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2.
INFORMATION
2.1 Members will recall that the North Northamptonshire Core Spatial Strategy (CSS) identifies Kettering as a location for new housing and job creation as well as identifying the town centre as an area for the protection and promotion of the existing provision of basic comparison shopping and the development of regionally important niche retail.  Kettering is identified as the main retail centre for North Northamptonshire and provision is required for a minimum net increase in comparison shopping floor space of 20,500m2. 
2.2 The Kettering Town Centre Area Action Plan (AAP), recently the subject of an Examination by the Planning Inspectorate, provides the framework for the delivery of the required comparison floorspace as well as being a tool to improve and expand the town centre with a future vision to retain wealth and jobs within Kettering Borough.
2.3 The North Northamptonshire Retail Capacity Update 2011, prepared by Roger Tym & Partners, is considered a key tool in the review of the Core Strategy.  It revisits the findings of the 2005 Study and 2006 Update and presents a revised assessment of the quantum of additional comparison and convenience floorspace which is required across North Northamptonshire to 2031.  It updates the 2006 findings with forecasts in respect of population, per capita expenditure, expenditure growth, special forms of trading (for example, online shopping), and turnover efficiency of existing retailers.  It is an extensive document and therefore has not been appended to this report; however the full document can be viewed on the Joint Planning Unit website at www.nnjpu.org.uk.  The main findings of the Study are highlighted within this report and the attached Appendix A.
2.4
The Kettering Town Centre Health Check Monitoring Report: 2011 (update) was produced by your officers to inform and provide the baseline evidence for the Kettering Town Centre AAP, as well as to provide an up to date assessment of the health of the town centre for the Inspector appointed by the Secretary of State to carry out the Examination into the AAP.  With regards to the current use of units within Kettering town centre, this study contains more up to date information regarding the current range of uses and health of the town centre than that contained within the North Northamptonshire Retail Capacity Update 2011, whose comparable information is based on a study undertaken in June 2009.

3.
STUDY FINDINGS
3.1
Kettering’s Position

According the to the North Northamptonshire Retail Capacity Update, Kettering is the most popular comparison shopping destination in North Northamptonshire, attracting 14 per cent of total comparison goods spending.  It is the largest of the three centres and the retail mix in Kettering is largely in line with current UK averages, with marginal overrepresentation in convenience goods floorspace and under-representation in services floorspace.

3.2
The retail offer within Kettering town centre has stagnated slightly and the town centre has seen a reduced market share in comparison expenditure to earlier studies. However, the delivery of modern retail units would enable the town centre to more effectively compete with the other local centres and an improved out-of-centre offer. The development of modern comparison retail floorspace will improve our current market share and meet the comparison shopping needs of the enlarged residential population.
3.3
There is a slight discrepancy between the reported number of units within the town centre between the Roger Tym & Partners Update and the Councils own Health Check.  It is assumed that the Roger Tym study did not base its calculations on the Kettering town centre boundary as outlined in the AAP, which the Council obviously uses as its search area for all survey work in the town centre.  Despite this, both studies demonstrate a net decrease in the percentage of vacant units across the town centre from 2009 to date (16.7% reported in the Roger Tym study and 13.2% in the Borough Council’s Health Check).  The current level of vacant units within the town centre reflects current UK averages of 12.5%.
3.4
The table below demonstrates that Kettering remains the principle retail destination in North Northamptonshire as outlined in the Core Spatial Strategy (2008).  It has the highest retail ranking of all three towns in North Northamptonshire, according to the 2008 MHE Retail Index, the highest comparison goods market share, both within the town centre and on the town’s retail parks and the highest comparison shopping expenditure of all three towns.
	
	Kettering
	Corby 
	Wellingborough

	MHE Index 2008 (Retail Rank)
	183
	399
	399

	Comparison Goods Market Shares 2010 (Town Centre) 
	14.2%
	7.8%
	9.0%

	Comparison Goods Market Shares 2010 (Retail Parks)
	7.3%
	3.3%
	3.8%

	Comparison Shopping Expenditure £m (Town Centre)
	135.42
	74.09
	85.12


**The information contained in the table above is taken from the North Northamptonshire Retail Capacity Update (2011)
3.5
Recent Changes

Kettering’s position in the retail rankings has slipped recently, partly due to advances in the retail offer of similarly-ranked centres but partly due to an increase in Kettering’s out of town retail offer.  The retail parks in Kettering have experienced a noticeable uplift in market shares since 2005, from 2.7 per cent to 7.3 per cent.  
3.6
The centres of Kettering, Corby, Rushden and Wellingborough each have a significant quantum of out-of-centre floorspace, and this can be expected to compete with the established town centres for expenditure of residents of the North Northamptonshire catchment area (NNCA).  Each of the centres has representation from ‘bulky goods’ retailers in out-of-centre locations, which in most cases offer a range of goods and services which cannot be accommodated in traditional town centre premises, such as the Northfield Avenue area, which have attracted high profile retailers such as Comet, PC World, Halfords and Sports Soccer.  However, there has also been a trend towards ‘high street’ retailers such as Next increasing their presence in out-of-centre shopping parks which benefit from open A1 planning consent (i.e. in locations where there are no restrictions on the range of goods that can be sold).  In addition, each centre has a range of large foodstores which occupy out-of-centre locations.  The delivery of modern retail units as part of the town centre redevelopment proposals should enable the town centre to more effectively compete with the improved out-of-centre offer.
3.7
Northampton town centre and retail parks act as the biggest attraction to residents of the North Northamptonshire catchment area, with a turnover of £146.46m. This is equivalent to 15.40 per cent of total available comparison goods expenditure. The strong performance of Northampton is not surprising given its location immediately adjacent the south-western boundary of the catchment.  Peterborough and Milton Keynes are further away but nevertheless have a retail offer which is comparable to (or in the case of Milton Keynes, somewhat stronger than) Northampton.  It is expected that all three centres will remain strong competitors for expenditure from residents in the North Northamptonshire Catchment Area throughout the study period.  However, as highlighted above, Kettering is retaining a higher percentage of shoppers than previously although much of this retention is due to its out-of-centre retail parks.
3.8
The Council has already been influential in the delivery and improvement of the town centre and its retail offer.  Public realm improvements on the Market Place, the creation of a pedestrian friendly environment and the delivery of the Market Place buildings will contribute towards the delivery of the vision for the ‘Restaurant Quarter’, diversify the evening economy in the town centre and provide a useable public meeting space and much needed restaurant uses. The proposed Wadcroft and Newlands Phase 1 redevelopment proposal will offer retail space, car parking and associated public realm improvements to ensure the future growth and regeneration of Kettering town centre to 2021 and beyond.

3.9
Works are completed at Northampton Road/ Northfield Avenue to improve access into the town centre, where funding has already been invested to provide a new junction. The roundabout solution has greatly improved the capacity and operation of a critical town centre interchange, which will aid in the ease of access into the town centre and will also aid access into the proposed Wadcroft modernised car parking.

3.10
Measures to improve public transport, the pedestrian and cycle network and the public realm will be very important to encourage access to the town centre by sustainable means and to achieve modal shift.  The significance of such improvements is shown by the early implementation of some schemes, including completed Green Links and the Market Place public realm scheme.  In addition, works underway including public realm improvements Phase 2 & 3 (Sheep Street, Market Street and Horsemarket) and improvements to bus services including new bus stops at Horsemarket and Northampton Road (east) and provision of a new bus route serving the Lake Avenue area of the town and the railway station.

3.11
Future Position 

Kettering does offer considerable potential to increase its retail offer and provide the necessary floor space to attract further high-value units to the town centre and reduce the current out-migration.  Kettering contains the largest number of units in any of the three centres within North Northamptonshire, and Kettering Borough Council has acquired a sizeable and well positioned portfolio of property in an area of the town centre otherwise referred to as Wadcroft. Kettering is keen to develop this area into high quality retail outlets that will help to draw in shoppers from across the region.

3.12
Current proposals for Wadcroft include 16,000 sqm. of net additional retail floorspace and associated car parking. The Wadcroft/Newlands Phase 1 site is defined as the highest priority for retail-led development in the Shopping Quarter and town centre as a whole to achieve the necessary regeneration and step change of the centre.  Additionally the refurbishment of the Newlands Shopping Centre is encouraged to provide retailers and town centre users with facilities that compliment the planned high quality developments for the town centre.
3.13
The North Northamptonshire Retail Capacity Update suggests that over the entire study period (2010 to 2031), the growth towns should make provision for the following floorspace requirements:

· Kettering – between 30,600 and 34,400 sq.m net

· Corby – between 22,900 and 25,800 sq.m net

· Wellingborough – between 22,900 and 25,800 sq.m net

3.14
Whilst these outputs provide sub-regional capacity estimates for each growth town, they should not preclude new developments coming forward that either exceeds these estimates, or enables them to commence earlier in the plan period, if they would enhance market share and improve consumer choice, subject to compliance with development management policies.  
3.15
There remains sufficient capacity in the NNCA for the proposed significant new town centre developments in Corby (Evolution Corby) and Kettering (Wadcroft / Newlands Phase I) to come forward by 2021.  In both cases this is necessary in order to provide a quantitative and qualitative uplift in the performance of the town centres, in order to allow them to compete with planned new retail developments outside the catchment area, as well as the strengthened performance of the out-of-centre retail offer in both of these centres which has become apparent since the previous study.  
4.
POLICY IMPLICATIONS
4.1
The North Northamptonshire Retail Capacity Update will act as a background document to inform the review of the North Northamptonshire Joint Core Strategy, the Kettering Town Centre Area Action Plan, the Site Specific Proposals Local Development Document, and may inform the determination of planning applications or investment strategies within the Borough’s town centres.
5.
USE OF RESOURCES
5.1
The cost of completing this study was met within the Joint Planning Unit budget.
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1.	PURPOSE OF REPORT





To inform Members of the contents of the North Northamptonshire Retail Capacity Update 2011, produced to inform the Joint Core Strategy review; and the Kettering Town Centre Health Check Monitoring Report: 2011 (update), produced by Officers to inform the Kettering Town Centre Area Action Plan.





6.	RECOMMENDATION





	That Members note the findings of the North Northamptonshire Retail Capacity Update 2011 and the Kettering Town Centre Health Check Monitoring Report: 2011 (update).








