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1.0 Introduction
1.1

Instruction

1.1.1

This Retail Capacity Statement (‘Statement’) has been prepared by WYG Planning (‘WYG’) on
behalf of Corby Borough Council (‘the Council’) in relation to the examination of the Part 2
Local Plan for Corby.

1.1.2

The Inspector’s Initial Questions for the Council were received on the 13 February 2020. This
Statement has been prepared in response to Question 14:
“[North Northamptonshire] Joint Core Strategy Policy 12 c) requires a minimum
increase of 12,500sq m net of comparison floorspace by 2031. How is this provided for

in the Part 2 Local Plan?
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2.0 Background
North Northamptonshire Retail Capacity 2014 Update
2.1.1

The evidence base which informs Policy 12 comprises the North Northamptonshire Retail
Capacity Update, 2014 (the ‘2014 Retail Capacity Update’). The 2014 Retail Capacity Update
was undertaken by Peter Brett Associates on behalf of the North Northamptonshire Joint
Planning Unit, a partnership between Corby and Wellingborough, Kettering and East
Northamptonshire Councils together with Northamptonshire County Council. The 2014 Retail
Capacity Update provided an update to quantitative retail capacity forecasts for the North
Northamptonshire area.

2.1.2

The 2014 Retail Capacity Update identifies that there will be a need for approximately 24,900
sq.m net additional comparison goods floorspace across the ‘Northern Sub-Area’ (which covers
Kettering, Corby, and the Rural North, Oundle and Thrapston parts of East Northamptonshire)
in the period up to 2031. The assessment was based on existing shopping patterns as
established in the 2011 North Northamptonshire Retail Capacity Update and took account of
all retail developments that were granted permission subsequent to this date up to 2014.

2.1.3

The report notes that it will be challenging for the Northern Sub-Area to retain its current
market share, due to the likely strong comparison goods offer at Rushden Lakes Shopping
Centre, which can be expected to draw trade from the Northern Sub-Area. Peter Brett
Associates considered that, in reality, this figure of 24,900 sq.m net formed a suitable ‘upper
limit’ for the amount of floorspace that could realistically come forward.
North Northamptonshire Joint Core Strategy - Policy 12

2.1.4

Part 1 North Northamptonshire Joint Core Strategy 2011-2031 (the ‘Joint Core Strategy’) was
adopted in July 2016.

2.1.5

Policy 12 (Town Centres and Town Centre Uses) of the Joint Core Strategy sets out that the
vitality and viability of the town centres in North Northamptonshire will be supported by, inter
alia, maintaining and regenerating Corby and Kettering Town Centres as the focus of higher
order facilities and retail investment service growing communities in the north. This will
include a minimum increase of 12,500 sq.m net comparison shopping floorspace in Corby and
Kettering Town Centres respectively by 2031.

2.1.6

This provision seeks to accommodate the need identified in the 2014 Retail Capacity Update,
for 24,900 sq.m net additional comparison goods floorspace across the Northern Sub-Area. In
2

accordance with the town centre first approach, Policy 12 of the Joint Core Strategy directs
approximately half of this requirement (12,500 sq.m) each to Kettering and Corby Town
Centres.
National Planning Policy Framework (NPPF)
2.1.7

The requirement for local authorities to meet anticipated needs for retail, and other town
centre uses, is effectively set out in the NPPF. Paragraph 11 indicates that local plans should
positively seek to meet their objectively assessed development needs and be sufficiently
flexible to adapt to rapid change.

2.1.8

Paragraph 85 of the NPPF indicates that, in drawing up local plans, authorities should, inter

alia:
d) ‘allocate a range of suitable sites in town centres to meet the scale and type of
development likely to be needed, looking at least ten years ahead. Meeting anticipated
needs for retail, leisure and other main town centre uses over this period should not
be compromised by limited site availability, so town centre boundaries should be kept
under review where necessary’; and
e) ‘where suitable and viable town centre sites are not available for main town centre
uses, allocate appropriate edge-of- centre sites that are well connected to the town
centre.’
2.1.9

The latest iteration of the NPPF seeks to ensure that a flexible and positive approach is taken
towards town centre development, encouraging them to grow and diversify in a manner which
allows for a rapid response to any changes to the retail sector and also allows for a suitable
and flexible range of uses, including residential uses.
Current Retail Context

2.1.10 The current retail context is considered pertinent to planning for new retail floorspace. We
provide a brief summary of relevant matters below.
2.1.11 Economic conditions since the post Global Financial Crisis period of 2008/09, which saw the
failure of Woolworths, Stead and Simpson and Zavvi amongst others, have had a clear impact
on the retailer sector. Over the last five years, changing consumer trends, higher inflation,
lower consumer spend and higher costs for retailers have continued to increase the pressure
on retail business models. The continued rise in internet shopping is a key trend with internet
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sales’ share of total retail rising to a little over 18% in 2019 against less than 5% in 2008.1
Internet shopping is expected to continue to grow rapidly over the next decade, outpacing
traditional forms of spending.
2.1.12 Many retailers have found themselves struggling to pay their rents and other overheads, such
as a rising minimum wage and business rates. This together with consumers doing more of
their shopping online has resulted in a large number of national retailers restructuring or going
into administration.
2.1.13 Colliers2 report that 2018 was a particularly challenging year for retailers, with the retail sector
experiencing the most challenging environment since the post Global Financial Crisis period
and a raft of CVAs and administrations. This led to Toys R Us, Maplin and Poundworld going
into administration, and House of Fraser, New Look, Carpetright and Prezzo seeking a
Company Voluntary Agreement, amongst others. The high number of retail operator failures
persisted in 2019, with Debenhams, Mothercare and Bathstore all going into administration.
2.1.14 Current trading conditions for retailers remain tough. At the beginning of 2020, there
remained considerable uncertainty surrounding the impact of Brexit on the retail industry.
However, these concerns have now been overshadowed by the ongoing Covid-19 global
pandemic. At the time of writing, all non-essential shops are closed and retail is expected to
be one of the sectors hit hardest by the outbreak. Indeed, Debenhams, Cath Kidston and
Laura Ashley have already announced the permanent closure of stores after the pandemic
exacerbated their existing financial difficulties. Warehouse and Oasis have also announced
that they have entered into administration. It is expected there will be many other retail
casualties and stores that never reopen after the temporary Government closure order is
lifted.
2.1.15 As a result of the continuing high-profile company administrations and store closures, a key
issue impacting many town centres in the UK is increased town centre vacancy levels.
2.1.16 The Government published the ‘The High Street Report’ in December 2018, authored by Sir
John Timpson, which set out a range of recommendations and measures to help high streets.
This included: setting up a High Streets Task Force to create a single voice for town centres to
act as and facilitate networks and skills creation and to share data between them, setting up a
new Future High Streets Fund and short term solutions such as increasing or improving
parking provision and addressing empty or vacant units on high streets. We understand that
1
2

Experian Retail Planner Briefing Note 17, February 2020
Colliers Retail Barometer 2018 report.
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Corby has been included as one of the towns within the £3.6 million Towns Fund which will
provide opportunity to bid for new funding from Government to support the town centre.

2.2

Methodology

2.2.1

The Opportunity Sites in the Draft Part 2 Local Plan for Corby are proposed to support
meeting Corby’s comparison goods floorspace needs. Whilst Joint Core Strategy Policy 12
requires a minimum of 12,500 sq.m net of comparison goods floorspace to be planned for in
Corby the following needs to be taken into account:
•

comparison goods floorspace developed in Corby since the 2014 Retail Capacity
Update; and

•

extant comparison goods planning permissions granted since the 2014 Retail Capacity
Update.

2.2.2

This Statement firstly takes into account the above in order to assess whether any of the
identified floorspace capacity for Corby has been absorbed since 2014.

2.2.3

The Statement then undertakes a review of the Opportunity Sites identified in the Draft Part 2
Local Plan for Corby to assess their potential capacity to accommodate the residual identified
comparison goods minimum floorspace requirement once absorbed capacity is accounted for.

2.2.4

Next, the Statement analyses the retail market’s current climate with respect to the
anticipated comparison floorspace need and considers the potential contribution of existing
vacant units towards accommodating the identified residual comparison goods floorspace
capacity.

2.2.5

Finally, the Statement sets out a summary of our findings and conclusions in terms of how the
overall minimum comparison goods floorspace requirement outlined within the Joint Core
Strategy Policy 12 is planned for in Part 2 of the Local Plan.

2.3

Structure of Statement

2.3.1

This Statement is structured as follows:
•

Section 3 provides our comparison goods capacity assessment;

•

Section 4 considers the existing retail market position for Corby; and
5

•

Section 5 sets out a summary of our findings and overall conclusions.
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3.0 Corby Comparison Goods Capacity Assessment
3.1

Comparison Goods Floorspace Developed since 2014 Retail Capacity
Update

3.1.1

The first step is to make a deduction from the 12,500 sq.m of capacity for comparison retail
floorspace directed to Corby under Policy 12 of the Joint Core Strategy, and as based on the
findings of the 2014 Retail Capacity Update, to account for comparison retail floorspace that
has come forward across Corby Borough since 2014.

3.1.2

Whilst Policy 12 seeks to direct the available capacity to Corby Town Centre, any comparison
retail floorspace that has already come forward elsewhere in the borough since 2014, or is
committed through an extant planning permission, would reduce the capacity that remains
available to support the delivery of such floorspace in the town centre from the 12,500 sq.m
identified at 2014. The residual capacity is important to understand as the overall floorspace
capacity identified by Policy 12 represents an upper capacity limit based upon the anticipated
total available comparison spend capacity of the population within the catchment area as
analysed by the 2014 Retail Capacity Update.

3.1.3

There are two such developments that are expected to draw on the comparison goods
capacity available for Corby as scheduled in Figure 2.1 below. These are the new Aldi
foodstore off Saxon Way West and the development of a Wickes store at Courier Road.

3.1.4

As shown in Figure 2.1, it is calculated that the comparison retail floorspace developed since
2014 absorbs a total of 2,109 sq.m net of the available capacity for new comparison goods
floorspace in Corby Borough.
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Figure 2.1 – Comparison Goods Floorspace Developed since 2014 Retail Capacity
Update
Planning
Application
Reference

Scheme

Location

Status

Net
Comparison
Retail
Floorspace
sq.m

15/00111/DPA

Proposed new Class A1 Food Retail
Store

Land off
Saxon Way
West, Corby

15/00301/DPA

Erection of retail warehouse (Class A1)
with mezzanine, outdoor project centre
and secure compound access

Courier
Road, Corby

Open and
trading (Aldi)
Open and
trading
(Wickes)

Total

2511

1,8582
2,109

Notes:
1
251 sq.m net comparison retail floorspace sourced from planning application material.
2
2,323 sq.m gross retail floorspace sourced from planning application material. Assumed 80% net to gross and that
all of the retail floorspace will be comparison retail floorspace.

3.2

Extant Comparison Goods Planning Permissions Granted since 2014
Retail Capacity Update

3.2.1

The next stage is to make an allowance for the extant planning permissions for comparison
retail floorspace granted since 2014 to absorb some of the available capacity for new
comparison goods floorspace in Corby.

3.2.2

There are four such developments that are expected to draw on the comparison goods
capacity available for Corby as scheduled in Figure 2.2 below. These are the comparison retail
floorspace associated with the proposed residential developments at Little Stanion (ref.
17/00702/DPA) and Oakley Vale (ref. 15/00138/OUT), the proposed new centres as part of
West Corby Sustainable Urban Extension (ref. 17/00180/OUT), and the proposed Market Walk
East scheme in Corby Town Centre (ref. 16/00447/DPA).

3.2.3

We note that the proposed new centres associated with the North East Corby Sustainable
Urban Extension at Priors Hall benefitted from outline planning permission at the time of the
2014 Retail Capacity Update and were therefore already taken into account as part of the
2014 retail capacity assessment.

3.2.4

As shown in Figure 2.2, it is calculated that the extant planning permissions for additional
comparison retail floorspace in Corby will absorb a total of 3,927 sq.m net of the available
capacity for new comparison goods floorspace in Corby. A detailed assessment of the new
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comparison retail floorspace that could potentially be delivered through the Market Walk East
scheme in Corby Town Centre is subsequently provided.
Figure 2.2 – Comparison Goods Floorspace Planning Permissions Granted since
2014 Retail Capacity Update
Planning
Application
Reference

Scheme

Location

Status

Net
Comparison
Retail
Floorspace
sq.m

15/00138/OUT

Residential development for up to 530
dwellings, a local centre (to include
uses C3, A1-A5, B1 and D1, primary
school/community facility

Land south of
Brooke Weston
Academy,
Oakley Vale

Extant

2801

17/00180/OUT

Sustainable urban extension comprising
of 4,500 dwellings, 46,850sqm of class
B1/B2, two local centres/mixed use
areas (including up to 3,000 sq.m of
A1-A5 uses), B1, C2, C3 and D1/D2 and
schools

West Corby
Sustainable
Urban
Extension

Extant

7002

17/00702/DPA

Residential development for 66
apartments, 598 sq.m local centre for
uses A1-A5 and a community hall

Roman Road,
Little Stanion

Extant

843

Retail Extension to Market Walk East

Market Walk
East and
adjoining land,
Elizabeth Street

Extant

2,8634

16/00447/DPA

Total

3,927

1

4,000 sq.m gross local centre floorspace sourced from planning application material, which could be used for a mix
of offices, local shops, health facilities, some housing, or a pub/restaurant/café. Assumed that 10% will be used for
comparison retail and a net to gross ratio of 70%.
2
Assumed that 1,000 sq.m of maximum total 3,000 sq.m gross Class A1-A5 floorspace permitted will be comparison
retail floorspace in accordance with planning application material. Assumed 70% net to gross.
3
Assumed that 20% of total 598 sq.m gross Class A1-A5 floorspace permitted will be comparison retail floorspace.
Assumed 70% net to gross.
4
Estimated in Figure 2.3

Market Walk East
3.2.5

A hybrid planning application (ref. 16/00447/DPA) for the demolition of existing buildings,
creation of a new surface level car park and retail extension to Market Walk East was
approved in November 2017. The retail extension to Market Walk East comprises the outline
element of the scheme, which proposes the erection of a two-storey building comprising retail
units (Use Classes A1 to A5), and new refurbished retail units at Market Walk (Use Classes A1
to A5). The scheme will provide a gross internal area of 4,700 sq.m across three blocks as
scheduled in Figure 2.3 below.
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3.2.6

The outline application established the maximum development parameters for the retail
development, whilst allowing sufficient flexibility in the design of the retail units to respond to
market demand. The end users of the proposed floorspace are not therefore known at this
stage.

3.2.7

We consider that all of the proposed floorspace would be suitable for occupation by
comparison good retailers given: the prime location of the proposed units which will form part
of Corby Town Centre’s main shopping precinct; the prominent and visible frontage; proximity
of car parking provision; and high footfall associated with the adjoining car park.

3.2.8

Based on our review of the proposed scheme and experience in respect of similar schemes
elsewhere, we expect that, subject to market demand, the proposed floorspace would be most
likely to come forward for comparison retail along with an element of convenience retail, and
food and drink uses.

3.2.9

As shown in Figure 2.3, it is calculated that the Market Walk East scheme would absorb a total
of 2,863 sq.m net of the available capacity for new comparison goods floorspace in Corby.
Figure 2.3 – Comparison Goods Floorspace at Market Walk East
Market Walk East Scheme

Proposed Gross
Floorspace1

Potential Gross
Comparison
Retail
Floorspace

Potential Net
Comparison
Retail
Floorspace6

sq.m

sq.m

sq.m

1,838

1,2142

850

1,982

1,9823

1,586

540

2704

189

340

5

340

238

4,7001

3,806

2,863

Car Park Level
Block 1 (Unit 4)
Mall Level
Block 1 (Unit 4)
Block 2 (Units G1 and G2)
Block 3 (Unit 10)
Total

Notes:
1
Gross floorspace figure sourced from planning application and represents the approved floorspace. Scale and
number of units assumed based on indicative layout submitted as part of the planning application.
2
Estimated by WYG assuming that 66% of the floorspace is occupied by comparison retailers
3
Estimated by WYG assuming that all of the floorspace is occupied by comparison retailers
4
Estimated by WYG assuming that 50% of the floorspace is occupied by comparison retailers
5
Estimated by WYG assuming that all of the floorspace is occupied by comparison retailers
6
Estimated by WYG assuming a net to gross ratio of 80% for Block 1 (Mall Level) and 70% for Blocks 1 (Car Park
Level), 2 and 3.

3.2.10 Based on the analysis provided at Figures 2.1 and 2.2, is it identified that in total, the
developed floorspace and extant planning permissions since 2014 absorb 6,036 sq.m of the
12,500 sq.m floorspace capacity for Corby.
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3.3

Opportunity Sites in Draft Part 2 Local Plan for Corby

3.3.1

We now assess the potential contribution of opportunity sites in Corby Town Centre towards
meeting the identified requirement for new comparison retail floorspace.

3.3.2

Policy 24 (Corby Town Centre Redevelopment Opportunities) of the Draft Part 2 Local Plan for
Corby identifies four main locations for new development and growth in Corby Town Centre,
which are proposed to be allocated for mixed use development. Policy 24 sets out that
schemes coming forward on these sites must contribute towards the provision of comparison
shopping floorspace as required by Policy 12 of the NNJCS. The allocations are supported by
site-specific policies TC1 to TC4, which provide further detailed guidance on the development
of these sites.

3.3.3

The four Opportunity Sites in Corby Town Centre identified the Draft Part 2 Local Plan for
Corby are as follows:

3.3.4

•

Parkland Gateway (Ref. TC1)

•

Everest Lane (Ref. TC2)

•

Former Co-op, Alexandra Road (Ref. TC3)

•

Oasis Retail Park (Ref. TC4)

We provide an overview of each of the Opportunity Sites and assess the potential level of
comparison goods floorspace that each site could accommodate in their future development.

3.3.5

The assessment of the Opportunity Sites provided below has been undertaken with regard
taken to the current retail climate. Policy 24 of the Draft Part 2 Local Plan, together with
Policies TC1 to TC4 retain flexibility as to the extent of retail floorspace to be delivered at each
of the Opportunity Sites, whilst seeking to support retail growth and to meet arising need. The
level of retail provision which will comes forward at each site will ultimately be dependent on
market conditions and the interest provided by retail operators.
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Parkland Gateway (Ref: TC1)
Figure 2.4 – Policy TC1 Parkland Gateway Opportunity Site

Source: Draft Part 2 Local Plan for Corby

Site Description
3.3.6

The Parkland Gateway site extends to 0.98 ha and is cleared for development. The site is
located in the north west of Corby Town Centre, within the proposed town centre boundary
and outside of, but adjoining the Primary Shopping Area. The site sits to the north of the new
Savoy Cinema leisure development. Other neighbouring uses include car parking, woodland,
shops, restaurants, swimming pool, a bingo hall, and a job centre. The site slopes gently
downwards from south west to north east.

3.3.7

Policy TC1 (Parkland Gateway) of the Draft Part 2 Local Plan for Corby proposes to allocate
the site for mixed use development that subject to viability will include around 100 dwellings.
The policy states that proposals that include a range of main town centre uses, a higher
density residential scheme and active frontages that create an urban edge to George Street
will be encouraged.
Planning History

3.3.8

Two outline planning applications were submitted on the site in 2011 as follows:
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•

11/00162/OUT – Outline application for two buildings to accommodate approximately
2,044 sq.m of A3/A4/D2 uses with car parking; and

•

11/00163/OUT Outline planning application for circa 113 dwellings comprising a mix of
1, 2, and 3 bed units within a 3/4 storey building with car parking, amenity space, and
a new access from George Street.

3.3.9

The Council resolved to approve both applications in 2011 subject to S106 agreements, which
remain to be agreed. The proposed locations for the proposed units are indicatively shown in
Figure 2.5.
Figure 2.5 – Previous Development Proposals for Parkland Gateway

Source: Planning application submission (ref. 11/00162/OUT)

Development Potential
3.3.10 The residential density seems very high in the context of occupying approximately 0.6ha of
the site area (based on the approved indicative floor plan) and building heights in the town
centre. That would equate to a density of 166 dwellings per hectare (dph). The stated 100
dwelling figure therefore could undermine any other town centre uses other than residential
coming forward on this site.
3.3.11 However, the indicative development proposals submitted in support of the 2011 outline
applications for the development of the site suggest that there is potential for some 2,000
sq.m of floorspace for commercial uses to come forward on the site in addition to the 100
dwellings required under Policy TC1 of the Draft Local Plan for Corby, although at the time this
was proposed for A3/A4/D2 uses rather than comparison retail.
13

3.3.12 Whilst the site occupies a prominent location with frontage to George Street, this area of the
town centre comprises a secondary retail area and is focus for leisure and food & drink uses.
We therefore consider that A3/A4/D2 uses remain the most suitable and appropriate use of
any commercial floorspace that comes forward of the site, particularly given the adjacency to
the cinema.
3.3.13 We therefore consider that the future development of the Parkland Gateway site is unlikely to
accommodate any comparison retail floorspace.
Everest Lane (Ref: TC2)
Figure 2.6 – Policy TC2 Everest Lane Opportunity Site

Source: Draft Part 2 Local Plan for Corby

Site Description
3.3.14 The Everest Lane site extends to 0.89 ha and is located at the north east of the Primary
Shopping Area and Corby Town Centre. The site is occupied by a former TA centre, which is
now in community use, a parade of shops with flats above, a public house, offices and leisure
uses. The existing parades of shops fronting New Post Office Square and Elizabeth Street
comprise secondary retail frontage and accommodate a mix of Class A1 to A5 uses.
3.3.15 The site sits to the east of Oasis Retail Park and to the north of the pedestrianised New Post
Office Square. Other neighbouring uses include residential properties, a park, a gym and
Council offices.
14

3.3.16 Policy TC2 (Everest Lane) of the Draft Part 2 Local Plan for Corby proposes to allocate the site
for mixed use development that subject to viability will include around 70 dwellings. The policy
states that proposals that include a range of appropriate main town centre uses will be
encouraged where these are consistent with other policies in the Plan, including the
requirement to support and enhance existing community facilities. Incorporation of a higher
density residential scheme that complements the surrounding mix of uses should be
considered. Proposals should maximise the opportunity to provide a key feature building
towards the north-eastern corner of the site to create a gateway into the town centre.
Planning History
3.3.17 There are no recent planning applications of relevance to assessing the development potential
of the site.
Development Potential
3.3.18 The site offers good visibility for retailers with road frontage to both Alexandra Road and
Elizabeth Street. The site is located within the Primary Shopping Area and is adjacent to the
national multiple retailers located within Oasis Retail Park, namely Argos, Home Bargains and
Farmfoods. Therefore, we consider this site is an appropriate location for additional
comparison goods floorspace.
3.3.19 The Council’s desire for key feature building would aid the feasibility of bringing forward a
scheme of circa 70 dwellings with commercial floorspace at ground floor level. We consider
that the Everest Lane site could potentially accommodate in the region of 2,500 sq.m of gross
floorspace for commercial uses at ground floor level. However, we expect that such units
would be suitable for and, subject to market demand, most likely to attract a mix of Use Class
A1 to A5 operators. We estimate that 500 sq.m (20%) would be occupied by comparison retail
operators, subject to market demand.
3.3.20 We therefore consider that the Everest Lane site could potentially accommodate a total of
350 sq.m of the remaining available capacity for new comparison goods floorspace in Corby
Town Centre over the plan period as calculated in Figure 2.7.
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Figure 2.7 – Potential New Comparison Retail Floorspace at Everest Lane
Development Opportunity

Site Area

Potential Gross
Comparison
Retail
Floorspace

Potential Net
Comparison
Retail
Floorspace

ha

sq.m

sq.m

0.89

500

350

Residential development with
ground floor units (Use Class A1-A5)
Total

350

Notes: Estimated potential for 2,500 sq.m of gross Use Class A1-A5 floorspace. Assumed 20% would be occupied by
comparison retailers and net to gross ratio of 70%.

Former Co-op, Alexandra Road (Ref: TC3)
Figure 2.8 – Policy TC3 Former Co-op, Alexandra Road Opportunity Site

Source: Draft Part 2 Local Plan for Corby

Site Description
3.3.21 The Former Co-op site extends to 0.84 ha and is located in the north of Corby Town Centre,
within the proposed town centre boundary and outside of, but adjoining the Primary Shopping
Area. The site encompasses a vacant former Co-op unit and associated car park.
3.3.22 The site sits to the north of Oasis Retail Park. Other neighbouring uses include residential uses
to the east of the site, a former community centre to the north, and a parade of shops, cafes,
hot food takeaways and a bingo hall fronting George Street to the west. The site slopes gently
downwards from south to north.

16

3.3.23 Policy TC3 (Former Co-op, Alexandra Road) of the Draft Part 2 Local Plan for Corby proposes
to allocate the site for mixed use development that subject to viability will include a policy
compliant mix of around 150 dwellings. The policy states that proposals that include a range
of main town centre proposals will be encouraged. The layout and density of the scheme
should aim to maximise the town centre location of the site and make the most efficient use of
land. A building that steps down from the south western corner would be welcomed to
minimise the impact on neighbouring residential properties. Proposals should also take
advantage of the clear visibility between the front of the site and the Cube.
Planning History
3.3.24 There are no recent planning applications of relevance to assessing the development potential
of the site.
Development Potential
3.3.25 The proposed housing density to be accommodated on the site is high and a multi storey
residential development is clearly envisaged for the site. Indeed, the very high density
residential aspirations could undermine other town centre uses coming forward on this site
and we consider that the potential to accommodate town centre uses on the site will therefore
be somewhat limited.
3.3.26 Notwithstanding the high residential density requirement, given the prominent town centre
location of the site with frontage to Alexandra Road and the Primary Shopping Area, we
consider that there is potential to accommodate units for town centres uses to Alexandra Road
at the ground floor level of any residential development.
3.3.27 Such units would be suitable for and most likely to attract, subject to market demand, a mix
of Use Class A1 to A5 operators. We consider that the former Co-op site could potentially
accommodate in the region of 1,750 sq.m of gross floorspace for Use Class A1 to A5 uses, of
which we estimate that 350 sq.m (20%) would be occupied by comparison retail operators,
subject to market demand.
3.3.28 We therefore consider that the former Co-op site could potentially accommodate a net total of
245 sq.m of the remaining available capacity for new comparison goods floorspace in Corby
Town Centre over the plan period as shown in Figure 2.9.
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Figure 2.9 – Potential New Comparison Retail Floorspace at Former Co-op Site
Development Opportunity

Site Area

Potential Gross
Comparison
Retail
Floorspace

Potential Net
Comparison
Retail
Floorspace

ha

sq.m

sq.m

0.84

350

245

Residential development with
ground floor units (Use Class A1-A5)
Total

245

Notes: Estimated potential for 1,750 sq.m of gross Use Class A1-A5 floorspace. Assumed 20% would be occupied by
comparison retailers and net to gross ratio of 70%.

Oasis Retail Park (Ref: TC4)
Figure 2.10 – Policy TC4 Oasis Retail Park Opportunity Site

Site Description
3.3.29 The Oasis Retail Park site extends to 1.15 ha and is located at the north west of the Primary
Shopping Area in Corby Town Centre. The site is in use as Oasis Retail Park and contains five
retail warehouse units associated car parking. Argos, Home Bargains, Farmfoods and Cancer
Research occupy four of the five units and the remaining unit is currently vacant.
3.3.30 The pedestrianised Corporation Street, one of the principal shopping streets in Corby Town
Centre sits to the south of the site and to the west is the new Savoy Cinema leisure
development. The former Co-op site is located to the north and the Everest Lane Opportunity
Site is located to the east.
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3.3.31 Policy TC4 (Oasis Retail Park) of the Draft Part 2 Local Plan for Corby proposes to allocate the
site for mixed use development. The policy states that proposals should create a landmark
building on the corner of Alexandra Road and George Street, deliver massing along Alexandra
Street frontage, and create commercial frontage onto George Street.
Planning History
3.3.32 There are no recent planning applications of relevance to assessing the development potential
of the site.
Development Potential
3.3.33 This is the largest of the opportunity sites, but is already built out and in use as a retail park
with associated car parking. The opportunity identified by the Council is not for the
redevelopment of the existing retail uses on the site, but the potential to accommodate
additional floorspace in the west of the site on part of the existing car park, to create a
landmark at the corner of George Street and active frontage to George Street.
3.3.34 The scope for additional floorspace on this site is therefore limited by the need to retain
sufficient car parking provision to serve the existing retail uses. The existing car park currently
appears to be well utilised. Data available from the Corby Town Centre Parking Study (2019)
indicates that the car park operates at around 65%-70% capacity on average.3 Discussions
with the agents for the site confirm that the car park is rarely full, and with the delivery of a
new town centre car park off Anne Street it is therefore considered that there is sufficient car
parking capacity for additional floorspace to come forward on the site.
3.3.35 It is nevertheless recommended that the parking needs is something for the Council to
consider in determining any future planning application.
3.3.36 Whilst no planning applications have been submitted for the development site, the
development of new retail unit (Unit F) adjacent to the existing Home Bargains unit is
currently being marketed for let. The indicative unit proposed comprises 465 sq.m at ground
floor level with potential for a full mezzanine, subject to planning. Proposed Unit F has been
marketed for at least the last 4 years, and following the closure of Mattressman at the retail
park in July 2018, an existing 360 sq.m unit at the retail park (Unit C) is currently vacant.
3.3.37 The agents for site have confirmed that this development is unlikely to come forward in the
short term due to a combined lack of market demand for the unit in the current climate, focus

3

Corby Town Centre Parking Study, Northamptonshire County Council, May 2019
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in filling the existing vacant retail unit at the retail park, and issues with the lease of the car
park to a third party. Nevertheless, there remains potential for this development to come
forward over the medium term (5-10 years) and within the plan period. We consider that the
retail unit would be most suitable for a comparison goods operator, given the size and type of
unit proposed, and the existing mix of operators within the retail park, which already
accommodates two retailers offering convenience products (Farmfoods and Home Bargains).
3.3.38 The potential for the development of a restaurant unit on the site on the George Street
frontage, opposite the cinema, has also previously been explored, which offers the potential to
provide a prominent building in the north west of the site and active frontage to George Street
in accordance with the Council’s aspirations for the site. The agents for site have confirmed
that this development is no longer being progressed due to a lack of demand from potential
operators in the current climate and issues with the lease of the car park to a third party,
although it is envisaged that this development could come forward over the medium term.
3.3.39 The potential locations for the proposed retail and restaurant units are indicatively shown in
Figure 2.11.
Figure 2.11 – Indicative Development Proposals for Oasis Retail Park

3.3.40 We therefore consider that the Oasis Retail Park site could potentially accommodate a total
net floorspace of 650 sq.m of the remaining available capacity for new comparison goods
floorspace in Corby Town Centre over the plan period as shown in Figure 2.12.
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Figure 2.12 – Potential New Comparison Retail Floorspace at Oasis Retail Park
Development Opportunity

Site Area

Potential Gross
Comparison
Retail
Floorspace

Potential Net
Comparison
Retail
Floorspace

ha

sq.m

sq.m

New retail unit (Unit F)

1.15

Ground level

465

325

Mezzanine

465

325

930

650

Total

Notes: Gross floorspace sourced from marketing material and assumes that the unit will be occupied by a
comparison retailer. Net floorspace estimated by WYG assuming a net to gross ratio of 80%.
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4.0 Existing Retail Market Position
4.1.1

This section provides an analysis of the retail market’s current climate in the context of Corby
and the anticipated nature of arising comparison floorspace need for the Corby Borough with
consideration to the residual comparison goods floorspace capacity identified within the earlier
sections of this report. To do so, consideration is provided to the level of existing vacant
floorspace within Corby Town Centre, the potential for windfall site to contribute to the
identified comparison floorspace capacity and the socio-economic factors which will influence
comparison floorspace need in the plan period.

4.2

Existing Vacant Units

4.2.1

As set out in Section 1 of this report, the last decade has been a particularly challenging
period for retailers, with high levels of vacancy a key issue for town centres. Whilst Corby
Town Centre has proved relatively resilient over this period, the centre has nonetheless
experienced a number of high-profile store closures during this time, such as TJ Hughes in
2011 and Mothercare in April 2017.

4.2.2

Consideration needs to be provided to the potential contribution which can be made by
existing vacant units towards accommodating the identified residual comparison goods
floorspace capacity in order to continue to effectively support the town centre first policy
strategy required by the NPPF.

4.2.3

Whilst a level of vacancy in a centre is to be expected as part of a healthy natural churn of
operators and enables new businesses to open up, there are several large (over 500 sq. m
gross) and mostly long term vacant units in Corby Town Centre as follows:
•

39-40 Queens Square (former TJ Hughes unit) - 4,274 sq.m, vacant since 2011,
currently under refurbishment for Sports Direct and USC;

•

29-30 Market Walk – 973 sq.m, refurbished July 2019;

•

40-42 Corporation Street (former Poundworld unit) – 901 sq.m, vacant since July
2018;

•

20 Willow Place (former Pep & Co) – 624 sq.m, vacant since at least 2018; and

•

13-15 Willow Place (former Mothercare) – 611 sq.m, vacant since April 2017.

•

Willow Place (former Arcadia Group unit) – 923 sq.m, vacant since early 2020.
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4.2.4

It is recognised that the former TJ Hughes unit is currently under refurbishment with a
scheduled opening date of Summer 2020. However, this large unit has remained vacant since
2011. Its reoccupation by Sports Direct and USC will therefore absorb a substantial proportion
of the capacity identified for new comparison retail floorspace in Corby Town Centre. It is
noted that with the exception of the former TJ Hughes unit, each of the above units has been
vacated since the publication of the 2014 Retail Capacity Update.

4.2.5

Delivery of the major ongoing and planned investment projects in the town centre such as the
Market Walk East scheme and redevelopment of the Opportunity Sites provides the greatest
potential to support the vitality and viability of Corby Town Centre. In addition to these key
projects and sites, we recommend that the reoccupation of the existing vacant units in the
centre should be the focus for the remainder of the identified comparison goods expenditure
capacity, rather than the development of new floorspace.

4.2.6

The five other large and long-term vacant units listed above, all of which would be suitable for
comparison goods retailing, along with the former TJ Hughes unit provide a total of 8,306
sq.m of gross floorspace. Assuming a net to gross ratio of 70%, which is typical for these
types of high street units, we estimate that these large vacant units could potentially
accommodate some 5,814 sq.m of the remaining capacity for net comparison retail
floorspace in Corby Town Centre.
Figure 2.13 – Comparison Goods Capacity of Large/Long Term Vacant Units
Gross
Comparison
Retail
Floorspace

Net
Comparison
Retail
Floorspace

sq.m

sq.m

4,274

2,991

29-30 Market Walk

973

681

40-42 Corporation Street (former Poundworld unit)

901

631

20 Willow Place (former Pep & Co)

624

437

13-15 Willow Place (former Mothercare)

611

428

Willow Place (former Arcadia unit)

923

646

8306

5,814

Unit

39-40 Queens Square (former TJ Hughes unit)

Total

Notes: Gross floorspace sourced from marketing material and assumes that the unit will be occupied by a
comparison retailer. Net floorspace estimated by WYG assuming a net to gross ratio of 70%.
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4.3

Windfall Site

4.3.1

Windfall sites and other development opportunities coming forward at non-retail allocation
sites also present opportunities to contribute to the overall comparison goods floorspace
capacity planned for in the Joint Core Strategy during the plan period.

4.3.2

Although it is not possible to accurately predict the extent of comparison floorspace which
may come forward over the plan period at windfall site, it is realistic to assume that such sites
will make a limited but quantifiable contribution to the overall comparison floorspace capacity
which has been planned for.

4.3.3

At the time of writing, a planning application at such a site is under consideration at land to
the north of Unit 5 at Corby Retail Park, which proposes 948 sq.m (gross) of open Class A1
retail floorspace (Ref. 20/00121/DPA).

4.4

Economic Considerations

4.4.1

In considering whether further site allocations are necessary, it is important to consider the
likelihood that further sites are necessary to meet demand. In this regard, the NPPF
requirement at paragraph 85 is for planning policies to allocate sites in town centres to meet
the ‘scale and type of development likely to be needed’.

4.4.2

It is worth noting that the comparison floorspace requirement set out by Policy 12 of the Joint
Core Strategy was considered to represent an ‘upper limit’ for the amount of floorspace that
could realistically come forward, and that the forecast requirement would not arise until the
end of the study period (beyond 2021 up to 2031).

4.4.3

The delivery of the full quantum of floorspace capacity identified by Policy 12 has become
even more challenging due to a myriad of economic reasons, including but not limited to;
changing consumer trends and the continued growth of on-line sales, unresolved uncertainty
surrounding Brexit and most recently the impact of the Covid-19 outbreak.

4.4.4

In respect to the economic impacts faced by the Covid-19 outbreak, Experian have predicted
that even in their most optimistic modelling, the UK unemployment rate would be anticipated
to rise sharply in the second quarter of 2020, as employees in the retail, leisure and hospitality
sectors reduce staff. Experian’s less optimistic modelled scenarios predict that it could take
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roughly five years for all lost output to be recovered, which would be broadly be in line with
the experience associated to the Global Financial Crisis of 2007/08.4
4.4.5

As well as the direct economic implications, there are concerns that housing completion rates
will also fall-off from the levels achieved prior to the Covid-19 outbreak, with similarities to
that experienced in the years following the 20007/08 Global Financial Crisis.5

4.4.6

The economic challenges for the retail sector expected in the coming years point to a likely
reduced capacity for retail spending, the ultimate consequence of which would likely be a
lower comparison floorspace capacity than that previously envisaged by the 2014 Retail
Capacity Update. An understanding of the extent of any economic bounce back for the retail
sector will need to be achieved to accurately inform future expenditure and retail floorspace
growth capacity.

4.5

Conclusions

4.5.1

The NPPF at paragraph 85 seeks to ensure that a positive approach is taken towards the
growth, management and adaptation of town centres. Given the state of the current retail
market, the allocation of further town centre sites for retail development above the identified
Opportunity Sites presents a potential risk of undesirably diluting the retail offer of the town
centre, when capacity presently exists within the existing town centre stock.

4.5.2

In the context of the existing vacancies within the Corby Town centre, and the retail trend for
rising vacancies, it is viewed that it would be unwise at the present time to plan for additional
sites to meet the remaining identified floorspace capacity within Part 2 of the Local Plan. The
retail strategy for the centres within the Borough will be reconsidered in due course as part of
a review of the Joint Core Strategy, which is currently underway by the North
Northamptonshire Joint Planning and Delivery Unit and its partners.

4.5.3

The North Northamptonshire Joint Planning and Delivery Unit have provided their support to
the approaches taken within the Draft Part 2 Local Plan and regard the retail policy provisions
made as fully compliant with Policy 12 of the Joint Core Strategy.

4
5

Covid-19 Economic Scenarios: UK Macro Economics Service, Experian (2020),
The Importance of Housing as Part of the Exit Plan, Barton Wilmore (2020)
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5.0 Summary and Conclusions
Introduction
5.1.1

The purpose of this Statement is to provide an up-to-date assessment and robust evidence
base on the provision made in the Draft Part 2 Local Plan for Corby to accommodate the
requirement of the North Northamptonshire Joint Core Strategy for a minimum increase of
12,500 sq.m of net comparison retail floorspace in Corby Town Centre over the plan period to
2031.
Minimum Floorspace Requirement for Corby Town Centre

5.1.2

Whilst Joint Core Strategy Policy 12 requires a minimum of 12,500 sq.m net of comparison
goods floorspace to be planned for in Corby, consideration needs to be given to whether any
of the identified floorspace capacity in Corby has been absorbed since 2014 and the
implications of this.

5.1.3

This Statement therefore firstly identifies the comparison goods floorspace developed in Corby
since the 2014 Retail Capacity Update along with extant comparison goods planning
permissions granted since the 2014 Retail Capacity Update to identify the residual floorspace
capacity.

5.1.4

As summarised in Figure 3.1 below, our assessment found that 2,109 sq.m of net comparison
retail floorspace has been developed in Corby since 2014 and a further 3,927 sq.m of
comparison retail floorspace has been granted planning permission and remains extant. In
total, the developed floorspace and extant planning permissions since 2014 absorb 6,036 sq.m
of the 12,500 sq.m floorspace capacity for Corby.

5.1.5

We therefore consider that, of the 12,500 sq.m of capacity for comparison retail floorspace
identified at 2014 and directed to Corby Town Centre as a focus for retail investment, 6,464
sq.m of capacity now remains available. We therefore consider that a minimum floorspace
requirement figure of 6,464 sq.m for Corby Town Centre should be used for the purposes of
assessing the soundness of the Part 2 Plan in delivering the Joint Core Strategy requirements
set out in Policy 12.
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Figure 3.1 – Comparison Goods Capacity Absorbed by Developed Floorspace and
Extant Planning Permissions Granted since 2014 Retail Capacity Update
Planning
Application
Reference

Scheme

Location

Status

Net
Comparison
Retail
Floorspace
sq.m

Floorspace Developed in Corby
15/00111/DPA

Proposed new Class A1 Food Retail
Store

Land off Saxon
Way West, Corby

Open and
trading
(Aldi)

251

15/00301/DPA

Erection of retail warehouse (Class
A1) with mezzanine, outdoor project
centre and secure compound access

Courier Road,
Corby

Open and
trading
(Wickes)

1,858

Sub-Total

2,109

Extant Eloorspace in Corby

15/00138/OUT

Residential development for up to 530
dwellings, a local centre (to include
uses C3, A1-A5, B1 and D1, primary
school/community facility

Land south of
Brooke Weston
Academy, Oakley
Vale

Extant

280

17/00180/OUT

Sustainable urban extension
comprising of 4,500 dwellings,
46,850sqm of class B1/B2, two local
centres/mixed use areas (including up
to 3,000 sq.m of A1-A5 uses), B1, C2,
C3 and D1/D2 and schools

West Corby
Sustainable
Urban Extension

Extant

700

17/00702/DPA

Residential development for 66
apartments, 598 sq.m local centre for
uses A1-A5 and a community hall

Roman Road,
Corby

Extant

84

16/00447/DPA

Retail Extension to Market Walk East

Market Walk East

Extant

2,863

Sub-Total

3,927

Total

6,036

Opportunity Sites in the Draft Part 2 Local Plan for Corby
5.1.6

This Statement then undertakes a review of the Opportunity Sites identified in the Draft Part 2
Local Plan for Corby to assess their potential capacity to accommodate the updated residual
comparison goods minimum floorspace requirement identified in this Statement of 6,464 sq.m
net.

5.1.7

As summarised in Figure 3.2 below, our assessment found that the Opportunity Sites could
potentially accommodate a total of 1,245 sq.m of net comparison retail floorspace in Corby
Town Centre, subject to market demand.
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Figure 3.2 – Comparison Goods Capacity of the Opportunity Sites
Net
Comparison
Retail
Floorspace

Opportunity Site

sq.m
Parkland Gateway (Policy TC1)

0

Everest Lane (Policy TC2)

350

Former Co-op, Alexandra Road (Policy TC3)

245

Oasis Retail Park (Policy TC4)

650

Total

1,245

Existing Vacant Units
5.1.8

We further consider it important for the Council to consider the potential contribution of
existing vacant floorspace in meeting the residual comparison goods minimum floorspace
requirement of 6,464 sq.m for Corby.

5.1.9

As summarised in Figure 3.3 below, there are six existing large vacant units within the Primary
Shopping Area in Corby Town Centre, all of which are available and suitable for comparison
retailing and provide a total of 5,814 sq.m of net retail floorspace.
Figure 3.3 – Comparison Goods Capacity of Large Vacant Units
Net
Comparison
Retail
Floorspace

Unit

sq.m
39-40 Queens Square (former TJ Hughes unit)

2,992

29-30 Market Walk

681

40-42 Corporation Street (former Poundworld unit)

631

20 Willow Place (former Pep & Co)

437

13-15 Willow Place (former Mothercare)

428

Willow Place (former Arcadia unit)

646

Total

5,814

Conclusions
5.1.10 After taking account of developed floorspace and extant commitments, there remains a
shortfall in the provision for comparison retail floorspace in the Draft Part 2 Local Plan for
Corby of 5,219 sq.m of net. However, considering the existing vacant units in Corby Town
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Centre and the changing retail climate since 2014, we consider it would be inappropriate to
plan for any additional sites to meet the remaining capacity.
5.1.11 Figure 3.4 below demonstrates that the large vacant units in Corby Town Centre, when taken
alongside existing commitments and Opportunity Sites identified in the Part 2 Local Plan,
provide sufficient additional floorspace to approximately meet the requirement of Policy 12 of
the Joint Core Strategy for a minimum increase of 12,500 sq.m of net comparison retail
floorspace in Corby Borough over the plan period.
Figure 3.4 – Corby Comparison Goods Capacity Assessment
Comparison Goods Floorspace Provision

Net
Comparison
Retail
Floorspace
sq.m

Floorspace Developed in Corby since 2014

2,109

Extant Floorspace in Corby Granted Permission since 2014

3,927

Town Centre Opportunity Sites in the Draft Part 2 Local Plan

1,245

Existing Large Vacant Units in Corby Town Centre

5,814

Total

13,095

5.1.12 The addition of further comparison goods floorspace coming forward at windfall sites and
through other development opportunities will provide further potential to contribute to
meeting the extent of comparison floorspace planned for in the Joint Core Strategy.
5.1.13 An appropriate balance needs to be achieved as to the extent of site allocations provided
within Part 2 of the Local Plan to support the comparison goods floorspace requirement set
out within the Joint Core Strategy, against the ‘likely’ needs that will come forward from
retailers, (as required by Paragraph 85(d) of the NPPF), with consideration to the state of the
retail market at the present time.
5.1.14 Promoting new retail investment to locate within the existing vacant stock within the Primary
Shopping Area of Corby Town Centre reflects the town centre first approach required by the
NPPF and in turn will best serve regeneration efforts for the town centre. There will evidently
be challenges ahead for retail operators in the coming years, as the fallout from the Covid-19
outbreak and the associated economic impacts are digested. An understanding of the extent
of any economic bounce back will also need to be achieved.
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5.1.15 The North Northamptonshire Joint Planning and Delivery Unit have indicated that they regard
the retail policy provisions made within the Draft Part 2 Local Plan as providing conformity
with Policy 12 of the Joint Core Strategy.
5.1.16 Given that the NPPF requires the policies in local plans to be reviewed every 5 years, the
capacity for additional comparison retail floorspace in Corby and whether there remains the
market demand for such floorspace will be revisited by the Council in due course as part of
the process to review the Joint Core Strategy.
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