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Appendix 1

Pell Frischmann Report Summaries
Wadcroft Report
The masterplan set out in the AAP Preferred Options (2008) provided the starting point for the report. Options for redevelopment were derived from combined consideration of three criteria:

· Commercial Viability: The redevelopment must be based on a sound business case, especially given the current economic climate. A department store is regarded as a key element in the regeneration of the Town Centre. It has been assessed that there is retailer demand for a .small format department store (5500m2/60000ft2 plus servicing area). The provision of a department store would be a net cost to the overall Wadcroft development scheme and its development must be supported by standard retail units to provide a net income. Commercial analysis of these costs and residuals, yield a requirement for approximately 36 standard units to support the department store.
· Planning and Public Realm: Given Kettering.s historic centre balanced with the need for growth and change, it is desirable to maintain the current structure of the Town Centre whilst simultaneously improving the public realm and providing the modern requirements which the .first tier. retailers require.
· Transportation: Intensification in historic settings often produces problems relating to access, parking and congestion. The proposed scheme must accommodate good levels of parking, transportation and access whilst at the same time not detracting from the amenity of the development and the Town Centre.
In order to secure the three aspirations (adequate space for retail units, planning/public realm and parking/access), the Site boundary has been expanded from that proposed in the previous masterplan to incorporate the adjacent (vacant) Woolworths unit, the Post Office building and the Gold Street retail block, located to the north east of the Site. 

Based on established urban design principles and commercial overview, five development options were proposed. Whilst each option had individual merits, there was no single option which achieved all the required aspirations. A sixth option was developed which drew upon the best elements of the five. Option 6 is therefore the recommended preferred option (shown below in Figure 0.4) 
Conclusions: It is concluded that the enlarged site provides a pragmatic and realistic plan for going forward. The preferred proposed scheme meets KBC.s requirements for a scheme which is capable of being commercially self-financing whilst achieving the wider objectives for Kettering as a town. The new site should be established as the red line within the Town Centre AAP (see Appendix 2).
Based on the details presented in the report, Kettering Borough Council has undertaken initial work on viability, and is developing an understanding of the issues associated with the delivery of the schemes. Work on the delivery of these schemes is ongoing and is considered to be commercially sensitive. To support the emerging Kettering Town Centre Area Action Plan (AAP), the Borough Council will produce an overarching Market Commentary, which will summarise and set out the potential funding sources and implementation mechanisms that can be utilised to deliver the vision for the town centre.
Soans Yard Report
An outline master plan for Soans Yard area was prepared in 2008 as part of the AAP Preferred Options, and formed the starting point for the report. The report includes a number of development Options as follows:

· Option 1 . retention of all existing buildings and their renovation;

· Option 2 . retention of the majority of buildings but with modifications and additions both to achieve a coherent development package and the planning objectives (such as commercially viability to the extent possible, increased permeability etc)

· Option 3 . major change to the area structure and full redevelopment of most buildings.

It was recommended that Option 2 (see Appendix 3) should be pursued as the preferred option. Key findings, some positive and some which will pose implementation problems, are:

Spatial Use . the Illustrative Master Plan proposes a mix of uses comprising some residential units, retail units (on the periphery of the area but in key, gateway locations) and light industrial (starter business, craft workshops etc) to promote activity in the area.

Architecture and Conservation - a review has concluded that the existing buildings, proposed for retention under the Illustrative Master Plan, can be retained and that the scheme is consistent with the conservation area status of Soans Yard.

Pedestrian (Cycle) 

Accessibility . the Illustrative Master Plan proposes much improved permeability and connectivity between the High Street and Horsemarket; an east-west pedestrian route is proposed which will encourage activity in the core area.

Access for Vehicles . the Illustrative Master Plan permits access by cars to the limited parking areas and residential units. However, retention of the fundamental historic layout means that large commercial vehicles will not be able to enter the area (note - there will be no change of access for the relatively new developments along Bridewell Lane . the Crown Apartments and Bridewell House).

Parking .the Illustrative Master Plan will reduce parking in the core area from 78 to 53 spaces. The reduction is from (i) the area used by NatWest Bank and David Smith and (ii) the County Court. In the latter case, informal discussions have determined that the Court is likely to accept that its present 15 spaces can be reduced to an essential 3 spaces which can be provided in the Plan.

Conclusions and Next Steps - it is concluded that the Illustrative Master Plan presents a practical way forward and that it meets the objectives of KBC. The new site should be established as the red line within the Town Centre AAP (see Appendix 2).
Based on the details presented in the report, Kettering Borough Council has undertaken initial work on viability, and is developing an understanding of the issues associated with the delivery of the schemes. Work on the delivery of these schemes is ongoing and is considered to be commercially sensitive. To support the emerging Kettering Town Centre Area Action Plan (AAP), the Borough Council will produce an overarching Market Commentary, which will summarise and set out the potential funding sources and implementation mechanisms that can be utilised to deliver the vision for the town centre.
Station Quarter

The Pell Frischmann Report develops the AAP Preferred Options master plan proposals further and to identifies engineering and other issues related to delivering the scheme, including:
· Station Road Connection – improvement of Station Road is essential to link the Town Centre and the redeveloped Station area. A number of options to improve connectivity especially for buses and pedestrians are proposed, 
· Station Plaza, Transport Interchange and the Public Realm – the Station Plaza is the key to the development of the east side of the railway. A scheme has been developed which integrates a new transport interchange (with bus, taxi, set down/pick up for access to rail services), vastly improved public realm, the improved pedestrian access along Station Road, accesses to a proposed multi story car park and connection to the west of the railway 
· Development on the west side of the railway –the Preferred Options AAP configuration of buildings was found not to be feasible and the study proposes modification:

· (i) to minimise extent of the buildings exposed to flood risk, 

· (ii) to avoid the existing main sewer, 

· (iii) to reduce severance, visual intrusion and land take from the sports field (achieved by locating the interceptor car park parallel to the railway and in the lee of the rail embankment) and 

· (iv) most importantly, locating the interceptor car park so that it is possible to capitalise on level differences to create an efficient footbridge and minimise the walk distance for users of the car park to/from the Station via the bridge (see following).

· East-West connections across the railway – four options were considered to improve connectivity between the railway (including to-from interceptor car park) and the Station. Option 3B was identified as the most feasible option, and  involves the construction of a new independent pedestrian-cycle bridge connecting east and west “interceptor” car parks and the Station Plaza. 
Based on the details presented in the report, Kettering Borough Council has undertaken initial work on viability, and is developing an understanding of the issues associated with the delivery of the schemes. Work on the delivery of these schemes is ongoing and is considered to be commercially sensitive. To support the emerging Kettering Town Centre Area Action Plan (AAP), the Borough Council will produce an overarching Market Commentary, which will summarise and set out the potential funding sources and implementation mechanisms that can be utilised to deliver the vision for the town centre.
Cultural Quarter Scoping Study 
The Scoping Study explores the issues on Kettering Town Centre relating to ambition for the KBC back office functions and the Police Station to relocate from their current sites on Bowling Green Road/London Road to a Road to kick-start a new business park outside of the town centre.

The key issues considered are as follows:
· The Borough Council is exploring opportunities to relocate the KBC back offices to a site out of the Town Centre to support a new business park. The move may allow KBC to act as an anchor development at a new site away from the Town Centre and assist in attracting businesses into the area to provide significant, and better quality, job opportunities for Kettering local people
· The relocation of the KBC back offices would release an important site for redevelopment and thereby assist the regeneration of Kettering Town Centre.  
· KBC would retain a One Stop Shop on the Cultural Quarter site to allow local people access to key services provided by KBC, Police, Northamptonshire County Council and other local agencies. 

Development scenarios used to explore the issues are presented in the following table.
	Cultural Quarter: Proposed Options

	Option
	Overall Description
	No of Homes
	Employment Uses

	1. a
	Residential Led (one stop shop on upper site)
	· 72 homes
	· 1,800 m2 One Stop Shop

	1. b
	Residential Led (one stop shop on Police Station site)
	· 67 homes
	· 1,800 m2 One Stop Shop

	2.
	Supermarket
	· 26 homes
	· 1,800 m2 One Stop Shop

· 2,322 m2 Supermarket

· 700  m2 gross office

	3.
	Mixed Use AAP
	· 88 homes
	· 2,500 m2 gross commercial floorspace

· 1,800 m2 One Stop Shop

· 1,740 m2 supermarket

· (18,792 m2 car park)

	4.
	Surface Car Park
	· 16 homes
	· 1,800 m2 One Stop Shop

· 3,510 m2 gross offices

· (357 car parking spaces)


General Conclusions

Overall it was established that the economic case for the relocation of KBC and redevelopment of the site can result in positive impact on the town centre, but that the mix of development uses will be critical – with options that provide jobs and residents performing the best. The study indicates that Option 2 – Supermarket; Option 3 Mixed Use AAP (2008) and Option 4 - Surface Car Park perform best within the limitations of the study.
In this context the Scoping Study sets out a range of criteria, which will inform the AAP policy development and can be referred to when considering the future redevelopment in the Cultural Quarter, as follows:
· Integration with on-site built heritage,

· Feasibility of providing parking

· Safe and feasible access, and integration with transportation and traffic

· Impact of any redevelopment on the vitality and viability of the town centre
