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2.
BACKGROUND INFORMATION
2.1
Kettering Borough lies within the South East Midlands, which is predominantly a growth area, and is expected to facilitate growth of some 13,100 homes and 16,200 new jobs by 2021.

2.2
Members have made their priorities for infrastructure and jobs-led growth clear – these are the prerequisites of growth. Members have indicated they wish to use the growth agenda to leverage three key and interrelated ambitions for the borough; namely:-

· A better offer for our town centres
· A better education and training offer 

· A better employment offer – high grade, higher density jobs

2.3 The mutually supportive role of these three aspirations cannot be over-stated. The town centres and the skills base will be persuasive to inward investors. Similarly, high grade employment supports vibrant town centres.

2.4 The Council has a vision to create town centres that are Characterful, Distinctive, and Fun. This vision has been externally validated by an independent planning inspector, and – following adoption by Full Council on 6th July this year – now sits firmly within our planning policy for Kettering Town Centre. 

4 TOWN CENTRE UNITS
4.1 Last month it was reported that two of the Council-owned properties in the southern end of the town centre were to be occupied early in 2012. The former Tourist Information Centre is being converted for café use and a property on Market Street is the subject of ‘final stage’ lease discussions for a new children’s shoe shop.  
4.2 This new take-up was, in last month's report, set against the context of Kettering’s fantastic performance in town centre occupancy rates:
	Percentage of Occupied units in Kettering Town Centre v National Average


	
	August 2009

	August 2011
	Trend

	Kettering
	88%
	90%
	


	National
	88%
	86%
	



4.3 On the night of the Executive, news of two additional businesses was reported; with the former Republic bar being converted for use as an Indian restaurant and the Naseby Hotel on Sheep Street becoming part of the Best Western group.
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The Former TIC, soon to be home to JavaJava
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Former Republic Bar, now home to Little India


4.4 This month there is more excellent news regarding the take-up of units in the town centre, with 1 Horsemarket – another unit owned by the Borough Council – currently being considered for use as an Indian restaurant. This use will be subject to planning so there is still some way to go. The occupation of this unit will further improve our already outstanding town centre occupancy rates.
5 REVIEWING THE NEW MARKET STREET

5.1 The regeneration of Market Street was designed, amongst other things, to deliver Members’ aspirations for a safe shopping environment along (and across) a street that had often been used as a traffic rat-run.
5.2 Members considered a number of complicated issues in arriving at their decision to prioritise shoppers. These included the improvement and re-provision of bus routes and stops, and the use of physical interventions to prevent unauthorised use of the street.
5.3 Following the approval of the Executive, a formal consultation process was begun, which resulted in the approval – by the County Council – of a Traffic Regulation Order for Market Street. 
5.4 To summarise, the TRO prohibits all traffic, with the exception of:
· Loading an unloading by traders on Market Street

· Blue Badge access between 10am and 12 noon (Monday to Friday)

· Cycle access

· Emergency and utility vehicles

Review

5.5 The intention has always been to monitor the effectiveness of the new regulations on Market Street, and to consider what lessons from the operation of the new Market Street approach (or any modifications to it that resulted from the review) might be relevant to the rest of the town centre.
5.6 As Market Street has only been complete for three months it is probably a little premature to conduct a full review; this may be better undertaken after a few more months of operation (to give the physical elements of the public realm a chance to be put through their paces). However, it is apparent that there are already a few issues that will require some attention. 
5.7 It is important to recognise the overarching vision for Market Street and Market Place, as spaces that would have limited vehicular access and where the pedestrian was ‘king’ (or ‘queen’). The choice of materials and profile of the street were designed to make the area look as little like a highway as possible, and in this respect it is safe to say we succeeded. 

5.8 However, the requirement for signage and lining within both Market Street and Market Place has made both - once again - resemble highways. With this has come a ‘highways mentality’, where cars will park where there is a building frontage (no matter what the lining/signs say) and take the shortest possible route to a destination (even if that means travelling the wrong way up a one-way street). 

5.9 Our biggest problem on Market Street and Market Place is changing an attitude that has plagued the whole of our town centre for many years.  
5.10 The intention for this area is, therefore, to work with colleagues at the County Council to remove as much lining and as many signs as is possible and to deliver our vision for Market Street and Market Place in its entirety. 

5.11 There are some other issues which have arisen and for which a solution has already been identified:

	Issue

	Problem
	Solution

	Abuse of One-Way system


	Vehicles have been spotted travelling UP Market Street, against the flow of the one-way system.


	Signage at the bottom of Market Street will be replaced with the classic ‘no entry’ signs (a recent change in Highways Regulations will allow us to do this). This should be clearer for those who are acting in ignorance of the existing signage.

Our CCTV team will be working with the police to identify and warn/ticket drivers who are spotted abusing the one way system. 



	Abuse of bollard system


	Drivers of small cars have been able to drive around the bollards to access Market Street.

	Additional street furniture will be used to close-off this gap.

	Cycling
	The inclusion of a contra-flow cycle lane has resulted in a plethora of associated signage and initial compromises on the clarity of the signage.

There is anecdotal evidence of near misses between pedestrians and cyclists. 


	Whilst the clarity of the signage has now been resolved, the large number of signs remains.

Our CCTV coverage may pick up such incidents, otherwise the proper control of cyclists will fall on the Police to deal with.


5.12 It is clear that in order to be successful, Market Street and Market Place need effective physical measures and effective enforcement, but neither of these should be to the detriment of our overarching vision of a street for people and not cars. 
The Wider Town Centre

5.13 In addition to those issues set out above, any wider application of the Market Street approach needs to take into account the wide variety of uses that the town centre (in particular Gold Street) accommodates. 
5.14 This issue was dealt with fairly simply on Market Street – the relatively small number of shops and businesses were given the code to the bollards at the top of Market Street, and for one particular business an alternative ‘back-route’ was created that stopped the need for access off Market Street.

5.15 On Gold Street, and High Street the situation is somewhat different; there are a large number of residential properties accessed directly from these streets, as well as places of worship and other uses which currently enjoy vehicular access and Sunday parking within the wider town centre area.

5.16 Whilst the variety of uses no doubt adds to the vitality of the wider town centre area, it also increases the complexity of effectively controlling vehicular access. 
5.17 It is worth noting that the issue of the pedestrianisation of the wider town centre area has been raised at Kettering Town Forum on a number of recent occasions.

5.18 In addition, during a number of consultation events (including those on the relocation of the Town Market and the development of the Kettering Town Centre Area Action plan) a number of residents and businesses raised the issue of the amount of traffic currently using the town centre’s main shopping streets. It was noted by many that loading and unloading appeared to take place at all times of the day; cars were often spotted using the Gold Street/Lower Street route as a rat-run; and, the conditions on a Sunday made the town centre appear like a car park rather than a street for shoppers.

Developing a project plan

5.19 It is clear from the discussion above that any review of the wider town centre area is going to be a complicated process. Aside from the need to balance access issues with the desire to provide a safe shopping environment, there is the need to consult (both informally and formally), issues of staff resource and the costs of the works themselves.
5.20 Members are reminded that the process to pedestrianise Market Street took the best part of a year, so the wider town centre will probably take longer.

5.21 It is therefore proposed that we continue to monitor Market Street over the coming months and return with a report and project plan for consideration of the wider town centre area in the Spring.

6 Café Culture

6.1 The Area Action Plan for Kettering Town Centre captures our vision to create a Town Centre that is characterful, distinctive and fun. The town centre is planned as more than just a place to shop; hosting an experiential offer that will encourage people to linger and enjoy a range of activities. Part of this offer is the creation of a ‘café culture’ – where streets are animated by people enjoying a cup of coffee, or a meal outside on the street.
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Our vision for café culture on Market Street
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An early concept for the Market Place restaurants


6.2 The Borough Council has led the way in encouraging outdoor seating, with bespoke terraced areas on the new Market Place Restaurants and public seating in the new amphitheatre-style market place. With regard to the former, the terraces of the new market place restaurants have received very positive feedback from those viewing the units. However, there is always room for improvement, and consideration is already being given to how the units could be more attractive to potential purchasers with increased outside dining space.
6.3 In addition, the recently-completed public realm works have in the most part widened pavement areas so that the street is more conducive to outside seating, on Market Street we have also combined this approach with better traffic control to improve the shopping, and outside seating, experience.
Issues

6.4 There are currently two main issues which can be considered as barriers to us achieving our café culture vision. The first of these is the complicated applications process; the second is highway and pedestrian safety.
1. The applications process

6.5 With regards to the application process, the problem that many café and restaurant owners face is the fact that there are often three approval routes required. The first two fall under the Borough Council and relate to planning and licensing, the third is a pavement licence which is required from the County Council. This process can prove confusing for the applicant, and can often be entered into with no certainty about the outcome as all three approvals routes rely on very different criteria to be satisfied.

6.6 We want to make the process easier for the applicant and have already started work on condensing our own two applications into one form. We are also working with the County Council with the aim of providing a one-stop-shop for both Borough and County consent for tables and chairs on the street.
6.7 A second piece of work which we are currently carrying out (again, with the County Council) will identify those areas which are currently acceptable for tables and chairs so that the applicant can enter the approvals process with some certainty about the outcome. This will help to create confidence in the town centre as a place to invest for existing, and prospective, café and restaurant businesses.

2. Pedestrian Safety

6.8 From previous discussions with colleagues at the County Council it is apparent that the primary barrier to café culture in Kettering Town Centre is the issue of Pedestrian safety. It is necessary for the County Council to ensure that any tables and chairs on the highway do not compromise the safety of those pedestrians that wish to use the pathway, nor the safety of diners that are sitting at those tables chairs.
6.9 Whilst our partnership working with the County Council will allow us to identify areas where outside seating is considered to be acceptable from a highways point of view (and hence give restaurant and café owners some comfort about the outcome of their applications), these areas are likely to be severely limited by the large number of traffic movements on Gold Street, High Street and Lower Street.
6.10 The County Council consider issues such as the times that loading and unloading can take place (in the case of Gold Street, High Street and Lower Street this can take place at anytime), when blue badge access is allowed (before 11am Monday to Thursday and before 9am on Friday and Saturday) and when there are no traffic restrictions in force (such as on a Sunday). During these times, the County Council have been nervous about allowing significant areas of tables and chairs in front of businesses.
6.11 A recent example of this nervousness has been seen in discussions with Costa Coffee on Gold Street. The popular coffee shop has invested heavily in the town centre, but has been prevented from extending their offer onto the street outside their premises due to safety concerns created by the large through-flow of traffic.

6.12 It is therefore imperative that any work to remove barriers to the introduction of a café culture in Kettering Town Centre is carried out hand-in-glove with the review of the pedestrianisation of this area.  

Proposed Way Forward

6.13 The adopted Area Action Plan for Kettering Town Centre sets out a number of objectives through its Public Realm Strategy. Two of these objectives are particularly relevant to the creation of safe places for outdoor seating: 

· Redress the balance between vehicles and pedestrians
· Create opportunities for public seating as well as for pavement cafes and retail uses ‘spilling out’ onto the pavement.

6.14 It is proposed that, in the short term, we continue to work with the County Council to identify areas that are considered to be broadly acceptable for outdoor seating. 

6.15 However, in the medium/long-term it would be sensible to combine our desire to create a café culture - with increased outdoor seating - with our review of the pedestrianisation of Market Street and subsequently the approach that we take with High Street, Gold Street and Lower Street. 
6.16 It is proposed therefore that we report back on both areas of work in the Spring.
7 THE YARDS
7.1 Our vision for The Yards (as set out in the Adopted AAP for Kettering Town Centre) is: 
“to recreate an active and viable quarter within the core of the town centre, in particular building on its historic and built form characteristics. The Yards can become a distinctive and ‘special’ place in the town, offering a collection of independent and niche retail units which flow on from the restaurant offer around the Market Place and lead into the more ‘branded’ shopping of the Shopping Quarter. The redevelopment of the Yards can help to bolster the distinctiveness of the town centre’s built form and public realm, creating new small-scale public spaces enclosed by high quality, characterful, buildings of appropriate scale. Moreover the Yards can in its own right become a popular and attractive new destination in the town.”
7.2 The AAP goes on to set out the specific requirements for Soans Yard:

“(Soans Yard) is identified as the priority for delivering the first phase of retail development in the Yards. The site provides the main opportunity to deliver the kind of characterful development envisioned to support the delivery of this quarter. A comprehensive retail led regeneration scheme will be supported which will contribute to the necessary regeneration and revitalisation of the town centre.”
7.3 In the past we have used external challenge funding to purchase properties and land in the area of Soans Yard, and have carried out studies to direct our approach to its redevelopment.

The Site

7.4 The core area of Soans Yard proposed for regeneration has no direct, continuous frontage on any main access road and the core comprises the following: 
	Frontage
	Comprising

	Eastern (Horsemarket),
	public houses, offices currently occupied by Citizen Advice etc will remain with the exception of the important plot on the corner of Horsemarket and Market Street;

	Western (High Street),
	banks, shops etc will remain with the exception of the important plot on the corner of High Street and Dryland Street

	Northern (Dryland Street),
	flats and the County Court – the latter may be included in development in the future (see later sections);


	Southern (Market Street),
	shops, cafes, restaurants and public houses with two cut through accesses/arches to the internal areas of Soans Yard.
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View from Market Street to the Oasis Centre
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View from Market Street into Soans Yard


Progressing Delivery

7.5 The new Market Place, which was 100% funded through external challenge funding, has acted as a catalyst for private sector investment including the acquisition and refurbishment of Kettering Town Centre’s two historic hotels.

7.6 The two recently completed Growth-fund supported projects of the Market Place Restaurants and the Market Street/Sheep Street public realm enhancement will build on the success of the new Market Place.
7.7 Given the current national economic and fiscal environment it is inevitable that the present momentum will slow. However, Kettering Town Centre is doing better than most, as can be seen in our town centre occupancy rates reproduced earlier in this report. 
7.8 Our programme of regeneration to date has ensured that the public sector ingredients are in place, although with the risk-averse private sector struggling to secure finance we will need to be creative about how we present opportunities to the market.
7.9 We have therefore undertaken a review of a number of different options for securing development of Soan’s Yard. These options take account of a range of factors including two principle criteria:
· The AAP’s prescribed approach of a ‘comprehensive retail led regeneration scheme’, and
· A desire to see development commence in 2012, indeed as early as practicable in 2012
7.10 Typically, one would expect that we would look to freehold disposal to allow the Yards development to come forward. However, difficult market conditions exist, so a ‘different’ approach may be necessary (indeed, it may well be entirely appropriate) in order to secure developer interest in the Yards. 
7.11 Our Modelling for Recovery Principles encourage this kind of approach as a means of creating and maintaining economic stimulus. Our intention for the whole of the town centre (but for the yards in particular) is to create a situation where Kettering is the first place investors turn to once market conditions improve, and/or when there is an upsurge in confidence.

7.12 With the above in mind, a simple matrix was developed and provisionally scored on the basis of how well each delivery / procurement option could potentially perform against a range of desirable criteria. (scoring was out of 5, with 5 being seen as most favourable in terms of meeting the Council’s objectives)
	
	
	Freehold Disposal
	Joint Venture
	Lease
	Build Licence

	1
	Early Delivery (start within 12 months)
	2
	4
	5
	5

	2
	Maintain and refurbish existing fabric
	2
	5
	5
	4

	3
	Opportunity for future KBC capital investment
	0
	4
	3
	3

	4
	Resource commitment needed by KBC
	4
	2
	3
	2

	5
	End User viability
	2
	3
	4
	4

	6
	Deliverability of future phases
	3
	3
	3
	3

	7
	Fits with AAP
	2
	3
	3
	3

	8
	Level of Revenue return for KBC
	1
	4
	5
	5

	9
	Due Diligence/procurement
	4
	5
	5
	4

	
	
	
	
	
	

	
	
	20
	33
	36
	33

	
	
	
	
	
	

	
	Note:

	
	Freehold Disposal is a complete transfer of ownership of the property and the land on which it stands to a developer for an unlimited period (NB covenants can be applied which require the new owner to do something or refrain from doing something)

	
	A Joint Venture is an agreement in which the parties agree to develop, for a finite time, an asset and to contribute equity to that asset.

	
	A Lease is a contract granting use or occupation of property during a specified period in exchange for a specified rent and with certain conditions applied to how the property can be used and/or modified

	
	A Build Licence allows a developer to undertake works (in an agreed form) without the upfront capital cost of acquiring a site, with the landowner receiving a return when the development is complete.          


Commentary
7.13 Freehold disposal of the Soan’s Yard site scored well in terms of requiring the least staff/time resource commitment but less well in terms of expectation over control of the nature and in particular the timing of development (not withstanding planning control). This option is also reliant on finding a developer with the capital resources beyond those required to undertake the refurbishment / redevelopment work.
7.14 Securing a developer through a Joint Venture provides the potential for greater control of the nature and timing of delivery but is a relatively complex legal arrangement than may have a more drawn out up-front negotiation and due diligence period. It may, like the Freehold option, require a developer to make a greater capital resource commitment than just the refurbishment/redevelopment work.
7.15 Both the Lease and the Build Licence options represent an opportunity to broaden the field of potential development partners and speed up the commencement of work on site. A suitably robust agreement over alterations and refurbishment would be required but this would provide a level of control, retained ownership, future revenue stream and low capital entry requirements that could best meet the Borough Councils aspirations for early development within the AAP. 
7.16 It is recommended that the properties within Soans Yard are marketed for redevelopment with both of these options (lease and build licence) specified, in order to provide the greatest flexibility for interested developers and to achieve the best outcome for the Borough Council. The outcome of this exercise will be reported back to the Executive in a future report.
8 POLICY IMPLICATIONS AND USE OF RESOURCES

8.1 The Kettering Town Centre Area Action Plan (AAP) was taken to Planning Policy Committee on the 20th June where it was approved for adoption by the Full Council Committee on the 6th July. At this point the AAP formally became a key part of the Development Plan and Local Development Framework.
8.2 The AAP Policy (AAP section 15.4 for Soans Yard) is to provide retail shopping frontage with complementary and supporting residential and commercial uses. 
8.3 Section 3.6 of the AAP sets out the objectives for the town centre Public Realm Strategy.
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1.	PURPOSE OF REPORT





To provide an update on take-up of town centre units, in particular around the area of new public realm





To consider the merits of applying the principles of the Market Street pedestrianisation to the wider town centre





To discuss the desire to create ‘café culture’ within the town centre through more outside seating, and the issues that this approach needs to overcome 





To seek a decision on how to market the Council-owned properties and land within The Yards, in the face of current developer interest.  





RECOMMENDATION





That the Executive Committee: 





Welcomes the good take-up of town centre units, in particular around the area of new public realm





Recognises the complexities in considering the pedestrianisation of the wider town centre and requests an update report and project plan be reported back to the Executive in Spring.





Emphasises its desire to create café culture in Kettering Town Centre and recognises the negative impact that the current traffic regulations in the town centre have on the delivery of this vision. 





Endorses the introduction of a new approach to the marketing of Soans yard. 











