this phrase appears to take on different meanings. It is considered that ‘retail uses’ 

equates to A Class Uses (A1/A2/A3/A4/A5) and therefore the option implies that any A Class Use will be 

allowed in the Secondary Retail Frontage, which is supported. It is important that the policy is clear and 

consistent in its meaning to prevent differing interpretations so as to comply with the NPPF, paragraph 154. 

 
Question 47 - Do you have any comments on the proposed approach to the key town centre 
development opportunities? Are there any particular issues the Council should know about these 

sites?  
 

The inclusion of the Oasis Car Park as an opportunity site is supported. However, the site should be known 

as the Oasis Retail Park and the boundary should be extended to include all of the retail units which 

currently occupy the site, including the car park. 

 

To confirm, Sovereign own the Oasis Retail Park and the Council is correct that the car park is very well 

used and the retail units trading well. At this time there are no plans for comprehensive redevelopment of the 

site, though as officers will be aware, plans for additional retail floorspace on this site are being considered.  

 

For both the Oasis Retail Park and Alexandra Road development sites, the development principles include 

the opportunity to create an ‘activity hub’. The meaning of what an activity hub is must be clarified as to 

comply with paragraph 154 of the NPPF which states the need for clear policies. The term activity hub is 

ambiguous and should not be taken forward in the Plan without sufficient clarity as to what is expected by 

such a development.  

 

Regarding the South Eastern Gateway opportunity site, it is considered that its inclusion within the Plan will 

result in the Plan being out of date once adopted. The site is currently subject to a planning application 

reference 16/00447/DPA for its redevelopment. The proposals include the provision of some 4,700 sqm of 

retail floorspace, the creation of new surface level parking and public realm improvements at Market Walk.  

 

A decision on the application is expected in January 2017 and the intention is to commence development 

during the spring. The current proposals are designed to serve the needs of the town for the long term, and 

further redevelopment in the short/medium terms is unlikely to come forward.   

 

At paragraph 157 of the NPPF it states that Local Plans should be up to date, and therefore the inclusion of 

the South Eastern Gateway, as currently outlined, will be out of date by the time the Plan is adopted. It is 

suggested that the site either be redefined to include land not within the current proposals (such as the 

residential land and buildings south of the roundabout on Elizabeth Street), or deleted altogether.  

 

If the site is to be retained within the Plan as a development opportunity it is suggested that the description of 

the site be updated to reflect the current proposals. Further, as a point of clarity, planning permission was not 

granted for an eight screen cinema, but rather Planning Committee resolved to grant permission but a 

Section 106 Agreement was not signed, and the decision notice was not issued.  
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Question 48 – Are you aware of any other potential development sites within or adjacent to the town 

centre that are available and not identified? If so, please supply further detail 

 

It is considered that Hamilton House could be included as a development site if it is to remain within the 

Primary Shopping Area, as stated in our response to Question 45. 

 

Question 49 - Which of the options do you think provides the best approach to protect the vitality 

and viability of existing centres?  If you preferred the first option, please state what they should be 
and/or how should they be calculated?  

 

Sovereign supports Option A whereby a locally set threshold should be adopted above which retail impact 

assessments should be provided as in support of applications for retail development in an edge or out of 

centre location.  

 

Paragraph 23 of the NPPF states that town centres should be recognised as the heart of their communities 

and policies should be pursued to support their viability and vitality; therefore town centre uses, specifically 

retail, should be focussed into the town centre and within the Primary Shopping Area to protect the vitality 

and viability of centres.  

 

Retail proposed in out of centre locations should not be supported unless the impact of such development 

can be demonstrated to not undermine the viability and vitality of Corby Town Centre.  

 

Sovereign is seeking to deliver additional retail floorspace in the Town Centre and deliver the regeneration of 

an important but derelict site, a gateway to the town. Retail development coming forward elsewhere, 

particularly large format retail units, divert trade away from Corby Town Centre and undermine its long term 

viability and vitality. Importantly, such diversion of spend away from Corby Town Centre stands to undermine 

the deliverability of the development proposals currently being considered by the Council (application 

16/00447/DPA).  

 

Paragraph 10.35 states that there is limited increase in spending capacity up to 2031 to support retail growth. 

As such, available spend should be directed to Corby Town Centre as far as possible. The Council also 

acknowledges that even retail development below 1,000 sqm could have an impact upon Corby Town 

Centre and as such, it is suggested that a lower threshold for an impact assessment be set.  

 

It is considered that to allow for small scale convenience retail to come forward in some locations, an impact 

threshold of 350 sqm should be set for the Borough. This should apply to all retail development being sought 

in edge and out of centre locations. The Council will need to justify a locally set threshold through a robust 

evidence base. 

 
Question 50 - Are there any other local issues that you think we should cover in relation to the town 
centre and town centre uses – if so what are they?  
 

Sovereign consider that there should be a policy to prevent the expansion of out of centre developments and 

emphasise that Corby Town Centre should be the focus for retail development. The Council should ensure 

policy is suitably restrictive and that, given that Sovereign is seeking to deliver significant investment in the 

Town Centre, including through the provision of additional retail floorspace, that these plans are not 

undermined by out of centre retail development coming forward.  

 

The policies should refer to the key paragraphs of the NPPF i.e. 23-27, and should ensure that any out of 

centre retail development proposed above 350 sqm is required to undertake an impact assessment which 

should specifically consider the impact on planned investment in Corby Town Centre.  
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CONCLUSION 

 

Overall Sovereign supports the broad direction of the planning policies set out in the consultation document 

and Sovereign would be pleased to work closely with the Council to establish a robust set of policies for the 

Town Centre.  

 

Should you require any further information at this time, do not hesitate to get in touch with  

  

 

 

 

Yours sincerely 

 
 

  

For and on behalf of Corby Town Centre S.A.R.L. and Sovereign Centros 

 

 

 




