B O R O U G H   O F   K E T T E R I N G

PLANNING POLICY COMMITTEE

Meeting held: 8th May 2012
Present:
Councillor Michael Tebbutt (Chair)


Councillors Groome, Manns, Smith, Soans, Wiley and Zanger
11.PP.40
APOLOGIES


Apologies were received from Councillors Freer and Lamb.  It was noted that Councillors Soans and Zanger were acting as substitutes.
11.PP.41
MINUTES 

RESOLVED
that the minutes of the meeting of the Planning Policy Committee held on 22nd February 2012 be approved as a correct record and signed by the Chair, subject to the following amendment:-


11.PP.38 the following paragraph be amended as follows: -

Simon Richardson, Development Manager, read out a letter received from John Martin Associates and also a briefing note received from Barry Davies who was acting for a local landowner in Gate Lane Broughton.
11.PP.42
DECLARATIONS OF INTEREST


None
11.PP.43
MATTERS OF URGENCY


Members of the Committee were reminded that attendance of the Members Information Night being held on 15th May 2012 was compulsory as the topic was the National Planning Policy Framework.
11.PP.44
PUBLIC SPEAKERS


None
11.PP.45
INDEPENDENT ASSESSMENT OF THE RETAIL STRATEGY FOR NORTH NORTHAMPTONSHIRE AND THE IMPLICATIONS OF THE RUSHDEN LAKES PROPOSAL - APRIL 2012 
A report was submitted to inform Members of the content of an Independent Assessment of the Retail Strategy for North Northamptonshire and the Implications of the Rushden Lakes Proposals; and agree the Council's approach in progressing retail policy development.

In January 2012, leading retail and town centre consultant, GVA, was instructed by the North Northamptonshire Joint Planning Unit (NNJPU), on behalf of the four District/ Borough authorities, to undertake an independent review of the retail evidence base on which the review of the Joint Core Strategy was based.  The consultants were commissioned to assess the extent to which proposals for major out-of-town retail development at Rushden Lakes in East Northamptonshire was likely to complement the three main North Northamptonshire town centres and displace planned investment and capacity.
The results of the report should be used to influence the approach to be taken with the retail strategy through the review of the Joint Core Strategy.  It was available to inform views on the implications of the Rushden Lakes proposal.

The existing Core Spatial Strategy provided a three centres approach, with the focus being strengthening and regenerating the town centres of Kettering, Corby and Wellingborough.  Within this, the approach recognised Kettering town centre as a potential strong sub-regional centre.  At the meeting of the Planning Policy Committee on 31st August 2011, Members were of the view that the evidence was indicating that Kettering was best placed to take a stronger lead on retailing and town centre issues and the review of the Joint Core Strategy should reflect that.

GVA engaged with officers of each of the four North Northamptonshire authorities, in addition to owners of the Swansgate Centre, Wellingborough, the Newlands Shopping Centre, Corby Town Centre, the Grosvenor Centre, Northampton and the applicants for Rushden Lakes

The draft findings of the study were presented to Members of the Joint Planning Committee on 22nd March 2012, as result of this seminar a small number of minor amendments were made.  The final report was made public on 10th April 2012.  The National Planning Policy Framework (NPPF) was published prior to publishing the final report.  An addendum was added to the report.
Implications of the NPPF

The NPPF sets a presumption in favour of sustainable development.  It advocates a plan-led system, with a presumption in favour of development that accords with the development plan.  It maintained that planning policies should be positive and promote competitive town centres, and pursue policies to promote their viability and vitality.  The NPPF retaines the key retail policy: the sequential test and impact test.

Main town centre uses should be located in town centres, then in edge of centres, and only if sustainable sites were not available should out of centre sites be considered.  Applicants and local planning authorities should demonstrate flexibility on issues such as format and scale.

When assessing applications for retail, leisure and office 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 to consider; the impact of the proposal on existing, committed and planned investment in centres within the catchment; and the impact on town centre vitality and viability.

Where an application failed to satisfy the sequential test, or was likely to have significant adverse impact on one or more of the identified factors, it should be refused.  

Also of relevance is The Portas Review (December 2011) undertaken by the retail guru Mary Portas.  It called for the policy in favour of “town centres first” to be strengthened, this is reflected in the NPPF.

FINDINGS OF THE GVA STUDY – RETAIL STRATEGY REVIEW
In 2004/5 Roger Tym & Partners prepared a study identifying capacity to support 137,000-160,000 sqm net of additional comparison goods floorspace in North Northamptonshire to 2031.  In 2006, Roger Tym & Partners lowered the additional comparison goods floorspace capacity to 123,000-147,500sqm.

A further Roger Tym & Partners report, North Northamptonshire Retail Capacity Update, published in February 2011 presented a revised assessment of the quantum of additional comparison floorspace required over the period 2010-2031.  The update recognised the challenges to town centres brought about by increased market share mainly from a strengthened out-of-centre retail offer, together with supermarket non-food sales and the internet.  GVA estimate the revised comparison floorspace requirement between 2010-2031 to be 76,416-86,035 sqm net.  

Retailer Requirements and Investment Strategies

There had been a significant reduction in private investment in the town centre pipeline.  The trend is polarisation of development activity to generally fewer, larger centres.  Most mainstream fashion retailers now trade both in traditional town centres, and in out-of-centre retail parks.  

There is still retailer and developer interest in town centre opportunities however, retailers would be more selective.  GVA maintain that retailer interest will tend to be focussed on fewer, larger centres.

Development Opportunities

Kettering  GVA recognise the two sites at Newlands Phase 1 and Wadcroft as presenting a significant opportunity for incorporating new retail development.

Corby The Evolution Corby project involving the redevelopment of the former bus station provided the main development opportunity.

Wellingborough has two main sites it considered deliverable for new retailing, these being the Tresham College site and Market site.  A number of other sites had some potential, including an extension to the Swansgate Centre.  

Other Towns – The owners of the Grosvenor Centre, Northampton had been promoting a major extension to the Grosvenor Centre providing an additional 30,000-40,000 sqm gross (22,500-30,000 sqm net) comparison floorspace.  

Implications for the Joint Core Strategy

There was significant development potential for new comparison shopping floorspace in Kettering and Corby, subject to viability and retailer demand.  There are a range of under-used town centre and edge-of-centre sites capable of accommodating additional retail development.

The findings suggested that both Kettering and Corby have significant potential for new development, and recommended that the development potential of both centres should be fully exploited.

In terms of Wellingborough and Rushden, the report recognised the availability of further sites with potential for delivery, although some were partially constrained.  Northampton had a significant new development identified in the proposed extension to the Grosvenor Shopping Centre.  

GVA consider the current “three centres” strategy remained a sound approach.  It was anticipated the greatest potential for growth would be in Kettering and Corby, and recommended a policy that sought to maximise the potential of both centres.

Broxbourne Core Strategy

GVA referred to an Inspector’s Report on the Examination of the Broxbourne Core Strategy (December 2011).  The Broxbourne Core Strategy included a strategic allocation to deliver 50,000 sqm gross of new shopping floorspace, 15,000 sqm gross of new leisure floorspace and 300 dwellings to form a new “Borough Centre” to meet the comparison retail needs of the Borough.

The Inspector concluded the proposed development would create a step change in sub-regional shopping patterns and lead to significant adverse retail impacts at neighbouring centres.  The Inspector also had regard to the Localism Agenda and the draft NPPF requiring co-operation between local authorities, adding weight to strong objections from within the local community and immediate adjoining Councils.

In summary, the Inspector concluded that:

'This amount of retail and leisure floorspace is neither justified nor consistent with government policy and is therefore unsound’.

GVA considered the Rushden Lakes proposal had a number of parallels with the Broxbourne Core Strategy.

FINDINGS OF THE GVA STUDY - CRITIQUE OF RUSHDEN LAKES PROPOSALS

When the study was undertaken the retailing floorspace consisted of 31,506 sqm gross, estimated as 26,747 sqm net, including the garden centre.  The applications had recently been amended to a gross retail floorspace of 43,289 sqm.
It was noted that scale of the Rushden Lakes proposal was larger than any Northamptonshire centre.  The proposal would be of sub-regional scale, serving an extensive catchment area, and the potential to function as a higher order retail destination.  Its potential would be to provide a stronger retail offer than any existing North Northamptonshire centre, competing commercially with Northampton, Bedford, Milton Keynes and Peterborough centres.
The consequence of permitting the Rushden Lakes proposal would be to absorb all the identified expenditure capacity for North Northamptonshire for the next 10 years.  This approach would be inconsistent with the adopted and emerging Core Strategy, the National Planning Policy Framework, development would be expected to lead to some displacement of existing and potential jobs in other centres.  The proposal’s catchment was likely to extend across the combined North Northamptonshire catchment area zones, and beyond, up to a 30 minute drive time.

The applicant’s assessment estimates a total comparison goods turnover of £83 million, GVA’s expectation was it should in fact achieve up to £147 million turnover.

The following cumulative impacts have been drawn:

	Centre
	Pre-Diversion Turnover 2016 (£m)
	Trade Draw to Commitments (£m)
	Trade Draw to Rushden Lakes (£m)
	Impact (%)

	Kettering
	171.00
	7.8
	7.4
	8.9%

	Corby
	93.60
	4.1
	0.7
	5.1%

	Wellingborough
	107.50
	0.1
	16.5
	15.5%

	Rushden
	48.50
	0.0
	5.6
	11.6%

	Northampton
	185.00
	2.9
	50.5
	28.9%


GVA considered the Rushden Lakes proposal was likely to have a significant adverse impact on nearby town centres.  The impact on Wellingborough and Kettering was likely to be more significant than that of Rushden town centre. The scheme would have significant consequences for the prospects for Wellingborough and Kettering achieving the level of retail growth planned in the current and emerging Core Strategy. 

In summary and conclusion, the GVA report found:

Retail Strategy Review

· the capacity to support additional comparison retail floorspace has substantially reduced

· significant development potential for new comparison shopping floorspace in the North Northamptonshire centres is capable of coming forward over a short timescale

· the current ‘three centres’ strategy contained within the Core Spatial Strategy is considered to be a sound approach

· Kettering and Corby offer the greatest potential for accommodating mainstream comparison shopping, and it is recommended that policy support each achieving its full potential

Rushden Lakes

· Rushden Lakes proposals are regarded as being of sub-regional scale, and are larger than the existing town centres of Corby, Kettering or Wellingborough individually
· Rushden Lakes would be likely to compete directly with Northampton and Bedford as a higher order centre

· there is no clearly defined quantitative need for the scale of additional comparison retailing proposed at Rushden Lakes

· the proposal would require a radical shift in the established retail hierarchy, and a change of policy direction from the ‘town centres first’ approach

· the proposal is out of scale with the current hierarchy, and defined role of Rushden town centre

· proposals are therefore contrary to national planning policy guidance and the Development Plan

· The proposal is likely to lead to a significant cumulative impact on a number of centres, notable Wellingborough and Kettering, and could prejudice planned investment in Kettering, Wellingborough, Northampton and Corby

· The garden centre element of the scheme is unlikely to give rise to any significant policy issues.  An element of ancillary retail and restaurant uses may also be appropriate

The Way Forward

As borne out by the Broxbourne case, if Rushden Lakes were included as a policy proposal in the review of the Joint Core Strategy then it was likely to be found unsound by the Inspector at Examination.  

Early progress in the review of the Joint Core Strategy is critical to managing growth across the whole of North Northamptonshire, joint working through the North Northamptonshire Joint Planning Unit is held up as an exemplar of good practice and every reasonable effort should be made to ensure that it continues to be at the centre of the policy development and growth delivery in the area.  The NPPF advocates a “duty to cooperate” and this was best achieved through the successful joint working arrangements undertaken over the last 8 years.

Discussion with Members ensued and the following points were noted: -
· The impact on the social aspect for people who could not drive needed to be considered

· Free parking at the proposal site would impact on visitors to the town centre, therefore having a detrimental affect on town centres

· The new proposal of 43,289 sqm of retail space would mean that the cumulative effect on town centres would be worse
· The proposal would affect the Kettering ambition in an area of growth as developers want to see town centres thriving
· Members endorsed the findings of the sequential test and felt that in professional terms there were very little grounds to recommend the proposal for approval
· The large garden centre would have a massive impact on local smaller garden centres, many of which are family run businesses

· Members objected to the proposal as it would be against local and national policies and they supported the officers comments in the strongest possible way
· Jobs in the area would be redistributed so there would not actually be any new ones created

· The proposal would be contrary to the Northamptonshire County Council's policy on modal shift within the Transport Strategy

Officers recommended and members reiterated that the findings of the GVA Study and recommendations of this report be fed on to Members of the Planning Committee with a recommendation that Kettering Borough Council object to the proposal in the strongest terms.

RESOLVED
that

(i)
officers raise strong concerns with East Northamptonshire Council over the inclusion of the Rushden Lakes proposal in the review of the Joint Core Strategy and the impact the application could have for delaying progress in adopting the plan;
(ii)
a further report be presented to Members of the Planning Committee on 22nd May 2012 with regards the Rushden Lakes planning application;

(iii)officers are endorsed to seek the call-in of the application should it be necessary.

11.PP.46
SITE SPECIFIC PROPOSALS LOCAL DEVELOPMENT DOCUMENT 

A report was submitted to update Members with regards to recent consultation held on the Site Specific Proposals Local Development Document (LDD) - Options paper.

It was reported that public consultation on the Site Specific Proposals LDD commenced on 7th March 2012 using various mediums.  

A focused consultation was also carried out to gain the views of the Gypsy and Traveller community on the options for identifying Gypsy and Traveller sites. Officers visited all Gypsy and Traveller sites in the Borough and left leaflets and topic specific questionnaires to be returned to the Council.  So far approximately 7 responses had been received.  In addition letters were sent to agents who had worked on behalf of Gypsy and Travellers submitting planning applications and questionnaires, and leaflets were sent to Braybrooke Primary School.

Initially the consultation on the Site Specific Proposals LDD was planned to conclude on 23rd April 2012 but due to the significant amount of interest in the document and a desire by local groups and Parish Councils to hold public meetings, in order to allow sufficient time for these groups to reflect on local peoples comments and respond to the consultation, the consultation period had been informally extended to 21st May 2012
It was noted that the current timetable for the Site Specific Proposals LDD and the Joint Core Strategy were as follows: -

	Stage
	Joint Core Strategy
	Site Specific Proposals LDD

	Options consultation
	July to September 2012
	March to May 2012

	Production of the plan
	October to December 2012
	April 2012 to December 2012

	Pre-submission consultation
	January to February 2013 
	February to March 2013 

	Submission to the Secretary of State
	April 2013
	July 2013

	Examination in public 
	April to July 2013
	July to November/ December 2013

	Inspector’s Report 
	November 2013
	February 2014

	Adoption 
	December 2013
	April 2014


It was noted that the information from the consultation would be combined into subject matters which should reduce repetition and make it more readable.  Members also suggested that using large detailed maps showing the protected green areas would be beneficial.
Members wished to thank members of the Development Services team for all their hard work during the consultation.  
RESOLVED
that Members note the initial update from the consultation exercise to date

(The meeting started at 7.00 pm and ended at 8.05 pm)

Signed …………………………………

Chair

Planning Policy No. 5
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