Appendix A
The 2006 update identified a broad requirement of between 123,109 and 147,522 sq.m net of comparison goods floorspace to be developed across the North Northamptonshire Growth Area to 2031, and a convenience goods requirement of 21,235 sq.m net.

As part of the updated assessment a desk-based review of selected PPS4 indicators of vitality and viability was undertaken, which covers the following indicators:
· Indicator A1 Diversity of main town centre uses;
· Indicator A2 The amount of floorspace in edge and out-of-centre locations;
· Indicator A4 Retailer representation and intentions to change representation;
· Indicator A5 Shopping rents;
· Indicator A6 Proportion of vacant street level properties; and
· Indicator A7 Commercial yields on non-domestic property.
In addition, an update of the performance of each of the North Northamptonshire centres in the UK retail rankings has been provided to establish the performance of each of the centres vis-à-vis one another and review changes in the position of the centres over time.  The following table shows the relative retail rankings of the three main centres in North Northamptonshire (the lower the number the better the position of the centre within the national centre hierarchy).  
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As outlined in the CSS, Kettering remains the highest ranked of the centres in North Northamptonshire, and is ranked at 183rd position in the 2008 Index.  Kettering’s retail offer is classed as that of a fourth-tier ‘Sub-Regional’ centre, such centres can be expected to offer a strong national retailer presence serving a wide catchment.  It would appear there has been a net decline in position from the preceding MHE Index (2003/04), which saw Kettering ranked 171st.  The town’s position improved to 154th in the Venuescore Index (2006), but has subsequently declined to its current position of 183rd.  This suggests that the town may be losing some ground as other similarly-ranked centres make advances in their retail offer.  The reduction in position is in part due to an increase in Kettering’s out of town retail offer.

The fashion offer – a key driver of footfall in centres – is stated as ‘middle’, suggesting there is a reasonable spectrum of fashion retailers in the centre.  It does however provide an indicator as to why residents of the area may travel to the surrounding higher-order centres such as Leicester, Northampton and Milton Keynes to satisfy their higher-end fashion retailer requirements.  Kettering does provide however, 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.  

According to the Roger Tym & Partners Update, Kettering remains 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.
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 from, but nevertheless reasonably proximate to, the boundaries of North Northamptonshire catchment area, and 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 NNCA throughout the study period. 
Indicator 2
The retail offer in Kettering town centre has stagnated somewhat, and the town centre has seen a reduced market share compared to the previous study on account of increased patronage to the town’s retail parks, where there is improved provision compared to at the time of the 2005 study. 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.
The centres of Kettering, Corby, Rushden and Wellingborough each has 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.  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.  However, in recent years there has been a trend towards ‘high street’ retailers such as Next, Boots, Gap, Mothercare and New Look increasing their presence in out-of-centre shopping parks which benefit from open A1 planning consent (i.e. in locations where there is 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

Indicator 3

Not surprisingly Kettering has experienced a reduction in the number of interested retailers enquiring about retail premises in the area.  This is largely down to the economic downturn and as conditions improve, more retailers will begin to seek new retail space once again.  

It is therefore important to be prepared, for when the economy does improve and new retailers seek premises, that we have a retail offer which reflects their requirements.  The Kettering Town Centre AAP will be a key tool in attracting and delivering new comparison retail within the town centre, through the delivery of larger retail units which better suit the needs of higher end retail, especially through the delivery of Wadcroft.

Indicator 5

Between 2006-2008 Kettering had seen an increase in prime retail rents from £75 per sq.ft to £90.  However, due to the economy, in Kettering there has been a reduction of £15 per sq.ft between 2008 and 2009, Corby has experienced a decrease of £5 off their 2008 figure of £70 and as a result Wellingborough town centre now commands the highest rental of £85 per sq.ft of the three growth towns.

Indicator 6

There is a slight discrepancy between the reported number of units within Kettering town centre within the Roger Tym & Partners Update compared to the Council’s 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 there has been 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 KBC Health Check).  The current level of vacant units within the town centre reflects current UK averages.

Indicator 7

Kettering has had the ‘keenest’ prime shopping yield of the three centres throughout much of the past eight years, with a yield of between 6.5 per cent and 6.75 per cent between October 2000 and February 2006.  Yields subsequently improved to as low as 5.75 per cent in 2007, but have since increased slightly to 6.0 per cent, matching that of Corby and Wellingborough.  The improvement in prime retail yields mirrors a trend observed in many centres across the country.  The current performance of each of the centres can be considered reasonable although it should be noted that the last survey of yields took place prior to the economic contraction.  Of the nearby higher order centres, Leicester currently has a highly ‘keen’ yield of 4.5 per cent, whilst Northampton is also performing strongly, at 4.75 per cent.

Shopping Patterns and Findings 

Kettering town centre has experienced a decline of 5.1 percentage points between 2005 and 2010.  Kettering town centre now attracts a market share of 14.2 per cent from residents of North Northamptonshire, compared to 19.3 per cent in 2005.  It can be seen from Figure 6.10 that Kettering town centre remains by some distance the most popular destination for comparison goods shopping within the North Northamptonshire Catchment Area (NNCA), and the current market share of 14.2 per cent is 5.2 per cent greater than Wellingborough town centre, which has the second-highest market share of the North Northamptonshire centres.

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.  This partly reflects an increase in provision in the town – particularly the new developments in the Northfield Avenue area, which have attracted high profile retailers such as Comet, PC World, Halfords and Sports Soccer and partly a strengthening of the offer on existing out-of-town retail parks in the town.

Householder Survey

The Roger Tym Update included a household survey, the findings of which supported earlier observations contained within the report.  It showed that Sainsbury’s and Tesco’s stores in Kettering were over-trading, with the Morrison’s store on the edge of the town centre trading at current company average levels.  However, the location of the three existing main foodstores in Kettering ensures that they are not ideally placed to serve the east of Kettering Urban Extension.  Accordingly it is likely that a qualitative need will exist over the course of the Plan period for an additional foodstore on the eastern side of Kettering.  A condition attached to the planning permission for Kettering East requires the applicants to identify the retail requirements resulting from the Urban Extension.  New foodstore provision should be of a scale to meet the needs of the new urban extension, and not of sufficient scale that trade will be diverted from existing foodstores in the town centre.
It should be noted that the study was undertaken prior to the opening of the new Asda store in Kettering.

A total of £584.7m is retained by centres and stores in the NNCA, this expenditure is distributed between the various town centres, retail parks, and smaller centres throughout the NNCA. Table 6.4 summarises the most popular destination for comparison goods shopping in the NNCA, based on the findings of the household survey.
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Leakage of comparison goods expenditure

We have identified above that centres and stores within the NNCA retain 61.5 per cent of the total available comparison expenditure.  Table 6.5 shows the locations where the majority of this retained expenditure is spent.
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Kettering town centre has experienced a decline of 5.1 percentage points between 2005 and 2010.  Kettering town centre now attracts a market share of 14.2 per cent from residents of North Northamptonshire, compared to 19.3 per cent in 2005. It can be seen from Figure 6.10 that Kettering town centre remains by some distance the most popular destination for comparison goods shopping within the NNCA, and the current market share of 14.2 per cent is 5.2 per cent greater than Wellingborough town centre, which has the second-highest market share of destinations within the NNCA.
[image: image4.emf]
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.  This partly reflects an increase in provision in the town – particularly the new developments in the Northfield Avenue area, which have attracted high profile retailers such as Comet, PC World, Halfords and Sports Soccer and partly a strengthening of the offer on existing out-of-town retail parks in the town.

North Northamptonshire Retail Capacity Update Summary

The Roger Tym assessment of qualitative need for additional floorspace has identified the following: 

· Kettering, Corby and Wellingborough town centres are underperforming in respect of the market shares they are attracting from their catchment areas, and there is strong competition for expenditure from the retail parks in each town, as well as destinations such as Northampton;
· There is a qualitative requirement for an improved consumer choice and diversification of the retail offer in each of the three centres.  The current retail offer is directed towards the middle/lower-middle end of the spectrum and this offer should be upscaled over the Plan period;

· In conjunction with this there is a pressing need for modern, larger units in Kettering town centre, in order to attract higher-end retailers;
· There will be a clear qualitative need to provide additional medium to large foodstores in each of the growth towns over the plan period in order to meet the needs of the enlarged residential population and to ensure that current patterns of widespread quantitative overtrading are not exacerbated.  New major foodstores should be developed in tandem with population growth and should not be of a scale which would undermine the foodstores located within and adjacent to the town centre;
· The Joint Planning Unit may wish to carry out further research in respect of the qualitative over-trading of existing foodstores;
· Support should be given to a new foodstore to meet the needs of Rothwell and Desborough;
