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1.0 Introduction 
 
1.1 This background paper has been prepared to support the Part 2 Local Plan for Corby (herein 

P2LP), in particular the policy approach for the town centre uses chapter of the Plan. It 
builds upon the Regulation 18 Issues and Options consultation undertaken by the Council in 
2016, and the responses received in that consultation in regards to setting thresholds for 
impact testing. 

 
2.0 Background 
 
2.1 The scale of some retail, leisure and office development proposals outside of existing 

centres have the potential to affect the vitality and viability of existing centres, potentially 
diverting investment away from these important areas. The National Planning Policy 
Framework (NPPF) provides policy advice for local planning authorities on the process for 
testing impact upon their town centres. Paragraphs 90 and 91 of the NPPF state that: 

 
'When assessing applications for retail and leisure development outside of town centres, 
which are not in accordance with an up-to-date Local Plan, local planning authorities should 
require an impact assessment if the development is over a proportionate, locally set floor 
space threshold (if there is no locally set threshold , the default threshold is 2,500m²). This 
should include assessment of:  

 The impact of the proposal on existing, committed and planned public and private 
investment in a centre or centres in the catchment area of the proposal; and  

 The impact of the proposal on the town centre vitality and viability, including local 
consumer choice and trade in the town centre and wider area, up to five years from the 
time the application is made. For major schemes where the full impact will not be 
realised in five years, the impact should also be assessed up to ten years from the time 
the application is made.' 

‘Where an application fails to satisfy the sequential test or is likely to have significant 
adverse impacts on one or more of the above factors, it should be refused.’ 

 
2.2 It is important to note that the threshold is not something which determines whether or 

not an application should be refused, only whether an application should be subject to an 
impact assessment. 

 
2.3 Planning practice guidance (PPG) builds upon the NPPF by providing further information as 

to how local authorities can assess the need to set local impacts thresholds. The guidance 
states that local authorities should consider the following: 

 

 Scale of proposals relative to town centres 

 The existing viability and vitality of town centres 

 Cumulative effects of recent developments 

 Whether local town centres are vulnerable 

 Likely effects of development on any town centre strategy 

 Impact upon any other planned investment 
 

2.4 Policy 12 of the North Northamptonshire Joint Core Strategy (JCS) (adopted June 2016) 
reflects the NPPF in criterion g), as follows: 
 



‘Applying the sequential and impact tests set out in the NPPF to the assessment of retail 
development and other town centre uses that are proposed outside defined town centre 
areas (other than small scale rural development and the creation of local centres to meet the 
day to day needs of the SUEs)’ 
 

2.5 In addition to Policy 12, the JCS leaves scope for the Part 2 Local Plans to identify a locally 
proportionate impact threshold based upon local evidence. 
 
Part 2 Local Plan Consultation 
 

2.6 Between November and December 2016, the Council carried out the initial public 
consultation stage of the P2LP, known as the Issues and Options stage consultation. In 
regards to adopting retail impact thresholds in Corby Borough, the following two options 
were put forward: 

 
a) Adopt a locally set impact threshold based upon local evidence 
b) Do not adopt a locally set threshold in the Part 2 Local Plan for Corby and use the 

national default threshold of 2,500m² in the National Planning Policy Framework. 
 

2.7 Four representations were made on the above mentioned options. The consensus was split 
50/50 between the two options put forward; two respondents (Cottingham Parish Council 
and Gateley PLC of behalf of JME Civils Ltd) supported option a) two respondents (namely 
East Carlton Parish Council and GL Hearn of behalf of Corby Town Centre S.A.R.L/Sovereign 
Centros) supported option b). 
 

2.8 In their response, GL Hearn on behalf of Corby Town Centre S.A.R.L/Sovereign Centros 
recommended a Borough-wide threshold figure of 350m² for retail, leisure and office 
development located outside of defined town centres.  
 

2.9 Based upon the representations received at the Issues and Options consultation, the 
 decision was made to review the evidence base and assess whether or not adopting local 
thresholds was justifiable, and if so, what it should be.  
 

2.10 With consideration to both the wider planning policy context and the available local 
evidence, the objective of this paper is to assess the need in either setting a local impact 
threshold for the P2LP or to rely upon the NPPF default threshold. The following available 
local evidence shall be considered, as follows: 

 

 Health and overall vulnerability of existing town centres 

 Existing and proposed retail floorspace in Corby Borough 
 
3.0 Health and overall vulnerability of existing town centres 
 
3.1 The first consideration is to assess how ‘healthy’ the existing centres in the Borough are 

currently. PPG suggests that the setting of local impact thresholds should consider the 
existing viability and vitality of town centres, understanding the variety of their uses and 
identifying vulnerabilities such as accessibility, environment quality and proximity to out-of-
town shopping. By understanding how well the existing centres perform against these 
variables, a clearer picture can be provided on whether or not locally specific impact 
thresholds are required in the P2LP. 

 



Methodology 
 

3.2 Forming the basis of assessing the healthiness of the existing centres was the ‘Assessment of 
Retail Network and Hierarchy’ report, a background document published for the P2LP Issues 
and Options Consultation in November 2016. On site appraisals of the centres’ offer and 
quality were carried out in between March and April 2016; these were used as a foundation 
to understand each centre’s strengths and weaknesses.  
 

3.3 The March 2016 assessment did not fully consider the existing centres’ relative vulnerability 
to decline or possible loss of trade to out-of-centre retail areas. As such, for the purposes of 
this report, the centres are reassessed with the assessment being framed around three 
variables, as follows: 
 

 Retail offer – the total amount of facilities within the centre and the range of town 
centre uses occupying the centre. 

 Environment quality – the quality of built environment/public realm, unit occupancy 
rates, parking provision and any special measures in situ (conservation areas) 

 Proximity to out-of-centre retail – how far is the centre from a significant out-of-centre 
retail provision (as measured by walking distance) 

 
3.4 By weighing up each of these variables for each centre, an understanding of a centre’s 

relative vulnerability can be measured. For this assessment, three scales (low, medium and 
high vulnerability) were used. The full written appraisals are provided in the following 
paragraphs and Figure 1 provides a summary of each centre’s healthiness score in table 
form.  

 
Healthiness of existing town centres 

 
Corby Town Centre - this is recognised as the main town centre in Corby Borough and plays 
an important role in serving the northern part of North Northamptonshire, according to the 
JCS. The main shopping area focus of Corby Town Centre is centred on Corporation Street, 
Queens Square and the Willow Place development completed in October 2007. Significant 
redevelopment to the western edge of the town centre (centred on the Cube, Corby 
International Pool and the Savoy cinema) has improved the diversification of town centre 
offer, as well as improved the public realm quality in this part of the centre. 

 
However, parts of Corby Town Centre still exhibit a public realm dating back to the early 
1960s. Furthermore, the town centre lacks a main convenience superstore, with the nearest 
currently being a Lidl just south of the town centre along Oakley Road. Vacant cleared sites 
on George Street, Alexandra Road and Elizabeth Street also diminish perceptions of town 
centre quality, though recent activity suggests this is changing. Overall, Corby Town Centre 
exhibits a strong and diverse offer of town centre uses, with a strong comparison goods 
retail sector, though it does suffer currently from a lack of convenience retailing in respect of 
its size and parts of the town centre environment would benefit from continued investment. 

 
Corby Old Village – Corby Old Village is a local centre comprising of nearly 50 shops and 
facilities. It is located 3km from Corby Town Centre and less than 1km from the Phoenix 
Retail Park, an out of town retail park. The centre is protected under a conservation area and 
there are a number of Grade II listed buildings, giving the centre a unique historic character 
in comparison to other centres within Corby town. The centre provides a good mix of 
convenience and comparison retail uses, as well as other town centre uses which include 



pubs, a beauty salon and offices. The centre is popular with locals and is one of the larger 
centres located within Corby’s urban area, however the close proximity of both Corby Town 
Centre and the Phoenix Retail Park make it vulnerable to losing trade particularly in the 
comparison and convenience retail sector. 
 
Danesholme – Danesholme is classed as a district centre with a total of 12 shops and 
facilities. This comprises convenience shopping and a range of other town centre uses such 
as a library, crèche, restaurant and pub. The centre has good provision of off-street parking 
facilities and the variety of amenities gives the centre life through the day and late into the 
evening. However, it’s dated public realm, the presence of several vacant units (at time of 
assessment in March 2016) and proximity to out of town shopping facilities (Morrison’s, 
Oakley Road) makes it particularly vulnerable to losing trade in the convenience and 
comparison retail sector. Aldi has since been developed off Saxon Way West adding further 
pressure 
 
Farmstead Road – Farmstead Road is a local centre comprising a total of 13 shops and 
facilities. It is anchored by small supermarket/newsagent and there are number of other 
retail uses, including several hot food takeaways, a cafe and a barber shop. At the time of 
review in March 2016, the centre had no vacant units. The centre exhibits a dated public 
environment which would benefit from improvements and the off street parking provision is 
limited. While the centre is not located close to any significant out of town retail provision, it 
was noted in the 2016 assessment that it may be vulnerable to future decline. 
 
Greenhill Rise – Greenhill Rise is classed as a local centre and is made up of a total of 9 shops 
and facilities. It is noted that the centre does have a limited number of facilities in 
comparison to other centres of its type within the Borough, however there is convenience 
retail offer in the form of a small supermarket and there were no vacancies at the time of 
assessment. The centre has a poor quality public realm, with the pavements exhibiting signs 
of damage at the time of assessment. No significant out of centre retail is near to the centre, 
however due to its small offer and low environmental quality, it is susceptible to decline. 
 
Oakley Vale – Oakley Vale is a district centre comprising a total of 18 shops and facilities. It is 
a relatively contemporary centre, opening in the early 2000s as part of the initial phases of 
the wider Oakley Vale development. The centre has a supermarket, various hot food 
takeaways, an estate agent office, a day nursery and a public house, meaning that is has a 
good range of town centre facilities. The centre exhibits a high quality environment with 
good off street parking provision. It is just within 1km of out of centre shopping provision 
(Morrison’s, Oakley Road) however due to its high quality environment and its high rate of 
occupied units, it is not considered to be particularly vulnerable at present.  
 
Pytchley Court – Pytchley Court is a district centre consisting of a total of 14 shops and 
facilities. The types of amenities occupying the centre include two convenience stores, 
several hot food takeaways, a medical centre, a bakery and a public house popular with the 
local community. The centre has adequate off-street parking provision, however its built 
environment is in a low quality state, with shop fronts in a poor to average condition. Even 
though there were no vacant units at the time of assessment, it was observed that some 
buildings were boarded up. Although it is located some distance from out-of-centre retail 
provision, the centre’s current low quality built environment could jeopardise further 
investment and the centre is prone to future decline.  

 



Studfall Avenue – Studfall Avenue is a local centre consisting of 20 shops and facilities. It is 
one of the more significant local centres in Corby Borough with a range of town centre uses 
which include 3 convenience stores, taxi business, funeral directors and a bakery. Parking is 
in the form of bay parking spaces off Studfall Avenue. The centre’s built environment is in an 
adequate condition. As an additional note, the centre is partly protected by the Lloyd’s 
Conservation Area. 
 
Weldon Village Centre – Weldon Village Centre is defined as a local centre and contains a 
total of 3 shops and facilities. The focus of the centre is a small convenience supermarket 
with ancillary post office. The centre also includes a gift shop and cafe. Despite its small size 
in comparison to other local centres in the Borough, Weldon Village Centre has a good range 
of facilities to serve the village. The centre is situated within a high quality environment that 
is protected by a conservation area (Weldon), and is located over 1km from any significant 
out-of-centre retail provision, however due to its proximity to Weldon Park SUE and its very 
small retail offer, the centre is considered to have a degree of vulnerability. 
 
Figure 1: Table summarising existing centre healthiness and overall vulnerability score 

 

Existing centre Healthiness assessment Vulnerability 

Retail and 
amenity offer 

Environment 
quality 

Proximity to out of 
centre retail* 

Corby Town 
Centre 

High Medium <700m (Lidl, Oakley 
Road) 

Low 

Corby Old 
Village 

High High <500m (Phoenix 
Parkway Retail), 

<1km (Tesco Extra, 
St Marks) 

Low 

Danesholme Medium Low <700m (Morrison’s, 
Oakley Road) 

High 

Farmstead Road Medium Low >1km to any out of 
centre 

High 

Greenhill Rise Low Low >1km to any out of 
centre retail 

High 

Oakley Vale High High <1km (Morrison’s, 
Oakley Road) 

Low 

Pytchley Court High Low >1km to any out of 
centre retail 

Medium 

Studfall Avenue High Medium >1km to any out of 
centre retail 

Low 

Weldon Village 
Centre 

Low High >1km to any out of 
centre retail 

Medium 

*Walking distance 
 

Conclusion 
 
3.5 In general, the existing centres within Corby Borough are in adequate health, with most 

providing a good variety of town centre uses and providing adequate levels of off-street 
parking. Some centres do suffer from poor quality or dated public realm, however; these are 
often located within Corby town, and are prone to turning off potential investment and 
expenditure. A number of centres are also located close (within 1km) to existing out-of-



centre retail provision or proposed new district centres as part of the SUEs, further making 
them vulnerable in losing potential trade, particularly in relation to convenience retail.  

 
4.0 Existing and Proposed Retail Floorspace in Corby Borough 
 

Background and forecasted retail floorspace need for Corby Borough 
 

4.1 It is widely suggested that there is dynamic change occurring in the retail sector in the UK 
and as such, the NPPF recognises that the role of town centres must broaden beyond 
traditional retail offer in order to remain economically viable. However, despite this 
economic shift, retail provision in town centres should be supported and the proliferation of 
out of centre retail controlled, so as not to jeopardise the viability of retail in town centre 
locations. 

 
4.2 Currently, Corby is the third largest town centre in North Northamptonshire in terms of 

comparison retail floorspace and expenditure, following Kettering and Wellingborough. The 
JCS acknowledges that an increase in town centre expenditure is forecast for North 
Northamptonshire over the Plan period, due to the significant growth planned for the sub-
region, in particular within Corby1. For Corby’s town centres, the forecasted expenditure 
growth beyond 2021 presents the opportunity for the existing centres to improve their retail 
offer, so it is important that retail expenditure is retained within them. 

 
Current retail floorspace composition 

 
4.3 In assessing the need to adopt specific retail thresholds for the P2LP, the current floorspace 

composition of the existing centres must therefore be considered. Appendix 1 of this paper 
sets out the total retail floorspace of each of the existing centres within the Borough. The 
floorspace data was extracted from Uniform and GIS programs in August 2017. Figure 1 
aggregates the data in Appendix 1 and displays the average unit sizes in each of the existing 
centres within the retail hierarchy. 

 
Figure 2: Average unit sizes across the existing centres in Corby Borough (2017) 

 

Existing Centre  Town Centre 
type 

Number of units in 
centre 

Average unit size 
(m2)  

Corby Town Centre Main Town 
Centre 

192 351 

Corby Old Village Local 47 92 

Danesholme District 12 132 

Farmstead Road Local 13 110 

Greenhill Rise Local  9 133 

Oakley Vale District 18 166 

Pytchley Court District 14 114 

Studfall Avenue Local 20 144 

Weldon Village Centre Local 3 76 

 
4.4 Average unit sizes across all existing town centres in Corby Borough fall well below the NPPF 

default threshold of 2,500m2. Corby Town Centre contains the largest average unit size 
across all existing centres.  However, at 351m2, it is still significantly below the NPPF 

                                                 
1 Paragraph 5.13, North Northamptonshire Joint Core Strategy (Adopted July 2016) 



threshold. In addition, the largest occupied retail units within Corby Town Centre are anchor 
stores of major high street brands with a medium scale floorspace format; the four largest 
are TK Maxx (2,041m2), Primark (1,812m2), Home Bargains (1,186m2) and Argos (1,044m2). 
These again all fall below the NPPF default threshold. 

 
Out of town centre retail provision 

 
4.5 Phoenix Parkway Retail Park is the largest out of town centre retail centre in Corby Borough. 

Various major brands are located here, including Next, Currys-PC World and Matalan. ASDA 
occupies the largest unit within the retail park, at approximately 13,118m2 of gross 
floorspace. Other out of centre retail development in Corby includes Morrison’s, Oakley 
Road (approximately 5,340m2) and Tesco Extra, St Marks Road (10,998m2). Rockingham Park, 
to the north of Corby’s urban area, is an out-of-centre Retail Park comprising a total 10 
shops and facilities. These include a hotel, pub, trampoline park and various eating 
establishments. The presence of these major out-of-centre retail developments impacts 
upon the viability and vitality of the town centres and thus, it is important that planning 
mechanisms are put in place in order to mitigate their harm to town centre prosperity. 
 
Recent planning permissions related to retail development in Corby Borough  
 

4.6 Another important consideration in assessing the need to adopt local impact thresholds is 
recent retail development growth within the Borough, as well as proposed development and 
investment relative to town centres. Figure 3 below provides details of the most relevant 
town centre uses development that has been permitted over the last 5 years. The full list of 
permissions can be found attached to this report in Appendix 2. 

 
Figure 3: Recent retail planning applications in Corby Borough 

 

Application 
reference number 

Address In defined 
centre? 

Permitted 
floorspace 

(m2)* 

17/00367/DPA Little Colliers Wood, Corby No 942m2 

16/00468/DPA Corby Road, Weldon No 119m2 

16/00447/DPA Market Walk, Corby Yes 4,700m2 

15/00111/DPA Land off Saxon Way West, Corby No 1,866m2 

13/00090/DPA Phoenix Park Way, Corby No 595m2 

12/00313/DPA The Shopping Centre, Corporation 
Street, Corby 

Yes 516m2 

*trading floorspace 
 

4.7 In terms of proposed retail & town centre use investment in Corby Borough, of particular 
note is the degree of commercial development proposed at the SUE allocations and at the 
new community at Little Stanion. This proposed growth constitutes the creation of new 
retail centres in their own right, and as such their total floorspace have not been considered 
in assessing the need for local impact thresholds. 

 
Conclusion 

 
4.8 Recent out-of-centre retail developments in Corby Borough have fallen significantly under 

the NPPF threshold of 2,500m2. Should the NPPF threshold figure be adopted and this trend 
continues it is possible that most future out-of-centre retail proposals would not require the 



submission of an impact assessment and therefore their effect on the vitality and viability of 
the centres would not be more rigorously considered. Based upon this, it is reasonable to set 
a lower threshold than the NPPF default.   
 

5.0 Summary of Findings and Policy Recommendation 
 
5.1 To summarise, based upon the assessment of the local evidence, there are a number of key 

reasons as to why a locally set impact threshold is needed in Corby Borough as opposed to 
relying upon the default NPPF threshold:  
 

 The average unit size within the town centres in the Borough are all significantly 
lower than the NPPF threshold figure (the highest is Corby Town Centre, at 351m2) 

 The largest occupied retail units in the main town centre (Corby Town Centre) are 
anchor stores are all below the NPPF threshold figure, with only one unit (TK Maxx) 
above 2,000m2 in size. 

 The existence of large scale out of centre retail development at Phoenix Park and the 
Morrison’s along Oakley Road and Tesco Extra near Corby Train Station puts 
pressure on the economies of the town centres, in terms of both convenience and 
comparison retailing. 

 Recent developments, such as at Saxon Way West (Aldi Ltd) and Little Colliers Wood 
(McDonalds/Costa/Domino’s) proves that out of centre retail provision is continuing 
in Corby and that these are below the NPPF threshold in terms of gross floorspace.  

 
Proposed local impact threshold for P2LP 

 
5.2 With a total gross figure of 40,640m2 it is safe to say that there is significantly more retail2 

floorspace within Corby Town Centre than any other existing town centre within the 
Borough. The other town centres (with possible exception to the Corby Old Village centre) 
exhibit broadly the same amount of existing retail floorspace, ranging from a figure of 800m2 
and 2,200m2 total retail floorspace. Due to this disparity, it would be unreasonable to apply 
one ‘blanket’ threshold figure to cover the entire Borough, as Corby Town Centre clearly 
operates at a different scale as compared to the district and local centres within the 
Borough. It is therefore considered appropriate that there should be two different impact 
thresholds for the P2LP; one which is engaged to understand a proposal’s impact to Corby 
Town Centre and another to understand impact elsewhere. The appropriate threshold figure 
to engage for an application would be dependent upon which town centre is nearest to the 
proposal site (see Section 6 of this report). 
 

5.3 In terms of calculating the appropriate threshold values, the average size of town centre 
units within the existing centres and the overall vulnerability of the centres are taken into 
consideration. Corby Town Centre’s average unit size is 351m2 and only 20% of the total 
units within the centre are above 400m2 in size3. The town centre exhibits a low level of 
vulnerability against the health assessment though it is in relatively close proximity to out-
of-centre retail at Gainsborough Road (Lidl UK) and Oakley Road (Tesco Extra) which could 
lead to susceptibly from lost trade. Although the 2014 Retail Capacity Update for North 
Northamptonshire reported that there is no immediate need for additional convenience 
retail growth for Corby4, the forecasted expenditure growth beyond 2021 and the 
requirement for Corby Town Centre to continue its regeneration means that out-of-centre 

                                                 
2 ‘Retail’ in this context takes into account all uses which have the planning use class ‘A’  
3 Experian Goad Retail Data for Corby – July 2017 
4 North Northamptonshire Retail Capacity Update – Final Report (October 2014) 



retail development could undermine these aims without defined policy intervention. With 
this in mind, it is considered that 400m2 would be an appropriate threshold figure for Corby 
Town Centre. 
 

5.4 The existing district and local centres in the Borough have broadly similar average unit sizes, 
ranging between 76m2 (Weldon) and 166m2 (Oakley Vale). Taking into account that Weldon 
is a much smaller centre compared to the others located within the urban area of Corby, the 
majority of the district and local centres have average unit sizes that are between 100m2 and 
200m2 in size. Consequently, it is reasonable to set a figure within this range. The overall 
vulnerability of the district and local centres presents a mixed picture, but a common 
characteristic of them all is that they have a relatively low number of units, with only one 
(Corby Old Village) having more than 20 units in total. In the case of some centres, even the 
loss of one unit in could severely impact their economies. Based upon this, it would seem 
reasonable to set a threshold figure towards the lower end of this range. Therefore, for the 
district and local centres, an impact threshold figure of 130m2 is deemed appropriate.  
 

5.5 Based upon these factors, the following impact thresholds are therefore proposed to be 
taken forward in the P2LP: 
 

 Corby Town Centre – 400m2 

 District and Local Centres – 130m2 

 

5.6 Alongside these proposed thresholds, it is also considered that the P2LP should be 
sufficiently robust enough to capture cumulative impacts, such as the sub-division of retail 
units or piecemeal extensions to retail floorspace coming forward over time. Therefore, the 
proposed policy text contains an additional criterion which intends to capture extensions to 
existing floorspace provision that would breach a local impact threshold.  
 

5.7 Finally, it is considered that neighbourhood centres should be excluded from the impact test 
requirement. This is based upon the NPPF, which states that shop parades of purely 
neighbourhood significance are not considered as town centres. 
 
Draft Policy 
 

Draft Policy – Local Retail Impact Threshold 
 
In accordance with the NPPF, it is appropriate to identify locally set thresholds for the scale 
of out-of-centre retail, leisure and office development which should be subject to the 
assessment of the impact criteria set out by paragraph 26 of the Framework. 
 
Applications for retail, leisure and office development outside of a defined centre shown on 
the Policies map, which are not in accordance with the Part 2 Local Plan, will require an 
impact assessment when the proposed development is over the following floorspace 
thresholds; 
 
a) For Corby Town Centre – 400m2 (net floorspace) 

b) For district and local centres – 130m2 (net floorspace) 

The Council will also take into consideration the cumulative impact and sub-division units or 
piecemeal extensions coming forward over time of any proposed development.  
 



The retail impact assessment will not apply to the following types of development: 

 small scale rural development 

 retail, leisure and office development within the defined neighbourhood centres, 

 the creation of local centres to meet the day to day needs of residents in the SUEs. 
 

 
6.0 Practical application of the proposed impact thresholds 
 
6.1 In line with the NPPF, the proposed impact thresholds in the P2LP would be applied upon 

retail, leisure and office development located outside or at the edge of a defined town 
centre.  The objective of requiring an impact assessment is to ensure that the vitality and 
viability of defined town centre locations is strengthened. Detailed procedure as to how 
applicants should apply impact assessments to their proposals is set out in PPG5.  

 
Scenarios for Impact Testing with Multiple Thresholds 

 
6.2 Figure 3 illustrates how the multiple impact thresholds intend to be applied in practice. In 

the exceptional case that a proposal is located straight-line equidistant between two 
different town centres then the aggregate figure of the two impact thresholds should be 
applied. For example, if a proposal is located 250m from a district centre and 250m from the 
main town centre, then the formula is as follows: 

 
Figure 3: multiple impact thresholds 

 

 
Main town centre (500m2) + District or local centre (130m²) /2 

 
(400m²) + (130m²) = 530m² 

 
530² /2 = 265m2 

 

 
6.4 It is important that the impact is assessed in relation to all town centres that may be 

affected, which are not necessarily just those closest to the proposal and may be in 
neighbouring authority areas.

                                                 
5 Paragraph 017 Reference ID 2b-017-20140306 and Paragraph 018 Reference ID:2b-018-20140306 



Appendix 1: Retail and other uses composition in existing centres 
 
‘Town centre use’ composition across all existing town centres in Corby Borough - average unit sizes (m2) 
 

Use Class Corby 
Town 

Centre 

Corby Old 
Village 

Danesholme Oakley Vale Pytchley 
Court 

Farmstead 
Road 

Greenhill 
Rise 

Studfall 
Avenue 

Weldon 
Village 
Centre 

A1 290 84 104 122 86 133 124 129 244 

A2 176 66 0 113 0 0 0 55 0 

A3 176 64 0 0 0 96 252 68 288 

A4 544 269 330 534 759 372 335 544 0 

A5 97 55 74 111 99 81 92 85 0 

Other 606 58 345 213 906 89 131 130 0 

Vacant 568 49 73 67 0 0 0 0 0 

Total 2457 645 926 1160 2447 771 934 1011 532 

AVERAGE 351 92 132 166 114 110 133 144 76 

 
 
Total retail floorspace composition in the existing centres in Corby Borough (m2)  
 

Use Class Corby 
Town 

Centre* 

Corby Old 
Village 

Danesholme Oakley 
Vale 

Pytchley 
Court 

Farmstead 
Road 

Greenhill 
Rise 

Studfall 
Avenue 

Weldon 
Village 
Centre 

A1 
(convenience) 

4350 914 146 735 601 606 373 1145 418 

A1 
(comparison) 

26070 847 0 0 0 61 0 275 69 

A2 4030 262 0 113 0 0 0 55 0 

A3 3640 64 0 0 88 96 252 68 288 

A4 1270 806 660 534 468 372 335 544 0 

A5 1280 109 74 333 157 243 92 171 0 



TOTAL 40640 3002 880 1715 1314 1378 1052 2258 845 

*for figures for Corby Town Centre, gross floorspace is measured (source: Experian Goad, July 2017) 
  



Appendix 2: Planning approvals relating to net retail floorspace gains over the past 5 years 
 

Application 
reference 
number 

Address Proposal  Total 
Floorsp
ace (m2) 

Decision Town Centre 

12/00313/DPA The Shopping 
Centre, 
Corporation Street, 
Corby 

Provision of 28 New open market 
stalls on corporation street 
(relocation of Corby Market) 

516m² Permitted Corby Town Centre 

16/00447/DPA Market Walk And 
Adjoining Land 
Elizabeth Street, 
Corby 

Demolition of the existing 
buildings, creation of a new 
surface level car park and retail 
extension to Market Walk East. 
Outline detail for the erection of 
a two storey building comprising 
retail units (Use Classes A1 to A5) 
relocation of the staircase, new 
and refurbished retail units at 
Market Walk (Use Classes A1 to 
A5) 

4,700m² Permitted Corby Town Centre 

 Little Stanion Mixed Development (Including 
Retail development) 

400 m² Permitted 
(outline) 

Little Stanion (as part of local centre 
provision) 

17/00367/DPA Street Record, 
Little Colliers Field, 
Corby 

McDonald's freestanding two 
storey restaurant with drive-thru, 
car parking, landscaping and 
associated works; Costa Coffee 
cafe and drive-thru; and 2 
commercial units totalling 
232msq use class A1-A5; and 
associated parking, access and 
landscaping 

942m2 Permitted 
subject to 
completion of 
Section 106 
Agreement 

Out of centre location 

17/00089/DPA Morrison’s Installation of new retail units 953 m² Refused Out of centre location  



Supermarket,  
Oakley Road, Corby 

within the existing supermarket 
car park. 

 Oakley Vale Mixed Used Development 
(Includes Retail Development) 

1,000 
m² 
A1-
Convene
ince 
(500 m²) 
A1-
Compari
son (500 
m²) 

Permitted 
(outline) 

Oakley Vale phase 8 & 9 (as part of local 
centre provision) 

12/00125/DPA Drinks 4 Less, 75 
Occupation Road 
Corby 

Extensions and alterations to 
existing shop and flat and new 
first floor level flat to rear 

211m² Permitted Out of centre location (Occupation Road) 

13/00362/DPA Pets At Home 2 The 
Peel Centre 
Phoenix Park Way, 
Corby 

Installation of 260m² of 
mezzanine floorspace to be used 
for retail and/or a pet care, 
treatment and grooming facility 

585 m² Permitted Out of centre location (Phoenix Parkway) 

13/00090/DPA Proposed Coffee 
Shop, Phoenix Park 
Way, Corby 

Erection of stand-alone coffee 
shop unit (Use Classes A1/A3/A5) 

595 m² Permitted Out of centre location (Phoenix Parkway) 

14/00391/DPA Priors Hall 
Development Site, 
Stamford Road, 
Weldon 
Northamptonshire 

Mixed Used Development 
(Including Retail Development)  
Provision of temporary local 
convenience shop with associated 
on-site car parking 

A1-
Conveni
ence 
(2,200 
m²) 
A1-
Compari
son 
(2,300 
m²) 
A3/A4/A

Permitted 
(outline) 

Priors Hall (as part of local centre provision) 



5-3,000 
m² 

15/00111/DPA Land Off Saxon 
Way West, Corby 

Proposed new Class A1 Food 
Retail Store, with associated car 
parking, servicing and 
landscaping. 

1,866 
m² 

Permitted Out of centre location 

 


