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1 INTRODUCTION & TERMS OF REFERENCE 

1.1 In December 2004 Roger Tym & Partners (RTP) was appointed by East Northamptonshire 

Council, on behalf of the North Northamptonshire Joint Planning Unit (NNJPU), to 

undertake the ‘North Northamptonshire Town Centres – Roles and Relationships’ study1. 

Our final report was submitted to the client in August 2005. A key component of the study 

was to assess the quantum of additional retail floorspace that is supportable within the 

North Northamptonshire Growth Area (NNGA), at the interval periods of 2011, 2021 and 

2031. These forecasts were provided within the context of the specific roles identified for 

particular centres within the NNGA, and the need for centres to accommodate the demands 

for new development that will be generated by the projected high levels of population 

growth within the study area. 

1.2 RTP subsequently produced an update to this study in July 20062, which took into account 

updated forecasts in respect of expenditure growth and a refined trajectory of housing 

growth across North Northamptonshire in the period to 2021.  

1.3 This report revisits the findings of the 2005 Study and 2006 Update Study. We present a 

revised assessment of the quantum of additional comparison and convenience floorspace 

which is required across North Northamptonshire in the period to 2031, by updating the 

2006 findings with up-to-date forecasts in respect of population, per capita expenditure, 

expenditure growth, special forms of trading (for example, online shopping), and turnover 

efficiency of existing retailers. The update is informed by a new household telephone 

survey of the shopping patterns of residents of the North Northamptonshire Catchment 

Area (NNCA), which was undertaken between April and May 2010. The report takes into 

account the effect of major retail developments both within region (such as the 

development of Willow Place Phase I in Corby) and in the wider sub-region. 

Structure of study 

1.4 The remainder of this study is structured as follows: 

Section 2 sets out an update to national, regional and local planning policy which has 

taken place since the 2006 Update Study; 

Section 3 reviews the findings of the 2006 Update Study;  

Section 4 sets out a refreshed desk-based appraisal of the vitality and viability of the town 

centres of Corby, Kettering, Rushden and Wellingborough; 

Section 5 defines the boundaries of the North Northamptonshire Catchment Area (NNCA), 

and sets out forecasts of population and expenditure growth to 2031;  

Section 6 reviews the findings of the household telephone survey into the shopping 

patterns of residents in the NNCA; 

                                                
1
 Hereafter referred to as the ‘2005 Study’ 

2
 Hereafter referred to as the ‘2006 Update Study’ 
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Section 7 translates the shopping patterns into quantitative requirements for comparison 

goods floorspace across the NNCA to 2031; 

Section 8 repeats this exercise for convenience goods; 

Section 9 considers the qualitative requirements for additional floorspace in the catchment 

area; 

Section 10 sets out our strategy and recommendations for delivering the identified 

requirements over the Plan period; and 

Section 11 sets out the conclusions to the study.  

1.5 The study is supported by four appendices: 

Appendix 1 contains additional information on the performance of the main town centres, 

and should be read in conjunction with Section 4 of the main report; 

Appendix 2 contains quantitative data tabulations in support of the findings set out at 

Sections 6 to 8 of the main report; and 

Appendix 3 contains the floorspace requirements for comparison and convenience goods 

which arise under alternative population growth scenarios; and  

Appendix 4 contains the results of the household telephone survey undertaken by NEMS 

Market Research.  
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2 UPDATE ON PLANNING POLICY 

2.1 This section considers the developments in national, regional local policy which have come 

forward since the publication of the 2006 Update Study.  

PPS12: Local Spatial Planning (June 2008) 

2.2 This study will form part of the evidence base upon which the NNJPU will draw in updating 

the adopted Core Strategy for North Northamptonshire. The study will also form part of the 

evidence base of the constituent North Northamptonshire authorities’ evidence base for 

their respective Local Development Documents. Section 4 of the new PPS12 explains the 

intended nature of core strategies gives advice on their preparation and introduces a new 

test of soundness.   

2.3 PPS12 states that each core strategy must include an overall vision, strategic objectives for 

the area which focus on the key issues to be addressed; a delivery strategy for each of 

these objectives; and clear arrangements for managing and monitoring the delivery of the 

strategy. 

2.4 PPS12 also stipulates that Core Strategies may allocate strategic sites for development, 

provided that they are considered central to the achievement of the strategy. The Core 

Strategy should also be supported by evidence of the physical, social and green 

infrastructure which is needed to enable the amount of development proposed for the area. 

Provision for uncertainty in delivery of proposals should be provided for. 

2.5 Paragraph 4.54 of PPS12 introduces a new test of ‘soundness’ for core strategies. In order 

to be ‘sound’, a core strategy should be justified, effective and consistent with national 

policy. 

2.6 ‘Justified’ means that the document must be ‘founded on a robust and credible evidence 

base’ and ‘the most appropriate strategy when considered against the reasonable 

alternatives’. 

2.7 ‘Effective’ means that the document must be ‘deliverable’, ‘flexible’, and ‘able to be 

monitored’. 

2.8 Thus, the PPS12 places more emphasis on the need for DPDs to: 

‘…demonstrate that the plan is the most appropriate, when considered against 

reasonable alternatives’. (Paragraph 4.38 of PPS12, our emphasis); and 

‘…show how the vision, objectives and strategy for the area will be delivered and by 

whom, and when.’ (Paragraph 4.45 of PPS12, our emphasis). 

PPS4: Planning for Sustainable Economic Growth (December 2009) 

2.9 The Government have recently published Planning Policy Statement 4 (PPS4), which forms 

the replacement to PPS6 which has been the benchmark guidance in respect of retail and 

town centres since 2005. The new PPS4 thus replaces PPS6, as well as the existing PPS4, 

PPS5, and parts of PPS7 and PPS13.  
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2.10 The overarching objective of the Government is to achieve sustainable economic growth, 

and PPS4 sets out a series of objectives for planning in order to achieve this, including 

promoting the vitality and viability  of town and other centres, as important places for 

communities. In order to do this, the Government seeks to: 

� focus new economic growth and development of main town centres within existing 

centres, in order to offer a wide range of facilities and address deficiencies; 

� promote competition between retailers and enhance consumer choice in town 

centres; and 

� conserve and where appropriate enhance the heritage of existing centres 

2.11 The requirement for regional-level assessments of main town centres uses, as previously 

prescribed by PPS6, is retained. At the local level, the evidence base should be informed 

by regional assessments, and, in addition, assessments of need of the quantum of 

floorspace required for economic development; identify deficiencies in the provision of local 

convenience shopping; assess existing and future land supply for economic development; 

and assess the capacity of existing centres to accommodate new town centre development.  

2.12 The PPS is split between ‘plan-making policies’, and ‘decision-making policies’, the latter 

set of which should be used for the assessment of planning applications and therefore are 

of less relevance to this study 

2.13 Policy EC1 sets out the factors which local planning authorities should take into account 

when assessing the need for retail and leisure developments. Policy EC3 sets out a series 

of ten factors which regional and local planning authorities should take into account when 

setting out a strategy for their town centres. These include the need to: 

� set flexible policies for centres which can be readily adapted; 

� define a network and hierarchy of centres which meets the needs of the catchment; 

� define the extent of centres and primary shopping areas; 

� consider setting floorspace thresholds for the scale of edge-of-centre or out-of-

centre development which should be the subject of an impact assessment; 

� define any locally important impacts on centres which should be tested; 

� encourage a diversity of uses in centres; 

� identify sites or buildings suitable for development, conversion or change of use; 

and 

� use necessary tools such as local development orders and area action plans to 

address other issues associated with the growth and management of town centres. 

2.14 Policy EC4 considers promoting consumer choice and competitive town centres and the 

means through which this should be promoted, including supporting the diversification of 

town centre uses; planning for a strong retail mix; recognising the role played by smaller 

shops; supporting shops and other facilities in local centres and villages; supporting (and 

where necessary creating) markets, and encouraging a range of evening and night-time 

uses. 
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2.15 Policy EC5 places a requirement on local planning authorities to identify an appropriate 

range of sites to accommodate the identified need for additional floorspace, ensuring that 

the sites are capable of accommodating a range of business models. This should be based 

on the following factors: 

� the identified need for the development; 

� an appropriate scale of development, in keeping with the role and function of the 

centre; 

� application of the sequential approach to site selection (with priority given to in-

centre sites, followed by well-connected edge-of-centre sites); 

� assessment of the impact of sites on existing centres; and 

� consider the extent to which other considerations (such as physical regeneration 

benefits) may be material. 

2.1 Policy EC9 states that regional planning bodies and local planning authorities should, 

through their annual monitoring reports, keep the following matters under review, in order to 

inform consideration of the impact of policies and planning applications: 

a) ‘the network and hierarchy of centres (at both the regional and local levels); 

b) the need for further development; and 

c) the vitality and viability of centres (at the local level)’ 

2.2 In order to measure the vitality and viability of town centres, Policy EC9 recommends that 

‘local authorities should also regularly collect market information and economic data, 

preferably in co-operation with the private sector’ on the key indicators set out in Appendix 

D of the PPS. 

2.3 The PPS subsequently turns to ‘decision-making’ policies, and sets out two tests of impact 

which must be satisfied. These ‘strengthened’ impact tests reflect the fact that PPS4 no 

longer requires applications for development to provide justification of the qualitative or 

quantitative need.  Policy EC10 sets out criteria which must be satisfied for all economic 

development, whilst Policy EC16 specifically relates to applications for town centre 

development. Policy EC17 explicitly states that where the proposed development does not 

satisfy these criteria, the application should be refused.  

East Midlands Regional Plan 

2.4 Subsequent to the 2006 update the planning context has also changed at the regional level, 

with the adoption of the East Midlands Regional Plan (EMRP) in March 2009. The EMRP 

supersedes the preceding Regional Spatial Strategy for the East Midlands (RSS8). In 

common with its predecessor, the EMRP divides the region into a series of sub-regions, 

with the NNGA falling within the Southern sub-area, described as a ‘generally buoyant 

economy with pockets of deprivation such as in Corby, and has increasing functional 

linkages with the ‘wider south east’ of England’.  

2.5 Policy 3 discusses the distribution of new development within the East Midlands and 

confirms that development and economic activity will be distributed firstly, within and 
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adjoining the region’s Principal Urban Areas (Derby, Leicester, Lincoln, Northampton and 

Nottingham), and secondly ‘significant levels of new development should also be located in 

the three growth towns of Corby, Kettering and Wellingborough’. Paragraph 2.2.8 

emphasises the need for a co-ordinated and phased approach to the implementation of 

new development.  

2.6 Policy 11 subsequently sets out the priorities for development in the Southern sub-area, 

whilst Policy 13b confirms that North Northamptonshire local planning authorities should 

make provision for an additional 66,075 dwellings for the period 2001-263.  

2.7 Paragraphs 3.2.12 to 3.2.17 and Policy 22 of the EMRP specifically consider Regional 

Priorities for Town Centres and Retail Development; paragraph 3.2.16 states that in the 

absence of a clear regional retail hierarchy, ‘the distribution of additional retail floorspace to 

town centres in the region should be in line with Policy 3’, with the focus thus on 

maintaining the role of the Principal Urban Areas as the region’s main retail and service 

centres. The EMRP also identifies sub-area priorities for additional retail development; for 

the Southern sub-area it is stated that: 

‘There is large proportion of retail expenditure ‘leakage’ to the south of the Region for the 

Sub-area at present. This untapped spend and the level of proposed population growth in 

Northamptonshire means that Northampton town centre has the potential to become one of 

the Region’s highest performing retail attractions. The Growth Towns of Corby, Kettering 

and Wellingborough require support to develop complementary roles consistent with 

planned levels of development’. 

2.8 Policy 22 states that: 

‘Local Authorities, emda4 and Sub-Regional Strategic Partnerships should work together on 

a Sub-area basis to promote the vitality and viability of existing town centres, including 

those in rural towns. Where town centres are under-performing, action should be taken to 

promote investment through design led initiatives and the development and implementation 

of town centre strategies’ 

2.9 Consequently, local planning authorities should: 

� ‘Within town centres, bring forward retail, office, residential and leisure development 

opportunities, and any other town centre functions as set out in PPS6, based on 

identified need; 

� Prevent the development or expansion of additional regional scale out-of-town retail and 

leisure floorspace; and 

� Monitor changes in retail floorspace on a regular basis’. 

                                                
3
 Recent direction from Government has abolished regional-level housing targets in favour of allowing targets to be 

produced at the local level. We return to discuss this point further in Section 5 as the level of housebuilding which is 
delivered in North Northamptonshire significantly influenced the quantum of additional retail floorspace which can be 
supported in North Northamptonshire over the period to 2031.  
4
 East Midlands Development Agency 



 North Northamptonshire Retail Capacity Update 2010 

 Final Report | February 2011 7 

2.10 Section 4 of the EMRP progresses to update the Milton Keynes-South Midlands Sub-

Regional Strategy (MKSM SRS), which was previously adopted by the Secretary of State in 

March 2005. Apart from changes to housing figures for the Northampton Implementation 

Area, Part A of the SRS remains unchanged from the 2005 document; however Part B – 

the statement for Northamptonshire – is updated in the EMRP. Paragraph 4.1.5 states that, 

in respect of the identified growth locations of Corby, Kettering and Wellingborough, ‘it is 

important that they grow in a complementary way, while retaining their separate identities. 

All three are important retail, business and community centres serving their own individual 

catchments. This role will continue but the three town centres will need to adapt to cater for 

increased population and to address regeneration needs’. 

2.11 Policy MKSM SRS Northamptonshire 1 confirms the distribution of the allocated 66,075 

dwellings to be accommodated in the North Northamptonshire HMA in the period 2001 to 

2026. Corby is to accommodate the greatest level of additional growth, with 16,800 

dwellings between 2001 and 2021, followed by Kettering (13,100 additional dwellings), 

Wellingborough (12,800 additional dwellings) and East Northamptonshire (9,400 additional 

dwellings). For 2021-26, an indicative figure of 2,795 dwellings per annum across the entire 

NNGA is provided, which will be subject to review through the Joint Core Strategy. 

2.12 Policy MKSM SRS Northamptonshire 4 specifically pays attention to Corby, Kettering and 

Wellingborough, confirming the need for the North Northamptonshire local planning 

authorities to produce a Joint Core Strategy. The policy also states that provision should be 

made for a further 28,000 dwellings across North Northamptonshire as an ‘uncommitted 

planning assumption’. 

2.13 The policy also discusses the central areas of the three growth towns, and identifies that for 

Corby, in order to revitalize the town as whole, ‘the redevelopment and renewal of the town 

centre will be the priority’, to include a new central boulevard linking the town centre with 

the (now operational) rail station.  

2.14 For Kettering, the focus will be on maintaining the existing role of the town centre, to be 

achieved through ‘the promotion and protection of the existing provision of basic 

comparison shopping, the development of a regionally important niche retail offer and the 

development of a wider range of cultural attractions including a theatre’. Furthermore, ‘the 

town centre’s role as the focus for services and facilities to serve the town as a whole and 

its wider rural hinterland should be developed through the enhancement of social 

infrastructure’. 

2.15 For Wellingborough, it is stated the existing role of the town should be strengthened, 

‘through the continued provision of a diverse range of quality comparison shopping that 

meets the needs of both the town as a whole and its wider rural hinterland’. 

2.16 Paragraph 4.1.8 notes that the smaller towns of Burton Latimer, Rothwell, Desborough, 

Higham Ferrers, Rushden and Irthlingborough ‘will seek to consolidate and extend their 

roles in providing for local services’, whilst rural centres including Oundle, Raunds and 

Thrapston ‘will seek to extend their roles in providing local services for their rural 

hinterlands’. The centres of these towns ‘should be the focus for enhancement proposals 

and the maintenance of basic services’.  
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The future of the East Midlands Regional Plan 

2.17 In July 2010 Government announced that Regional Spatial Strategies were to be revoked 

with immediate effect, and that decision making on housing and planning was to be retuned 

to the local level. The changes to the planning system form part of the Department of 

Communities and Local Government’s Draft Structural Reform Plan for making localism 

part of day to day life.  

2.18 Accordingly the JPU are not bound by targets set out in the East Midlands Regional Plan in 

relation to the level of housebuilding required in the JPU area. The Council have advised 

for the purposes of this study that they intend to follow the targets set out in the CSS, albeit 

stretched out to 2031 rather than 2026. We discuss this further in Section 5 of this study.  

North Northamptonshire Adopted Core Spatial Strategy (June 2008) 

2.19 The North Northamptonshire JPU adopted its Core Spatial Strategy (CSS) in June 2008. 

The CSS covers growth in the area until 2021, as well as providing the basis for future 

growth beyond this point. Of particular significance is the identification of locations for 

sustainable urban extensions in the towns of Corby, Kettering and Wellingborough. 

2.20 Section 2 of the CSS sets the issue, vision and objectives for North Northamptonshire, and 

paragraph 2.6 discusses current issues in respect of retailing and town centres, 

commenting that the town centres will be key to the improvement in the range and quality of 

services to meet the needs of local people. It is stated that many of the town centres ‘are 

currently under-performing and in need of regeneration (particularly Corby where a major 

redevelopment has commenced). They are vulnerable to competing retail centres where 

investment and expansion is being targeted…these competing centres are continuing to 

expand and enhance their offer and will provide a major challenge to the future success of 

centres within North Northamptonshire’. 

2.21 Section 2 proceeds to set out a vision for North Northamptonshire, supported by a series of 

ten objectives. Objective four seeks a ‘Town Centre Focus’, through ensuring that ‘services 

and facilities, including cultural provision, are located in town centres and other areas of 

focus in North Northamptonshire, and that opportunities to maximize and enhance the 

provision of leisure, retail and cultural facilities are taken, making those places more self-

sufficient and real hearts for their communities’. Objective nine focuses on regeneration, 

and supports ‘the regeneration of Corby and the other areas of North Northamptonshire 

that need it, through maximizing the use of brownfield land for new development, providing 

the necessary supporting infrastructure and inspiring community confidence in the need for 

positive change’. 

2.22 Section 3 of the CSS progresses to set out seven key spatial themes which underpin the 

Plan, with spatial theme A concerning the establishment of a strong network of settlements 

in order to improve the self-sufficiency of North Northamptonshire.  Corby, Kettering and 

Wellingborough are confirmed as higher-order ‘Growth Towns’, which should provide the 

focus for major co-ordinated growth and regeneration and for major new retail 

development. The smaller settlements of Burton Latimer, Desborough, Higham Ferrers, 

Irthlingborough, Rothwell and Rushden provide a complementary role as secondary focal 

points.  
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2.23 Paragraph 3.10 states that ‘the town centres provide a focus for local communities and are 

one of the main means by which the three Growth Towns and the surrounding towns and 

villages interact. It is essential for the town centres to be enhanced to become distinctive 

places of greater importance for people and communities. The regeneration and/or 

enhancement of all the town centres is a priority and will be a catalyst for growth in 

employment and housing’. Paragraph 3.11advises that ‘The town centres are, however, 

constrained and while emphasis will be on their regeneration, other complementary sites 

will be required either edge of town or out of town to fulfill the growth strategy and meet the 

need for early investment’. 

2.24 Spatial theme E concerns delivering the significant housing growth identified in the 

Regional Spatial Strategy, which is to be primarily targeted on the three growth towns. 

Sustainable Urban Extensions are identified for land to the north-east of Corby (5,100 

dwellings), west of Corby (4,000 dwellings), east of Kettering (4,200 dwellings), 

Wellingborough East (4,350 dwellings) and north-west of Wellingborough (2,300 dwellings). 

The location of these urban extensions has implications on the qualitative provision of large 

foodstore retail provision within these towns, and this is discussed further in Section 7 of 

this report. 

2.25 Paragraphs 3.100 to 3.106 specifically consider retail development in North 

Northamptonshire, with Policy 12 establishing indicative floorspace targets for Kettering, 

Corby and Wellingborough, reflecting those identified by RTP in the previous update to this 

study, as follows. The policy states that ‘The town centres of Kettering, Corby and 

Wellingborough will be strengthened and regenerated as the focus of sustainable 

communities in North Northamptonshire. For the period 2004 to 2021 development plan 

documents will make provision, in addition to existing commitments, for a minimum net 

increase in comparison shopping floorspace of: 

Kettering: 20,500 sq.m 

Corby: 15,500 sq.m 

Wellingborough: 15,500 sq.m’. 

2.26 The policy continues to state that ‘Development of an appropriate scale that enhances the 

retail offer of Rushden town centre will be supported. The remaining Smaller Towns and 

Rural Service Centres will consolidate their roles in providing mainly convenience shopping 

and local services. Local deficiencies in convenience retail provision will be addressed by 

provision made through detailed development plan documents’. 

2.27 The policy affirms the need for proposals for retail development to satisfy the sequential 

approach, and to be of a scale appropriate to the role and function of the centre.  

2.28 The CSS advocates a ‘balanced network approach’ to retail development in centres in the 

region, again reflecting the recommendations of the preceding RTP studies. Under this 

approach Kettering is the focus for retail development (reflected in the higher floorspace 

allocation above), focused around redevelopment of the Newlands Shopping Centre in the 

town centre. Corby will benefit from a remodelled and expanded town centre, whilst 

redevelopment of the town centre core will take place in Wellingborough. Town centre 
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development will also be encouraged (alongside consolidation of the existing offer) in 

Rushden. 

North Northamptonshire Joint Core Strategy Review 

2.29 The adopted CSS is to be the subject of a review, with initial Issues and Options 

consultation scheduled to commence in early 2011. The review will consider the 

development of North Northamptonshire over the period to 2031, with a greater emphasis 

to be made on ‘place-shaping’, and less emphasis (although a continued focus on) growth 

targets. The JPU intends to submit the Core Strategy Review to the Secretary of State in 

February 2012.  

2.30 The outputs of this study will therefore feed into the planned consultation on the ‘Options’ 

draft of the Core Strategy Review which is expected to be consulted on in early 2011.  
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3 SUMMARY OF FINDINGS FROM 2006 UPDATE STUDY 

Global Retail Capacity in the Study Area 

Comparison Retail Sector 

3.1 As discussed in Section 1, RTP submitted the original ‘North Northamptonshire – Roles & 

Relationships’ study to the NNJPU in August 2005. This study was underpinned by a 

household telephone survey, which was undertaken in April 2005, and surveyed a total of 

2,000 households, providing detailed information on shopping patterns in the 13 zones 

which encompassed the overall catchment area of the NNGA.  

3.2 This study was subsequently updated in July 2006 to take account of newly-published 

forecasts of expenditure growth by MapInfo and Experian, as well as a revised trajectory of 

housing growth provided by the NNJPU. No additional household survey work was 

undertaken to inform the July 2006 update and therefore it was assumed no significant 

changes in shopping patterns in residents of the catchment had taken place in the 

intervening period.   

3.3 We summarise the findings of the 2006 Update Study below.  

3.4 The survey showed that, in April 2005 (the time of the household survey), the centres within 

the NNGA collectively5 retained circa £385.3m of comparison goods expenditure.  This 

equated to almost 50 per cent of total available comparison goods expenditure (£780.7m). 

3.5 In both the 2005 Study and 2006 Update Study we provided two forecasts of comparison 

goods capacity, as follows: 

� ‘Scenario A’ (Static Market Shares).  Our central forecast was based upon the 

assumption that market shares – and thus the aggregate retention rate – remain 

constant.  On this basis the level of capacity identified under Scenario A is that which in 

general terms is required to maintain the existing study area retention rate (50 per cent) 

at a broadly constant level, which in our assessment should be regarded as the 

minimum level acceptable in the future. 

� ‘Scenario B’ (Planned Increase in the Retention Level).  Our second set of forecasts 

illustrated the broad requirements in terms of new development that would be required 

to enable an uplift in the study area retention rate to be achieved, so that the study area 

can meet more of its own needs in the future.  This alternative forecast is based on the 

assumption that the comparison goods expenditure retention rate rises to 55 per cent 

by 2031 – an increase of five percentage points from the 2004 base level. 

3.6 Neither study sought to establish the individual capacities for each of the various centres in 

the study area.  Rather, we took a macro approach which, first, assessed the overall or 

aggregate amount of residual expenditure likely to be generated by residents of the whole 

of the OCA, and second, made recommendations as to where, geographically, any 

                                                
5
 Including retail warehouse parks and freestanding retail warehouses. 
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resulting capacity for new floorspace should be met, taking into account the hierarchy of 

existing centres and the sequential approach.   

3.7 Table 3.1 summarises the theoretical net sales floorspace requirements under the two 

scenarios as set out in the 2006 Update Study.   

Table 3.1 – Comparison goods sector floorspace requirement for OCA (as reported in RTP 2006 Update 
Study) 

 2004-11 2011-21 2021-31 Total 2004-2031 

Static Retention (‘Scenario A’) 

Floorspace requirement (sq.m net 
sales) 

6,516 44,721 71,871 123,109 

Proportion of total requirement (2004-
2031) (%) 

5.3 36.3 58.4 100 

Increasing Retention (‘Scenario B’) 

Floorspace requirement (sq.m net 
sales) 

9,764 51,939 85,819 147,522 

Proportion of total requirement (2004-
2031) (%) 

6.6 35.2 58.2 100 

Source: 2006 Update Study Final Report 

3.8 The capacity analysis showed that there is a goods based capacity for additional 

comparison sector sales floorspace up to 2031 in the range 123,100 sq.m net under the 

‘static retention’ Scenario A, to 147,500 sq.m net under the ‘increased retention’ Scenario 

B. The capacity figures in the 2006 Update Study marked a slight reduction to those 

forecast in the 2005 Study (which provided a floorspace requirement for the NNGA of 

between 137,000 sq.m net and 160,000 sq.m net. Both the 2005 Study and 2006 Update 

Study were based on conservative growth assumptions, and this trend is continued in this 

update.  

Convenience Retail Sector 

3.9 The household survey showed that the aggregate convenience sector retention rate for the 

OCA is 82 per cent.  We considered this to be reasonably satisfactory, given the presence 

of large, modern foodstores located just outside the OCA boundary.  Nevertheless, we 

identified quantitative capacity to support new convenience sector provision in the NNGA 

even under a ‘static retention’ scenario, deriving from the substantial population increases 

that are anticipated in North Northamptonshire. However both the 2005 Study and 2006 

Update Study identified that need for additional convenience foodstore provision in the 

short term was relatively limited. As the significant population increases come forward, the 

requirement for additional convenience goods floorspace increases accordingly.  

3.10 Accordingly, the 2006 Update Study capacity for just over 700 sq.m net of additional retail 

floorspace by 2011, rising to 21,235 sq.m over the the period to 2031.  This is summarised 

in Table 3.2. Again, the figures in the 2006 update represented a slight reduction in overall 

capacity requirements from those forecast in the 2005 study.  
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Table 3.2 – Convenience goods sector floorspace requirement for OCA (as reported in RTP 2006 Update 
Study)  

 2004-11 2011-21 2021-31 Total 2004-2031 

Floorspace requirement (sq.m net 
sales) 

711 8,867 11,857 21,235 

Proportion of total requirement (2004-
2031) (%) 

3.4 40.8 55.8 100.0 

Source: 2006 Update Study.  
Note: Static Retention scenario only modelled for convenience goods forecasts.  

Apportionment of Floorspace Requirements Across the NNGA 

3.11 The 2005 Study (in accordance with the requirements of the original study brief), examined 

seven alternative policy options for the spatial distribution of the identified  forecast 

comparison sector floorspace requirements6, and we evaluated each of the options against 

a range of agreed sustainability objectives and indicators.  In evaluating the options, we 

also assessed, in broad terms, each centre's physical ability to accommodate the 

floorspace requirements generated under each option. 

3.12 On every key indicator examined, a strategy for a ‘balanced’ distribution of forecast growth 

between three strategic centres – Kettering, Wellingborough and Corby - provided the best 

fit against policy objectives agreed at the national, regional and local levels.  Option 6 (‘3 

Centres’) achieved the highest overall score in our evaluation because it distributes a 

greater proportion of the identified floorspace capacity to Kettering, located at the heart of 

the NNGA, whilst still promoting substantial growth in Corby and Wellingborough.  

3.13 The 2005 Study concluded that Option 6 offers the best potential for creating a balanced, 

sustainable network of NNGA centres. Under this approach, the three higher-order centres 

(Kettering, Corby and Wellingborough) will be the focus of retail development.  These 

strategic centres will be supported by Rushden, as the NNGA’s other main town centre, 

and by the remaining, smaller centres (Burton Latimer, Desborough, Higham Ferrers, 

Irthlingborough, Oundle, Raunds, Rothwell and Thrapston), which will perform roles as 

localised convenience and service centres.  

3.14 The indicative floorspace requirements generated under Option 6 formed the basis of our 

favoured strategy approach as set out in the 2005 study.  In turn, these indicative 

floorspace requirements were set out in the NNJPU’s Preferred Options for North 

Northamptonshire: Towards a Joint Core Spatial Strategy publication of November 2005, 

which identified a preference for a balanced three centres approach, consistent with the 

thrust of the recommendations in our August 2005 report. This ‘balanced network approach’ 

was carried forward into the 2006 Update Study.  

3.15 The floorspace requirements for each strategic centre arising under both the static 

(Scenario A) and increased (Scenario B) retention scenarios as identified in our 2006 

update are indicated in Table 3.3. 

                                                
6
 The study brief did not require us to undertake a parallel exercise for the convenience sector. 
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Table 3.3 – Comparison floorspace requirements arising under growth option 6 (as reported in 2006 
Update Study)  

 Requirement 2010-
2016 sq.m net 

Requirement 2021-
2026 sq.m net 

Requirement 2026-
2031 sq.m net 

Requirement 2010-
2031 sq.m net 

Location Sc A Sc B Sc A Sc B Sc A Sc B Sc A Sc B 

Corby 
1,955 2,929 13,416 15,582 21,561 25,746 36,933 44,257 

Kettering 
2,607 3,906 17,889 20,775 28,749 34,328 49,244 59,009 

Wellingborough 
1,955 2,929 13,416 15,582 21,561 25,746 36,933 44,257 

TOTAL 
REQUIREMENT as 
forecast in 2006 
Update Study 

6,516 9,764 44,721 51,939 71,871 85,819 123,109 147,522 

Source: 2006 Update Study.  
Note: Scenario A refers to a static retention rate of expenditure (at 50 per cent); Scenario B refers to an increasing retention rate 
scenario (to 55 per cent).  

Summary 

3.16 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 NNGA to 2031, and a 

convenience goods requirement of 21,235 sq.m net. In Section 7 (for comparison goods) 

and Section 8 (for convenience goods) we revisit these forecasts to provide an up-to-date 

refreshment of the quantum of comparison and convenience goods floorspace to be 

provided across the catchment area to 2031. 
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4 UPDATED DESKTOP ANALYSIS OF VITALITY & VIABILITY 
OF NORTH NORTHAMPTONSHIRE CENTRES 

4.1 As part of our updated assessment we have undertaken a desk-based review of selected 

PPS4 indicators of vitality and viability, as set out at Annex D of PPS4. This covers the 

following indicators7: 

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. 

4.2 In addition we also present an update of the performance of each of the North 

Northamptonshire centres in the UK retail rankings, in order 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. 

4.3 This chapter should be read in conjunction with the supplementary performance analysis 

data at Appendix 1 of the study.  

Performance in retail rankings 

4.4 At the time of the 2006 Update Study, the most recent Retail Rankings information 

available was published by Management Horizons Europe (MHE), in the form of the 

2003/04 UK Shopping Index (‘the Index’). Subsequent to this, two further databases of UK 

retail rankings have been published, namely Javelin’s Venuescore Index (2006), and an 

update of the MHE Index in 2008. The latter presents for the first time a more extensive 

survey of UK retail centres, integrating a large number of smaller retail centres into the 

Index for the first time. As such, many of the smaller town and local centres in North 

Northamptonshire are present in the Index, allowing a useful comparison between the 

centres. Figure 1 in Appendix 1 shows the position of the main North Northamptonshire 

centres in the current Index, and preceding Venuescore and MHE Index. The performance 

of each of the main retail parks in the North Northamptonshire, plus a number of nearby 

comparator centres which have influence over shopping patterns of residents of the NNCA, 

are also identified.  

4.5 The Indexes are largely based on national retailer representation, and the presence of large 

‘anchor’ stores and retailers.  

                                                
7
 Our remit for this update does not extend to other qualitative indicators of vitality and viability as set out in Annex D of 

PPS4. It is recommended that all of the indicators set out in Annex D of PPS4 are closely monitored at frequent intervals 
throughout the Plan period.  
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4.6  Kettering remains the highest ranked of the centres in North Northamptonshire, and is 

ranked at 183rd position in the 2008 Index, alongside centres such as Bracknell (180th), 

Newark (equal 183rd) and Weston-super-Mare (188th). 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 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 ensure however that 

residents of the area will continue to travel to higher-order centres such as Leicester, 

Northampton and Milton Keynes to satisfy their higher-end fashion retailer requirements. 

4.7 Corby and Wellingborough are equally ranked at 399th position in the current Index, and 

both have seen a decline in position from the 2003/04 Index, where they were ranked 344th 

(Corby) and 360th (Wellingborough). In both cases, MHE classes the retail offer in the 

centres as that of sixth-tier ‘District’ level centres, suggesting a strong but more limited 

national retailer presence than Kettering. Corby’s position does not take into account the 

Willow Place development; we would therefore expect Corby’s position in the Index to show 

significant improvement in subsequent years. The Willow Place development should also 

assist Corby in improving its fashion retail offer from ‘value’, to which the current offer (i.e. 

outside of Willow Place) is geared.  

4.8 Wellingborough has not witnessed any comparable level of new retail development, and 

therefore is showing a decline in the rankings as other centres improve their offer. 

Wellingborough’s fashion offer is similarly limited towards the ‘lower’ end of the market, with 

a lack of middle and higher-order fashion retailers present in the town.  

4.9 Rushden is the fourth highest ranked centre, and is also classed as a sixth-tier ‘District’ 

centre, although it is ranked significantly lower than Corby and Wellingborough, at 505th 

position, a marginal decline from its position of 502nd in the 2003/04 Index but an 

improvement on its Venuescore ranking of 516th.  

4.10 Of the remaining centres in North Northamptonshire, all are classed as ninth-tier ‘Minor 

Local’ centres and can be considered to have similar retail offers as a result. Desborough is 

the highest-ranking ‘Minor Local’ centre at 2,356th position, followed by Burton Latimer 

(2,608th) and Oundle (2,980th).  Three retail parks – Kettering Business Park, Phoenix Retail 

Park in Corby and Victoria Retail Park in Wellingborough – have a retail offer equivalent to 

a ‘local’ centre and are ranked between 1,247th and 1,290th position.  

4.11 Figure 1 also demonstrates the strength of the retail offer surrounding the NNCA, with four 

centres ranked within the top 50 UK retail destinations (Leicester, Milton Keynes, 

Peterborough and Northampton) within ready access for residents of the catchment area. 

Indicator A1 – Diversity of main town centre uses 

4.12 We have analysed the diversity of uses in each of the three main town centres using data 

from Experian’s Goad report for each town centre. The most recent Goad surveys were 
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undertaken in Kettering in June 2009, Corby in January 2010, and Wellingborough in June 

2010. The diversity of uses data therefore reflects the retail mix in each centre at the time of 

the Goad survey. We have also undertaken an assessment of the diversity of uses for 

Rushden town centre, based on occupier survey information provided by East 

Northamptonshire Council8.  

4.13 Maps and summary tabulations of the diversity of uses in each centre are presented at 

Figures 2 to 7 of Appendix 1.  

Diversity of uses in Corby 

4.14 Corby town centre has some 178 units9. The development of Willow Place enhanced the 

number and size of units in the centre considerably.  Figure 2 of Appendix 1 charts the 

diversity of uses in the town centre, and this is mapped at Figure 3.  

4.15 There are 13 convenience retailers in the town centre, with representation 2.2 per cent 

below average in terms of numbers of units. The representation from main foodstores in the 

centre at present comprises the Co-Operative foodstore on Alexandra Road.  

4.16 There are 72 comparison goods retailers in the town centre, accounting for 40.5 per cent of 

the retail offer, fractionally below the current UK average. 15 of the 16 comparison goods 

sub-categories are represented in the centre. The development of Willow Place has aided 

by attracting a number of key fashion retailers such as River Island, Primark and H&M.  

4.17 The service sector shows under-representation in the town centre, accounting for 27.0 per 

cent of units, compared to a UK average of 34.3 per cent.  In particular the ‘restaurants, 

cafes, coffee bars, fast food & takeaways’ and ‘hairdressers, beauty parlours & health 

centres’ both post under-representation against their respective UK averages by circa 4.0 

per cent.   

4.18 At the time of the Goad survey there were 41 vacant units in the town centre, equivalent to 

almost a quarter of all units in the centre. The vacancy rate is 10.5 per cent above the 

current10 UK average of 12.5 per cent.  However, this is due in part to a large number of 

vacant units that form part of the Evolution Corby application site.  

4.19 Figure 8 of Appendix 1 shows the diversity of uses in Corby in terms of retail floorspace. It 

can be seen that the town centre is under-represented compared to the UK average in 

terms of convenience goods floorspace by 6 per cent, and the services sector shows 

under-representation by 8.7 per cent. Figure 8 shows that vacant floorspace in Corby town 

                                                
8
 Experian Goad last undertook a survey of Rushden town centre in 2006 and therefore it is not appropriate to rely on 

this survey data. East Northamptonshire Council undertook a full survey of retail occupancy in Rushden in 2010 and this 
survey data forms the basis of our assessment of diversity of uses. Each of the units in Rushden town centre has been 
re-coded to the correct Experian Goad sub-category to allow for comparison with the other North Northamptonshire 
centres. Unfortunately it is not possible to map the diversity of uses in Rushden town centre.  
9
 All references in this section to ‘the centre’ refer to the town centre boundary as defined by the Experian Goad surveys 

(except Rushden).  
10

 Source: Experian, August 2010 
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centre is currently 6.7 per cent above average, reflecting the high number of vacant units in 

the centre as noted above.  

Diversity of uses in Kettering 

4.20 Figure 4 of Appendix 1 presents a map showing the diversity of uses in Kettering town 

centre, whilst Figure 5 shows a tabulated summary of the retail mix in the centre. 

4.21 Kettering was last surveyed by Experian Goad in June 2009, and we are unaware of any 

significant changes in the centre which have impacted on the diversity of uses in the centre 

subsequent to this. The centre contains a total of 340 units, the largest number of units in 

any of the three centres. At the time of the Goad survey, 21 of these were given over to 

convenience goods uses, equivalent to 6.2 per cent of the total. Figure 4 shows that there 

is representation from only four of the six convenience goods sub-categories in Kettering, 

and that the convenience sector as a whole is under-represented by 3.3 per cent compared 

to the current UK average.  

4.22 Comparison goods uses account for 155 units in Kettering town centre, above the current 

UK average. All 16 comparison goods sub-categories are represented in the centre, 

suggesting a strong retail mix. Most sectors have representation in line with their respective 

UK averages, and no significant discrepancies are noted.  

4.23 The service sector shows under-representation by circa 4.5 per cent compared to the 

current UK average. Representation in the ‘restaurants, cafes, coffee bars, fast food & 

takeaways’ sub-category falls noticeably below the current UK average of 15.2 per cent, 

with these units accounting for 11.5 per cent in Kettering town centre. 

4.24 At the time of the Experian Goad survey in June 2009 there were 57 vacant units in the 

town centre, equivalent to 16.7 per cent of all units in the centre, 4.3 per cent above the 

current UK average of 12.5 per cent.  

4.25 Figure 8 in Appendix 1 sets out the diversity of uses by floorspace, and it can be seen that 

the retail mix in Kettering is largely in line with current UK averages, with marginal over-

representation in convenience goods floorspace and under-representation in services 

floorspace.  Figure 8 shows that 48.4 per cent of floorspace in Kettering is given over to 

comparison goods uses, whilst the convenience and service sectors each account for circa 

19 per cent of floorspace. Just over 10 per cent of the town’s retail floorspace was vacant at 

the time of the Goad survey and this reflects current UK averages.   

Diversity of uses in Wellingborough 

4.26 Figure 6 of Appendix 1 shows the diversity of uses in Wellingborough town centre at the 

time of the Goad survey in July 2010, and this is mapped at Figure 7. 

4.27 Wellingborough has a total of 303 units in the town centre, and 24 of these are given over 

to convenience goods uses, equivalent to 7.9 per cent of the total retail offer, slightly below 

the current UK average of 9.51 per cent. There is no representation from the ‘greengrocers 

& fishmongers’ sub-category in the centre. 

4.28 There are 118 comparison goods retailers in the centre, and representation is 

approximately 3.6 per cent below the current UK average – although as with Kettering there 
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are no qualitative gaps in the retail offer. However there is potential for further 

representation in many of the sub-categories to bring representation in line with UK 

averages.  

4.29 The service sector accounts for 113 units in Wellingborough town centre, and the sector 

shows over-representation by 3.04 per cent against the current UK average. Whilst there is 

a small shortfall in representation in the ‘restaurants and cafes’ sub-category, there is 

noticeable over-representation in the hairdressers, beauty parlours & health centres’ sub-

category, which accounts for 36 units in the centre, 3.8 per cent above the current UK 

average.  

4.30 There were a total of 43 vacant units in Wellingborough at the time of the Goad survey in 

June 2010, which is equivalent to 14.2 per cent of units, above above the UK average of 

12.5 per cent. Wellingborough town centre has the lowest vacancy rate of the four main 

North Northamptonshire centres. 

4.31 In terms of floorspace, Figure 8 of Appendix 1 shows that comparison goods floorspace 

accounts for 48.5 per cent of floorspace in the centre, with services uses accounting for 

22.1 per cent. Vacant units account for 10.9 per cent of floorspace, suggesting that the 

majority of the vacant units in the centre are relatively small. It is positive to note that the 

proportion of vacant floorspace in the centre is 2.3 per cent below the current UK average.  

Diversity of uses in Rushden 

4.32 Figure 9 of Appendix 1 tabulates the diversity of uses in Rushden town centre.  

4.33 Rushden has 184 units in its centre11, and therefore has a similar number of units to Corby. 

17 of these units are given over to convenience uses, equivalent to 9.3 per cent of all units. 

This reflects the current UK average. It is interesting to note that Rushden is the only one of 

the four centres which has representation from each of the six convenience goods sub-

categories. Representation in the main ‘grocery and frozen foods’ sub-category is below 

average however, reflecting the location of the town’s main foodstores – Asda and Waitrose 

– outside the town centre. There is no main foodstore in the town centre therefore, although 

there are a number of smaller convenience/newsagent stores such as Premier, and Iceland 

frozen food. Heron Frozen Foods occupied the former Woolworths store in the town for an 

eight month period in 2009-2010, however we understand this store has now ceased 

trading.  

4.34 There is also representation in each of the comparison goods sub-categories, which 

suggests the town offers a good level of retail diversity for non-food shopping, although 

because in many cases there is just one retailer in each of the sub-categories, there is also 

a lack of consumer choice. As a result, the total comparison goods representation in the 

town amounts to 60 units, equivalent to just under a third of all units, compared to the UK 

                                                
11

 Based on East Northamptonshire Council survey data, the ‘centre’ of Rushden comprises High Street; High Street 
South; College Street; Hamblin Court; Eaton Walk; Duck Street; Coffee Tavern Court; Alfred Street; Newton Road; 
Church Street and St Mary’s Avenue. The Council survey also includes units at Wellingborough Road and Grangeway 
however it is considered these act as standalone local centres.  
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average of 42.5 per cent. Four of the 16 comparison goods sub-categories are under-

represented by more than 1.0 per cent, and ‘women’s, girls & children’s clothing’, which is a 

key driver of footfall, is under-represented by 3.3 per cent. 

4.35 Services uses in the town account for 67 units, equivalent to 36.4 per cent of all units in the 

centre, 2.2 per cent above the current UK average. Again, there is representation in each of 

the corresponding sub-categories, with slight under-representation in the ‘restaurants, 

cafes, coffee bars, fast food & take-aways’ sub-sector, and over-representation in the 

‘hairdressers, beauty parlours and health centres’ and ‘estate agents & auctioneers’ sub-

categories. 

4.36 Figure 9 also shows that Rushden has a large number of vacant units at the time of the 

Council survey, with a total of 36 vacant units, equivalent to just under one-fifth of all units 

in the centre, 7.1 per cent above the UK average. Rushden has the second highest number 

of vacant units of the four main towns, after Corby. This indicator therefore needs to be 

monitored closely over the course of the study period. 

Indicator A2 – The amount of floorspace in edge and out-of-centre 
locations 

4.37 The centres of Corby, Kettering, 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. There are also foodstores located in edge-of-centre locations in 

Wellingborough and Rushden.  

Edge-of-centre floorspace 

4.38 We are not aware of major comparison goods floorspace situated in edge-of-centre 

locations in any of the North Northamptonshire centres. In addition we are not aware of any 

convenience edge-of-centre floorspace in Kettering or Corby12, however there is edge-of-

centre convenience floorspace in Wellingborough and Rushden, as set out in Table 4.1. 

Table 4.1 – Principal edge-of-centre foodstores in the NNCA 

Centre Operator 
Floorspace 
sq.m net 
sales 

Opened Location 

W’borough Aldi 706 1997 Victoria Road, Wellingborough 

Rushden Asda 3,488 2004 Washbrook Road, Rushden 

Source: IGD, 2009 

 

                                                

12
 The Morrisons stores on the western edges of Kettering and Wellingborough town centres form part of the Local Plan defined town 

centre boundary, although the Kettering store can be considered practically to be in an edge of centre position.  
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Out-of-centre floorspace 

4.39 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).  

4.40 The principal comparison goods out-of-town retailing destinations in each of the centres are 

summarised in Table 4.2 below. 

Table 4.2 – Principal out-of-centre comparison shopping destinations in the NNCA 

Centre Name of development 

Estimated 
comparison 
Floorspace 
sq.m  

Anchor tenants 

Corby 
Phoenix Retail Park (Peel 
Centre) 

10,642 
Matalan, JJB Sports, Halfords, Next, Currys, Pets 
at Home, Carpetright, Brantano 

Corby 
Retail warehousing, Lloyds 
Road 

1,890 Focus DIY 

Kettering 
Kettering Retail Park 
(Venture Retail Park) 

6,600 Focus DIY, Currys, Next, Laura Ashley 

Kettering 
Northfield Avenue Retail 
Park  

10,973 
Wickes Extra, Sports Direct, Dreams, Halfords, 
Carpetright 

Kettering Belgrave Retail Park 2,107* PC World, Comet, Maplin 

Kettering 
Stanier Road (planning 
permission granted, 
undeveloped) 

4,843* Dunelm Mill (understood confirmed tenant) 

Kettering Meadow Road 2,519 B&Q, former Comet (now vacant) 

W’borough 
Castlefields Retail Park 
(London Road Retail Park) 

10,027 B&Q, Pets at Home, Dunelm Mill,  Dreams 

W’borough Victoria Retail Park 6,507 Homebase, Carpetright, Halfords 

Rushden Crown Way 1,716 Focus DIY 

Source: Estimated floorspace based on gross external area measurements from ProMap  *estimated from other sources 

4.41 Table 4.2 indicates that in the majority of out-of-centre retail parks in the NNCA sell bulky 

goods. However it is apparent that a number of retail parks in North Northamptonshire also 

offer a range of goods more typically found in town centres, with only Wellingborough’s out-

of-centre retail activity appears more restricted to bulky goods format retailing.  

4.42 In addition each centre has a range of large foodstores which occupy out-of-centre 

locations. The four towns of Corby, Kettering, Rushden and Wellingborough each have a 

range of large foodstores in out-of-centre locations to assist in meeting the main shopping 

needs of residents. These are shown in Table 4.3 below, together with information on the 

location and size of the store. 
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Table 4.3 – Principal out-of-centre foodstores in the NNCA 

Centre Operator 
Floorspace 
sq.m net 
sales 

Opened Location 

Corby Morrisons 2,660 1993 Oakley Road, Snatchill, Corby 

Corby Asda 6,367 1986 Phoenix Park Way, Corby 

Corby Aldi 739 1993 Rockingham Road, Corby 

Corby Lidl 797 1994 Gainsborough Road, Corby 

Kettering Tesco 5,783 1990 Carina Road, Kettering 

Kettering Aldi 754 1994 Carina Road, Kettering 

Kettering Lidl 846 1995 Northfield Avenue, Kettering 

Kettering Co-Op 1,394 1985 Cunliffe Drive, Kettering 

W’borough Sainsbury’s 2,805 1990 Northampton Road, Wellingborough 

W’borough Tesco 3,684 1989 Victoria Park, Wellingborough 

Rushden 
Waitrose 
Food & Home 

4,470 2004 Crown Park, Rushden 

Rushden Lidl 951* n/a Brindley Close, Rushden 

Rushden Netto 1,000 n/a Peck Way, Rushden 

Source: IGD, 2009 (except *, source: Estimated floorspace based on gross external area measurements from ProMap) 

Indicator A4 – Retailer representation and intention to change 
representation 

4.43 The number of published requirements for all of the centres is currently limited, reflecting 

the economic downturn and the fact that many retailers are not actively seeking to expand 

their portfolio. The last two years have seen a number of significant changes in the retail 

landscape in the UK, with high profile retailers such as Borders, Woolworths and Zavvi 

entering administration, and many large retail developments across the country have been 

placed on hold. A further noticeable trend has been the tendency for discount-end retailers 

to capitalise on vacant units formerly occupied by higher-end stores as a means of rapidly 

expanding their store portfolio during the downturn, and retailers such as Poundland, QD 

Stores, Iceland and Home Bargains have also opened substantial numbers of stores during 

the economic downturn.   

4.44 It would be expected that, as conditions improve, more retailers begin to seek new retail 

space once again and therefore it is important that this indicator is monitored throughout 

the course of the study period. 

4.45 Figure 4.4 shows the historic numbers of retail requirements for Corby, Kettering, 

Wellingborough and Rushden since 2000 and clearly demonstrates the extent to which 

retailer requirements have substantially reduced since the economic downturn. 

Requirements for all four centres showed noticeable decrease between October 2007 and 

January 2009. The reduction in requirements has particularly apparent in Kettering, where 

there were 18 active requirements in January 2009, but just six in January 2010.  In all 
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centres except Rushden, the number of requirements is currently was a historic low for the 

last ten years at the time of the most recent FOCUS reports. 

Figure 4.4 – Retailer requirements for North Northamptonshire centres, 2000-2010 

 
Source: FOCUS Commercial Property Database 

Corby 

4.46 The number of retailer requirements for Corby reflects the fact that the opening of Willow 

Place will have satisfied many of the extant requirements for retailers seeking trading space 

in the town. Presently the only published requirements are for Ann Summers, who have a 

requirement of between 1,000 and 1,800 sq.ft gross, and Headway Charity Shop.  

Kettering 

4.47 Reflecting the trends set out above, there are just five active retailer requirements for 

Kettering at present. Companies seeking presence in the town centre include The 

Fragrance Shop (requirement of between 240 and 600 sq.ft), Ann Summers (requirement 

of between 1,000 sq.ft and 1,800 sq.ft) and Headway Charity Shops. There are also 

requirements from home furniture retailer Mattressman, who are seeking between 1,000 

and 3,000 sq.ft floorspace in the town centre, or out-of-centre floorspace between 4,000 

and 10,000 sq.ft, and National Tyres & Autocare, whose requirement is solely for out-of-

centre floorspace of between 2,500 and 5,000 sq.ft.  

Wellingborough 

4.48 The only retailer with an active requirement for Wellingborough is the Headway Charity 

Shop, and a lot of recently-published requirements for the town (such as TK Maxx, Desire 
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by Debenhams, Holland & Barrett and Yours clothing) have all lapsed, suggesting that 

either premises have been acquired in the town, or the operators have reconsidered their 

requirements for the town.  

Rushden 

4.49 Figure 4.4 shows that the number of requirements for Rushden has fluctuated somewhat 

over the past decade, with a peak of 10 requirements active for the town in April 2006. 

Since this point the number of requirements for the town has decreased, and at the time of 

the last FOCUS town centre report there were four published retailer requirements for the 

town. The FOCUS Commercial Property database does not presently13 list any retailers 

with active requirements for Rushden. As stated above, it is expected that an improvement 

in the number of published retailer requirements will come forward as the economic 

situation improves.  

Indicator A5 – Retail rents 

4.50 Figure 4.5 shows the performance of prime retail rents in the centres of Corby, Kettering 

and Wellingborough, as detailed in the FOCUS Commercial Property database14. It can be 

observed that prime rents have shown significant improvement in Kettering and 

Wellingborough since the previous RTP study, improving from £75 per sq.ft in 2005 to £90 

per sq.ft in Kettering by 2008, and to £85 per sq.ft by 2008 in Wellingborough. Prime rents 

have also shown improvement in Corby by 2008, having dipped from £60 per sq.ft in 2000 

(identical to the larger centres of Kettering and Wellingborough) to £50 per sq.ft between 

2001 and 2003. The opening of Willow Place triggered an improvement in prime retail 

rents, peaking at £70 per sq.ft between 2007 and 2008.  

4.51 However all three growth towns have experienced a reduction in prime rental values as a 

result of the economic downturn. In Corby and Wellingborough, the reduction has been 

relatively modest, with a reduction of £5 per sq.ft in 2009 from 2008 levels. However in 

Kettering there has been a more significant reduction of £15 per sq.ft between 2008 and 

2009, and as a result Wellingborough town centre now commands the highest rental per 

sq.ft of the three growth towns. 

 

 

 

 

 

 

 

 

                                                
13

 Correct as at January 2011 
14

 Accessed October 2010. No information on prime retail rents is available in the FOCUS town report for Rushden, and 
no information is held in respect of this indicator by East Northamptonshire Council 
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Figure 4.5 – Prime retail rents, 2000-2009  

 
Source: FOCUS Commercial Property Database.  
Note: No data is available for Rushden town centre for this indicator.  

Indicator A6 – Proportion of vacant street level properties 

4.52 The proportion of vacant property in a centre is a key barometer of the vitality and viability 

of a centre, particularly if units have stayed vacant for a long period of time. The vacancy 

rates can be sourced from the most recent Experian Goad centre surveys, as discussed 

above. 

Corby 

4.53 At the time of the Experian Goad centre survey of Corby, in January 2010, there were a 

total of 41 vacant units in the town centre. This equates to a vacancy rate of 23.03 per cent, 

which is 10.53 per cent higher than the current UK average. Therefore almost one in four 

shops in the town centre was vacant at the time of the survey. This indicator should be 

monitored closely in future years. The high vacancy rate is in part a reflection of the 

economic downturn, which has resulted in a number of high profile retailers entering 

administration, and therefore releasing vacant units onto the market.   

4.54 Of the 41 vacant units, 23 were in the new Willow Place development, albeit in the 

secondary areas of the centre, and we expect that these units were vacated in order to 

facilitate the second phase expansion of the centre. Elsewhere in the centre, there are 

three large vacant units upwards of 1,000 sq.m gross – two on the Oasis Retail Park which 

is adjacent to the town centre, and one on Elizabeth Street, the former Co-Op Department 

store, which is the largest vacant unit in the centre at 1,610 sq.m gross. We understand 

however that a number of these units have been occupied subsequent to the Goad survey. 

There is also a concentration of vacant units around Queens Square / Corporation Street, 

where there are a total of 11 vacant units.  
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4.55 The majority of vacant units in the centre are within the 100-200 sq.m gross bracket, and 

these are likely to be below the operational requirements of many national retailers who 

may be seeking presence in Corby, and more likely to be suited to smaller specialist 

retailers.  This shows that in the town centre outside Willow Place, there remains a 

shortage of modern units which are capable of meeting the needs of retailers. 

4.56 The plan at Figure 3 of Appendix 1 shows the vacant units in the centre at the time of the 

Experian Goad survey of the centre and clearly shows the concentrations of vacant units 

around the eastern end of Willow Place and Queens Square. 

4.57 In terms of vacant floorspace the Experian Goad survey identified a total of 1,570 sq.m 

gross vacant floorspace, equivalent to 17.66 per cent of total floorspace in the town centre.  

Kettering 

4.58 The Experian Goad centre survey of Kettering was undertaken in January 2009. At the time 

of the survey there were a total of 57 vacant units in the centre, equivalent to 16.76 per cent 

of all units in the centre, 4.26 per cent above the current UK average of 12.50 per cent. 

Again the vacancy rate is above average and should be monitored carefully.  There are 

relatively few large vacant units in the centre, with the only vacant units upwards of 500 

sq.m gross being the former Woolworths store on High Street, and a 890 sq.m gross vacant 

unit on the Tanners Gate retail park.  

4.59 The average vacant unit size is139 sq.m gross. 31 of the 57 vacant units in the centre are 

under 100 sq.m gross. The location of the vacant units in the centre is shown on the plan at 

Figure 5 of Appendix 1.  

4.60 The small size of the vacant unit stock in Kettering town centre is reflected in the fact that 

whilst the town centre has a vacancy rate of 16.76 per cent, just 10.76 of floorspace in the 

centre (7,960 sq.m gross) is vacant. This affirms that the majority of vacant units in the 

centre are small-scale outlets which are likely to be of limited appeal to national retail 

operators. 

Wellingborough 

4.61 Wellingborough has the lowest rate of vacant units in the centre: at the time of the Experian 

Goad centre survey (June 2010) 14.19 per cent of units (43 units) in the centre were 

vacant, 1.69 per cent above the current UK average. The average vacant unit size is just 

120 sq.m gross, which again suggests that the majority of vacant units in the centre are 

small units which restricts their attractiveness and ability to let easily. 

4.62 At the time of the Experian Goad survey the largest vacant units in the centre are a 470 

sq.m gross unit on Cambridge Street and a 530 sq.m gross unit on Church Street. It is 

positive to note that a large vacant unit in the town centre formerly occupied by Woolworths 

(1,370 sq.m gross) has been let, although the operator (QD Stores) is towards the lower-

end of the retail offer.  

4.63 The location of the vacant units in the town centre at the time of the Experian Goad survey 

is shown at Figure 7 of Appendix 1.  
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4.64 There is 5,150 sq.m gross vacant floorspace in the town centre, which is equivalent to 8.67 

per cent of total floorspace in the centre. As with Corby and Kettering this affirms that the 

majority of vacant units are in the sub-100 sq.m bracket. 

Rushden 

4.65 As discussed previously, at the time of the East Northamptonshire Council survey, the 

vacancy rate in Rushden town centre is 7.1 per cent above the current UK average, with 36 

units in the town centre vacant, 16 of these units were located on High Street, which can be 

considered the primary retail area in Rushden town centre. The remaining vacant units are 

located in more secondary areas, including a concentration of eight vacant units along High 

Street South. 

Summary of vacant units 

4.66 Each of the four main towns currently has a vacancy rate which is above the current UK 

average of 12.5 per cent. Vacancy rates in Corby and Rushden in particular are 

significantly above average. This represents cause for concern, and should be monitored 

closely over the course of the Plan period. It is expected that as economic recovery 

continues, vacancy rates will decrease.  

Indicator A7 - Commercial yields on non-domestic property 

4.67 The most recent information in respect of prime shopping yields is published in the 

Valuation Office Agency’s ‘Property Market Report’ (July 200815). Figure 4.6 shows the 

performance of Corby, Kettering and Wellingborough in this respect16, and indicates that 

prime yields have shown improvement in each of the centres subsequent to the previous 

RTP study; and indeed all three centres, at the time of the June 2008 Property Market 

Report, had an identical yield of 6.0 per cent, suggesting a similar level of investor 

confidence in each of the centres as a viable retail destination. 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. 

Corby 

4.68 Corby has shown a noticeable improvement in respect of the performance of its prime retail 

yields, which remained static at 7.5 per cent between 2000 and 2006, but, as a result of the 

additional retailer interest attracted to the town as a result of Willow Place, has rapidly 

improved in recent interval periods, and has held at 6.0 per cent since June 2007.  

                                                
15

 Although subsequent Property Market Reports have been published, they do not contain information on shopping 
centre yields. 
16

 No information is available on this indicator for Rushden. 
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Kettering 

4.69 Kettering has had the ‘keenest’ 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.  

Wellingborough 

4.70 Wellingborough’s yield increased from 6.75 per cent between 2000 and 2001 to 7.0 per 

cent until February 2006, but, in common with Corby and Kettering, has shown recent 

improvement: prime yields lowered to 6.5 per cent (February/June 2007), 6.25 per cent 

(October 2007/February 2008), and subsequently to 6.0 per cent (June 2008).  

Figure 4.6 – Prime Zone A Retail Yields for Corby, Kettering and Wellingborough, 2000-08  

 

Source: Valuation Office Agency Property Market Report, July 2008 
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5 CURRENT AND FUTURE STUDY AREA SPENDING 

Study Area definition 

5.1 The North Northamptonshire Catchment Area (NNCA) is largely unchanged from that 

utilised in the 2005 Study and 2006 Update Study. However there has been an extension of 

the catchment to the north to cover outlying areas of East Northamptonshire. There has 

also been some amalgamation of survey zones in the Wellingborough area. However the 

changes have been made with a view to ensuring that direct comparison of survey results 

remains possible. 

5.2 The NNCA is shown at Figure 5.1. The NNCA is divided into 11 survey zones, which are 

largely based on postcode sector boundaries. The catchment area covers the 

administrative area of North Northamptonshire in its entirety, but it is important to note that 

it also extends beyond the boundaries of North Northamptonshire, chiefly into Harborough 

and Daventry Districts and Bedford Borough .  

5.3 As can be seen from Figure 5.1 each of the main centres in the NNCA is assigned its own 

survey zone: Zone 4 for Corby, Zone 6 for Kettering, Zone 9 for Wellingborough, and Zone 

10 for Rushden (alongside Raunds). This enables ready analysis of the extent which 

residents in these zones are shopping in their ‘local’ zone, or travelling further afield to meet 

their shopping needs. In order words, it will show how well the towns are meeting the 

shopping requirements of their own residents. The zonal boundaries for Zones 4, 6 and 9 

remain unchanged from the previous studies.  
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Figure 5.1 – North Northamptonshire Catchment Area (NNCA) 
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5.4 For ease of reference we have labelled each of the 11 survey zones as shown in Table 5.2. 

Table 5.2 – Zones in the NNCA 

Zone 
number 

Zone name Main population centres Principal Local Planning 
Authority 

1 Uppingham Uppingham Rutland County Council 

2 Oundle Oundle East Northamptonshire District 

3 Rothwell & Desborough Rothwell 

Desborough 

Kettering Borough 

4 Corby Corby Corby Borough 

5 Kettering (hinterland) Burton Latimer Kettering Borough 

6 Kettering (town) Kettering Kettering Borough 

7 Thrapston Thrapston East Northamptonshire District 

8 North of Northampton Earls Barton 

Brixworth 

Daventry District 

9 Wellingborough Wellingborough 

Irthlingborough 

Borough of Wellingborough 

10 Rushden & Raunds Rushden 

Raunds 

Higham Ferrers 

East Northamptonshire District 

11 South of Wellingborough Irchester 

Wollaston 

Borough of Wellingborough 

Existing and future population of the NNCA 

5.5 The population in the 2010 base year for the 11 NNCA zones is shown in Table 1 of 

Appendix 2 to the Study. The population figures are based on bespoke 2008-based 

population figures provided by MapInfo, which have been rolled forward to 2010. To 

forecast the population for 2010, and onwards to 2031, we have applied the population 

growth rate for the administrative district which covers all or the majority of the each survey 

zone – so for example Zone 6 covers the Kettering urban area, and therefore the 

population growth rates for Kettering Borough are applied. The principal constituent local 

planning authority covering each of the 11 survey zones is shown in the final column of 

Table 5.2.  

5.6 Population figures for Zones 2-7 and 9-11 inclusive were supplied by the NNJPU for the 

relevant constituent local planning authority for that zone (see final column, Figure 5.2). 

Population figures for Zone 1 (Rutland County) used East Midlands Regional Assembly 

RSS population forecasts, whilst Zone 8 uses (Daventry District) uses Office of National 

Statistics Sub-National Population Projections17. In each case, the District-wide population 

growth rates were then applied to the bespoke zonal population for that zone, and projected 

forward to 2016, 2021, 2026 and 2031.   

                                                
17

 It is acknowledged that Daventry District, in common with North Northamptonshire, is an identified growth area. 
However at the time of preparation of this study, West Northamptonshire Joint Planning Unit revised population 
projections were not available. Furthermore, the survey zone only covers rural areas of Daventry District, where it is not 
expected significant policy-led growth over and above past trends will take place.  
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5.7 NNJPU have set out four scenarios of population growth they expect to come forward over 

the study period to 2031. These reflect the current uncertainties in respect of the level of, 

and timing of, additional housebuilding (and thus population growth) in the NNCA. The four 

scenarios are as follows: 

� High growth scenario – this is a trajectory-based forecast to meet the housing targets 

set out in the adopted Core Spatial Strategy, assuming that annual completions will 

level out from 2021 onwards, then be maintained until 2031; 

� Medium growth scenario A – this is based on the high growth scenario applied to 

Kettering, Corby and East Northamptonshire, but with a lower rate of growth for 

Wellingborough (reflecting the current aspirations of the Council) 

� Medium growth scenario B – this is a trajectory-based forecast to meet current Core 

Spatial Strategy forecasts by 2031 (i.e. rather than 2026 as assumed under the ‘high 

growth’ scenario), again with completions levelling out from 2021 onwards; 

� Low growth scenario – is based on rolling forward a trajectory based on existing 

planning permissions and annual completions data for 2001 to 2009.  

5.8 Following advice from the NNJPU the capacity forecasts set out in this study are based on 

the Medium growth scenario B as the ‘default’ scenario – that is, the one which is most 

likely to reflect development in the NNCA over the period to 203118. In Appendix 3 to this 

study we set out a headline of capacity figures which would arise when using the three 

alternative scenarios. The scenarios should be subject to regular monitoring and review 

throughout the Plan period to ensure the most up-to-date estimates of population are used.  

5.9 Table 1 of Appendix 2 shows that the population of the NNCA is 368,689 persons in 2010. 

The survey zone with the largest population is Zone 9 (Wellingborough) which has an 

estimated population of 66,883 persons in 2010. Conversely the more rural zones in the 

NNCA have much lower populations – for examples both Zone 1 (Uppingham) and Zone 11 

(South of Wellingborough) both have populations between 11,000 and 12,000 persons.  

5.10 As noted above the same sources have been used to project population forward to 2031. 

The population of the NNCA is expected to increase to 453,694 persons by 2031, which 

represents an increase of 23.0 per cent above 2010 levels. Table 5.3 summarises the 

expected population growth across the NNCA over the period to 2031 under the ‘Medium 

growth scenario B’ model.  
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 The populations for survey zones 1 and 8 are unchanged in each of the four scenarios as these zones fall outside the 
North Northamptonshire administrative area.  
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Table 5.3 –Forecast population growth in NNCA, 2008-2031 

Year 2008 2010 2016 2021 2026 2031 
Change 
2010-31 

Population 353,152 368,689 392,406 411,845 433,058 453,694 +85,005 

Source: 2008 population is actual population for the NNCA sourced from MapInfo 
2010-2016 populations are population projections derived from growth rates based on population data from the NNJPU, East Midlands 
Regional Assembly and Office of National Statistics.  

5.11 The assumptions used for this study represents a considerably reduced level of population 

growth compared to that used in the 2006 Update, which forecast the population of the 

NNCA to increase to 427,000 in 2021 and 514,000 in 2031. The revised forecasts 

represent a reduction in expected population growth of circa 15,000 in 2021, and 81,000 by 

2031.  

Expenditure Data Inputs 

5.12 We now progress to update the inputs in respect of expenditure growth across the NNCA 

over the study period to 2031. Although we forecast expenditure growth over the entire LDF 

period to 2031, we do advise that longer-term forecasts, particularly post-2021, should be 

treated as indicative and subject to regular review.  The base year of the study is 2010, and 

expenditure growth (and subsequently quantitative need) is projected for the following 

interval periods: 

� 2010-2016; 

� 2016-2021; 

� 2021-2026; and 

� 2021-2031 

National Trends in Expenditure 

5.13 The forecasters anticipate muted short-term growth prospects, as the collapse in 

investment since autumn 2007 and the need to restore government finances significantly 

constrain economic growth and consumer spending.  Recent rises in unemployment are 

expected to impact upon consumption growth in the short and medium term periods.  Along 

with tighter lending conditions, higher unemployment is forecast to be a legacy of the 

current recession.  The forecasters therefore expect that the boom conditions of the past 

decade are unlikely to be repeated in the short to medium term as consumers tighten their 

purses as a result of the global recession and correction in the housing market.   

5.14 Consequently the most recent expenditure growth rates forecast by Experian in August 

2010 and Pitney Bowes Business Insight/Oxford Economics (PBBI/OE) in September 2010 

are relatively low for the next few years.  Over the medium and long term periods, however, 

there is more uncertainty – for example PBBI/OE anticipate a much faster recovery in 

comparison goods expenditure growth than Experian, but PBBI/OE’s convenience forecast 

over the medium term is demonstrably more conservative than suggested by Experian.  

5.15 Owing to the uncertainties of the data providers, the per capita comparison and 

convenience goods expenditure growth rates that we have adopted for the twelve year 

period from 2008 to 2020 are the midpoints of the estimates and forecasts provided by 

Experian and PBBI/OE.  Whilst Experian’s forecasts for growth in per capita expenditure 
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extend up to 2027, PBBI/OE does not provide any forecasts for growth in per capita 

expenditure beyond 2020.  We have therefore adopted the Experian forecasts for the 

period 2020 to 2026 of 2.9 per cent per capita per annum for comparison goods and 0.9 per 

cent per capita per annum for convenience goods for 2020 onwards.   

Comparison Spending in the OCA 

5.16 In this section the total available expenditure available to residents in the OCA for spending 

on comparison goods is established. We initially set out the available expenditure in the 

2010 base year, and then project the expenditure growth forward through the study period 

to 2031.  

Stage 1 –Baseline Per Capita Expenditure Data 

5.17 Per capita expenditure for comparison goods is set out at Table 2a of Appendix 2 to the 

study. This data is again set out by zone, and is supplied by MapInfo for the year 2008.  It 

can be seen that the per capita expenditure ranges from £2,656 in Zone 4 (Corby) to 

£3,259 in Zone 8 (North of Northampton). The average per capita expenditure on 

comparison goods across the NNCA is £2,954.  

Stage 2 - Project per Capita Data to Forecast Years 

5.18 As noted above we have adopted a midpoint approach to forecasting comparison goods 

expenditure growth over the study period. These are as follows:  

� 2008-2010: 0.20 per cent, per annum 

� 2010-2016: 3.34 per cent, per annum 

� 2016-2021: 3.30 per cent, per annum 

� 2021-2026: 3.25 per cent, per annum 

� 2026-2031: 3.25 per cent, per annum 

5.19 The comparison expenditure growth forecasts are more conservative – particularly in the 

shorter term - than the aggregate figure of 3.6 per cent, per annum which was adopted in 

the 2006 Update Study.  

Stage 3 - Calculate Total Spending in Base and Forecast Years 

5.20 Table 3a of Appendix 2 then calculates the overall ‘pot’ of available expenditure by 

multiplying the zonal populations set out in Table 1 to the per capita expenditure set out in 

Table 2.  Table 3a shows that in the 2010 base year, there is a total of £1,075.43m 

available within the catchment area (final column, Table 3a) to support comparison goods 

spending; this increases to £1,717.55m by 2021 and £2,116.49m by 2026.  

Stage 4 - Deductions for Special Forms of Trading 

5.21 It is also necessary to make allowance at this stage for the proportion of the total amount of 

expenditure identified under Stage 3 above which is diverted towards ‘special forms of 

trading’ such as online shopping. Special forms of trading act as a ‘claim’ on expenditure 

which is available to support physical retail outlets, and therefore it is stripped out from the 

total expenditure pot in order to ensure that the resultant level of residual expenditure is 

entirely available to support physical retail developments. Guidance on the amount of 
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comparison goods expenditure which is currently, and likely to be in the future, directed 

towards special forms trading, is set out in Experian’s Retail Planner 8.1 (August 2010). 

Data in respect of this factor is frequently published, and the Council’s retail evidence base 

should be regularly refreshed to take into account developments in this expanding market. 

5.22 Table 5.4 sets out the shares of total comparison retailing which are likely to be accounted 

for by special forms of trading over the study period to 2031. It can be seen that special 

forms of trading is expected to peak at 2016, and then marginally reduce by 0.7 per cent 

over the remainder of the study period to 2026, as Experian predict SFT spending will grow 

faster than retail sales until 2016, before entering a period of stabilisation. Experian do not 

project the SFT discount as far as 2031: the final year which SFT is currently projected for 

is 2027. Accordingly we carry forward the 2027 figure of 13.2 per cent to 2031 in the 

absence of any other information.  

Table 5.4 – Special forms of trading discount to 2031 for comparison goods 

Year 2010 2016 2021 2026 2031* 

Comparison SFT 
discount 

11.7% 13.9% 13.6% 13.3% 13.2% 

 Source: Experian Retail Planner Briefing Note 8.1, August 2010  *2027 figure 

5.23 There has been a rapid increase in the proportion of expenditure which is directed towards 

special forms of trading in recent years, and therefore the special forms of trading discounts 

set out in Figure 5.4 are higher than those used in the 2006 Update.  

Stage 5 – Residual Spending Growth 

5.24 Table 3a of Appendix 2 shows that SFT accounts for £125.83m of available expenditure in 

the NNCA in 2010. Accordingly the residual expenditure left to support ‘bricks and mortar’ 

comparison retail spending is £949.61m. This is forecast to increase to £1,483.97m by 

2021, and £2,255.84m by 2031. The bottom two lines of Table 3a show that across the 

NNCA, comparison goods expenditure is expected to grow by £257.06m between 2008 and 

2016, and between 2008 and 2031 expenditure growth of £1,313.71m is expected.  The 

greatest levels of expenditure growth are expected to come from Zone 4 (Corby), which will 

see expenditure growth of £242.12m between 2008 and 2031, followed by Zone 9 

(Wellingborough), which will see growth of £238.77m over the same time period.  

5.25 Therefore just over one-fifth of the forecast expenditure growth on comparison goods is 

expected to come forward before 2016; growth will be heavily ‘backloaded’ towards the 

later part of the Plan period, when the majority of population growth across the NNCA is 

expected to come forward.  

5.26 The increase in comparison goods expenditure, taking into account SFT, across the NNCA 

to 2031 is summarised at Table 5.5 below.  
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Table 5.5 – Comparison goods expenditure in the NNCA, 2010-2031 

Year 2010 2016 2021 2026 2031 
Change 
2010-16 

Change 
2010-31 

Comparison 
expenditure 
£m 

949.61 1199.19 1483.97 1834.99 2255.84 +257.06 +1313.71 

Source: Appendix 2, Table 3a 

5.27 Owing to the reductions in population and expenditure growth, and greater proportion of 

expenditure diverted towards special forms of trading, the amount of comparison goods 

expenditure available to the NNCA is reduced from the 2006 Update. The total ‘pot’ of 

comparison goods expenditure is reduced by approximately £389m at 2021, and £942m at 

2031 from the figures in the 2006 Update.  

Convenience Spending in the OCA 

5.28 We now progress to consider current and forecast expenditure growth in the convenience 

sector. The methodology for forecasting growth in convenience spending reflects that set 

out above for the comparison goods sector. The convenience goods capacity forecasts 

again utilise the ‘Medium B’ growth rates as discussed above. In Appendix 3 an alternative 

assessment of capacity using the three alternative scenarios is provided.  

Stage 1 – Baseline Per Capita Expenditure Data 

5.29 Per capita expenditure for convenience goods is set out at Table 2b of Appendix 2. This 

data is again set out by zone, and is supplied by MapInfo for the year 2008.   

5.30 Per capita convenience expenditure ranges from £1,707 in Zone 4 (Corby) to £1,904 in 

Zone 8 (North of Northampton), and there is an average per capita expenditure of £1,770 

across the NNCA.  

Stage 2 - Project per Capita Data to Forecast Years  

5.31 The approach to forecasting convenience goods expenditure reflects that of comparison 

goods, i.e. taking a midpoint approach between the two principal growth forecasts. This 

allows for the following convenience goods expenditure growth rates to be utilized. For the 

short term 2008 to 2010, owing to the economic downturn, growth rates are negative. 

However from 2010 to 2026 positive growth rates are forecast. However across the plan 

period the expected growth rates are relatively low, and peak at 0.65 per cent per annum 

post-2021.  

� 2008-2010: -1.31 per cent, per annum 

� 2010-2016: 0.56 per cent, per annum 

� 2016-2021: 0.65 per cent, per annum 

� 2021-2026: 0.65 per cent, per annum 

� 2026-2031: 0.65 per cent, per annum. 

5.32 The expenditure growth rates are, post-2016, higher than the expenditure growth rate of 0.6 

per cent, per annum which was applied throughout the study period.  
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Stage 3 - Calculate Total Spending in Base and Forecast Years 

5.33 Multiplying the zonal populations (as shown in Table 1 of Appendix 1) to the corresponding 

per capita expenditure data (as shown in Table 2b of Appendix 1) produces the total ‘pot’ of 

expenditure available to residents of the NNCA. Table 3b of Appendix 1 shows the results 

of this exercise, and it can be seen that in the base year of 2010 there is a total 

convenience expenditure ‘pot’ of £631.09m. This increases to £752.38m by 2021, and 

£883.58m by 2031.  

Stage 4 - Deductions for Special Forms of Trading 

5.34 It is again necessary to allow for a deduction in special forms of trading of convenience 

goods. Whereas comparison goods SFT is predicted to peak during the middle of the study 

period (Table 5.4), Experian forecast that SFT in respect of convenience goods will 

continue to increase throughout the study period, rising from 7.4 per cent in 2010 to 10.8 

per cent by 2027.  

5.35 Convenience goods SFT includes store-based online shopping (that is, when a customer 

places an order online, and the stock is taken from the shelves of that retailer’s nearest 

large branch). On this basis we apply a 50 per cent reduction to the Experian SFT figure to 

take into account the fact that three of the main online grocery retailers (Tesco, Sainsbury’s 

and Asda) operate this store-based approach. The adjusted SFT discounts applied are set 

out at Table 5.6. 

Table 5.6 – Special forms of trading discount to 2031 for convenience goods 

Year 2010 2016 2021 2026 2031 

Convenience SFT 
discount 

3.7% 4.8% 5.05% 5.35% 5.4% 

Source: Experian Retail Planner Briefing Note 8.1, August 2010. 50% discount applied to Experian figures to allow for store-based 
online shopping.  

Stage 5 – Residual Spending Growth 

5.36 Having taken into account SFT discounts, Table 3b of Appendix 2 shows that the total 

‘pot’ of convenience goods expenditure available to residents of the study area is £607.74m 

in 2010, increasing to £835.86m by 2031. There is again relatively limited growth in 

expenditure in the short-term period to 2016, with growth of just £55.70m forecast between 

2010 and 2016, however post-2016 the amount of available expenditure increases 

significantly.  

5.37 The residual expenditure available on convenience goods is summarised in Table 5.7.  

Table 5.7 –Convenience goods expenditure in the NNCA, 2010-2031 

Year 2010 2016 2021 2026 2031 
Change 
2010-2016 

Change 
2010-2031 

Convenience 
expenditure 
£m 

607.74 660.94 714.38 773.12 835.86 +55.70 +230.62 

Source: Appendix 2, Table 3b 
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6 CURRENT PATTERNS OF RETAIL SPENDING 

Household Survey Methodology 

6.1 Our assessment of current patterns of retail spending in the NNCA is based on a telephone 

survey of 1,100 households which were undertaken by NEMS Market Research between 

29 March 2010 and 16 April 2010. The NNCA was split into 11 survey zones in order for an 

accurate picture of localised shopping patterns to be established. The household survey 

zones reflect those shown on the plan at Figure 5.1. Reflecting the best practice guidance 

which accompanies PPS4, 100 interviews were successfully conducted in each zone.  

6.2 As stated previously, in order to allow for effective comparison with previous versions of the 

Study (i.e. in order to establish, for example, whether there have been any changes in 

market shares of particular centres), we have endeavoured to use the same survey zones 

as in the household survey which supported the 2005 Study. There have been some 

differences to the study boundaries, although these largely affect rural parts of the NNCA 

and therefore there is minimum impact on the survey outputs. There has also been 

amalgamation of two sets of zones to form singular zones, and therefore the overall 

number of zones in the NNCA has reduced from 13 in the 2005 Study to 11 in this update. 

6.3 Table 6.1 summarises the key changes by zone from the 2005 Study. 

Table 6.1 – Changes to NNCA survey zones from 2005 Study & 2006 Update 

Zone 
number 

Zone name Previous zone 
number in 2005 
Study 

Changes to zonal boundary 

1 Uppingham 1 No change 

2 Oundle 2 Extended to the north to cover East Northamptonshire in 
its entirety, including villages of Warmington and 
Nassington. Northern boundary now formed by southern 
edge of Stamford.  

3 Rothwell & Desborough 4 No change 

4 Corby 3 No change 

5 Kettering (hinterland) 5 No change 

6 Kettering (town) 6 No change 

7 Thrapston 13 No change 

8 North of Northampton 7 No change 

9 Wellingborough 8 / 9 Zones 8 (Irthlingborough) and 9 (Wellingborough) from  
2005 Study merged 

10 Rushden & Raunds 11 / 12 Zones 11 (Rushden/ Higham Ferrers) and 12 (Raunds/ 
north of Bedford) from 2005 Study merged 

11 South of Wellingborough 10 No change 

6.4 Respondents were contacted at a variety of times (during the day, in the evening and at the 

weekend), and all respondents were verified to be the main shopper in the household. The 
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number of interviews conducted in each of the 11 zones was weighted according to 

population base19 

6.5 The NEMS report attached separately to this study (as Appendix 4) contains the 

household survey data in full and also contains full explanation of the statistical reliability of 

the survey sample. 

6.6 The survey questionnaire sought to establish the following: 

� patterns of convenience goods spending, based on: 

▫ the shop where the household spends most money on food and groceries, and the 

amount spent per week (Questions 1, 2 and 5); 

▫ the shop where the household undertakes most ‘top-up’ food and groceries 

purchases, and the amount spent per week (Questions 7 to 9);  

▫ spending on food and groceries in small shops, for those who named supermarkets 

in answer to the above two questions (Questions 10 to 12); 

� for main food shopping, the reasons why residents chose to undertake their main food 

shop at the store specified (Question 3), and whether the trip was linked with visits to 

other shops, leisure or service outlets (Question 4) were also asked. 

� patterns of comparison goods spending, based on the locations of the last two 

purchases of: 

▫ clothes and shoes (Questions 14 and 15), and the reasons for choosing this location 

(Question 16); 

▫ furniture, carpets and soft household furnishings (Questions 17 and 18); 

▫ DIY and decorating goods (Questions 19 and 20); 

▫ Electrical items (e.g. TVs, DVD players, MP3 players, mobile phones) or domestic 

appliances (e.g. washing machines, fridges) (Questions 21 and 22); 

▫ Health & beauty or chemist items (Questions 23 and 24); 

▫ Recreational goods (e.g. sports equipment, bicycles, toys) (Questions 25 and 26); 

▫ Other non-food items (e.g. books, CDs, jewellery) (Questions 27 and 28) 

� the proportion of the household’s spending on food (Question 13) and non-food goods 

(Questions 29 to 36) that is accounted for by online shopping. 

6.7 The composite pattern of spending for convenience goods was achieved on the basis of the 

mean weekly household spend findings, as set out at Table 6.2. 

 

 

 

                                                
19

 Full details of the weights for each zone are provided in the introduction to the NEMS Household Survey results 
(Appendix 4) 



 North Northamptonshire Retail Capacity Update 2010 

 Final Report | February 2011 40 

Table 6.2 – Mean household spend on convenience goods in the NNCA  

Convenience goods spend 
Mean household spend 
per week 

Percentage weighting 

Main food and groceries shopping £72.90 79.65% 

Top-up food and groceries shopping £18.90 15.84% 

Small local shops £11.70 4.51% 

All convenience goods £103.50 100.0% 

Source: Household Survey results 

6.8 The composite pattern of spending for comparison goods was achieved on the basis of 

MapInfo expenditure data in relation to the seven categories of spend, broken down as 

shown in Table 6.3.  

Table 6.3 - Percentage weighting for comparison goods sub-categories 

Convenience goods spend 
Mean household spend 
per week 

Clothing and footwear 24.20% 

Furniture, carpets and soft furnishings 12.46% 

DIY and decorating goods 12.54% 

Electrical items & domestic appliances 9.17% 

Health & beauty, chemist goods  12.56% 

Recreational goods 20.67% 

Other non-food items 8.40% 

All comparison goods 100.0% 

Source: Household Survey results 

Comparison Goods Spending Patterns 

6.9 We now turn to consider the spending patterns for residents in North Northamptonshire 

which the new household survey has revealed. Full tabulations of the comparison goods 

spending patterns are provided at Appendix 2 of the study, where Table 4a sets out the 

market shares attracted to each centre in the NNCA from each of the 11 survey zones, and 

Table 4b converts these to spending patterns by applying the market shares to the overall 

‘pot’ of available comparison goods expenditure (as set out at Table 3a of Appendix 2).  

6.10 Table 3a (Appendix 2) shows that the NNCA zones have £949.61m of available 

expenditure in 2010 (having made allowance for special forms of trading); Table 4b of 

shows that of this £949.61m, a total of £584.7m of this is retained by centres and stores in 

the NNCA. This can be seen by reviewing the row ‘sub-total for catchment area’ in Table 

4b. Dividing this figure by the total expenditure ‘pot’ produces a comparison goods 

retention rate of 61.5 per cent – that is to say, £6 in every £10 available to residents in the 

NNCA is spent at stores within the NNCA, with the remainder spent at destinations outside 
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the NNCA.  It is apparent that the retention rate of the NNCA has posted an increase since 

the 2005 study, which identified a comparison goods retention rate of 50.0 per cent.  

6.11 Of the £584.7m which is retained within the NNCA, the 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.  

Table 6.4 – Main comparison shopping destinations in NNCA 

Retail centre 
Expenditure from NNCA 
£m 

Proportion of total 
expenditure available to 
NNCA % 

Kettering Town Centre 135.42 14.24% 

Wellingborough town centre 85.12 8.95% 

Corby town centre 74.09 7.79% 

Rushden town centre 38.43 4.04% 

Phoenix Retail Park, Corby 31.32 3.29% 

Northfield Avenue Retail Park, Kettering 27.63 2.91% 

Castlefields Retail Park, Wellingborough 24.66 2.59% 

Asda, Phoenix Parkway, Corby 23.70 2.49% 

Kettering Retail Park, Kettering 20.25 2.13% 

Tesco, Carina Way, Kettering 16.45 1.73% 

Source: Table 4b, Appendix 2 

6.12 Table 6.4 therefore shows that Kettering town centre, is, by some degree, the most popular 

comparison shopping destination in the NNCA, attracting 14 per cent of the total ‘pot’ of 

comparison expenditure of £949.61m. Wellingborough town centre attracts £85.12m of 

spending, followed by Corby which attracts £74.09m. Rushden is a smaller town centre 

than the three main centres, and therefore its performance can be considered relatively 

strong.  

6.13 It is interesting to note that the remaining six positions in the ten most popular destinations 

are all accounted for by out-of-centre developments – two in Corby (Phoenix Retail Park 

and Asda), three in Kettering (Northfield Avenue and Kettering Retail Parks, as well as the 

large Tesco on the outskirts of the town), and one in Wellingborough (Castlefields Retail 

Park). This shows that the established town centres in the NNCA suffer from out-of-town 

retail competition, which in many cases can compete against the town centres for 

expenditure.  

6.14 The top ten destinations combined account for just over 50 per cent of the total available 

comparison expenditure available to the NNCA. The remaining 11 per cent of retained 

expenditure is distributed between a number of smaller centres including Uppingham, 

Raunds, Oundle, Burton Latimer and Thrapston.  
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Leakage of comparison goods expenditure 

6.15 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 showed the locations where the 

majority of this retained expenditure is spent.  

Table 6.5 – Principal destinations for comparison goods expenditure leakage 

Retail centre 
Expenditure from NNCA 
£m 

Proportion of total 
expenditure available to 
NNCA % 

Northampton town centre and retail parks 146.46 15.40% 

Peterborough city centre and retail parks 52.73 5.55% 

Milton Keynes town centre and retail parks 48.42 5.09% 

Market Harborough town centre and retail parks 31.91 3.36% 

Leicester city centre, Fosse Park, retail parks 21.94 2.31% 

Stamford town centre and retail parks 16.05 1.69% 

Bedford town centre and retail parks 10.06 1.06% 

Other centres outside catchment area 37.33 3.93% 

Total 364.90 38.38% 

Source: Table 4b, Appendix 2 

6.16 Northampton town centre and retail parks therefore act as the biggest attraction to 

residents of the NNCA, 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 the NNCA, 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 of these centres will remain strong competitors for expenditure from 

residents in the NNCA throughout the study period. 

6.17 Despite the recent significant enhancement of its retail offer, Leicester has a relatively 

limited influence over shopping patterns over the NNCA, but nevertheless attracts £21.94m 

of expenditure, the vast majority of this from residents in survey zones 1 to 6 inclusive. 

Comparison goods retention rates by zone 

6.18 As would be expected given the mix of urban and rural areas which defines North 

Northamptonshire, there is fluctuation across the NNCA in terms of the proportion of 

comparison goods market shares which are retained by the zones. This can be reviewed by 

considering the row titled ‘Sub-total for catchment area’ in Table 4a of Appendix 2. This 

shows the proportion of market shares for each zone which are collectively retained by all 

centres and stores within the NNCA. Table 6.6 below shows the localised retention rate for 

each of the 11 survey zones.  
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6.19 The zone which retains the greatest proportion of its expenditure is Zone 6 (Kettering town) 

which retains 87 per cent of comparison goods expenditure. Therefore in Zone 6, 87 per 

cent of available comparison goods expenditure to that zone is spent at centres and stores 

in the NNCA, with the remaining 13 per cent of expenditure leaking outside the NNCA to 

destinations further afield. This is followed by Zones 4 and 5 (Corby and Kettering 

hinterland) which each retain 79 per cent of comparison goods expenditure. It is positive to 

note that eight of the 11 survey zones retain upwards of 50 per cent of comparison goods 

expenditure. 

6.20 It is interesting to note that Zone 9 (Wellingborough) does not retain a great a proportion of 

expenditure as the other main centres – just under two-thirds of expenditure from residents 

of zone 9 is retained in the NNCA. The town’s proximity to Northampton, which attracts a 

23 per cent market share from residents of Zone 9, largely explains this trend. Nevertheless 

it would appear that Wellingborough needs to improve its retail offer in order to reduce the 

level of expenditure outflow which is presently taking place.  

6.21 Zone 8 (North of Northampton) has the lowest retention rate at 17 per cent, followed by 

Zone 2 (Oundle) with 20 per cent. For these zones the low retention rate is explained by the 

proximity to major regional shopping destinations – Northampton for Zone 8, and 

Peterborough for Zone 2 – combined with the fact that there are no large comparison 

shopping destinations within either of these zones.  

 Table 6.6 – Comparison goods retention rates by zone 

Zone number Zone name Zonal comparison 
goods retention rate  
2010% 

1 Uppingham 55.7 

2 Oundle 20.4 

3 Rothwell & Desborough 44.1 

4 Corby 78.6 

5 Kettering (hinterland) 78.6 

6 Kettering (town) 86.9 

7 Thrapston 72.2 

8 North of Northampton 17.1 

9 Wellingborough 65.1 

10 Rushden & Raunds 60.2 

11 South of Wellingborough 60.3 

Source: Table 4a, Appendix 2 

Localised comparison goods retention rate 

6.22 The localised comparison goods retention rate – which is the proportion of expenditure on 

convenience goods available to residents in a specific zone which is spent in stores/town 

centres within that zone, can be expected to fluctuate given the location of the main higher 

order centres within certain zones, whilst other zones being predominantly rural. The rate 

can be observed from reviewing the ‘sub-total for survey zone’ rows within Table 4a of 

Appendix 2. The localised retention rates by zone are summarised in Table 6.7 below.   
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Table 6.7 – Comparison goods localised retention rate  

Zone number Zone name Localised 
comparison goods 
retention rate 2010 % 

1 Uppingham 8.1 

2 Oundle 7.1 

3 Rothwell & Desborough 4.4 

4 Corby 64.9 

5 Kettering (hinterland) 2.3 

6 Kettering (town) 76.0 

7 Thrapston 3.5 

8 North of Northampton 3.9 

9 Wellingborough 53.1 

10 Rushden & Raunds 37.5 

11 South of Wellingborough 1.2 

Source: Table 4b, Appendix 2 

6.23 Table 6.7 indicates that the highest localised retention rate is Zone 6. Within this zone – 

which covers the Kettering urban area – just over 75 per cent of residents undertake their 

comparison goods shopping in stores in Kettering. This is a stronger performance than the 

localised retention rate for the other two main urban centres – the Corby zone has a 

localised retention rate of 65 per cent, whilst Wellingborough’s is 53 per cent. This indicates 

that these centres have gaps in their retail offer and many residents travel to other centres 

to undertake their comparison goods shopping. Rushden and Raunds combined retain just 

over a third of the market share for their zone (Zone 10). 

6.24 Elsewhere in the NNCA the localised retention rate is significantly lower, and is under 10 

per cent for survey zones 1, 2, 3, 5, 7, 8 and 11. The low localised retention rates in these 

zones are to be expected, as there are no major comparison goods shopping destinations 

in these zones – centres such as Uppingham, Oundle, Rothwell and Thrapston are small 

local service centres which cater for day-to-day shopping needs rather than act as 

comparison shopping destinations.  

6.25 It is apparent that there have been noticeable changes to the shopping patterns of 

residents in Corby and Kettering since the previous survey. In Kettering, it can be seen that 

the town centre is losing market shares at the expense of a strengthened out-of-centre 

retail offer (at the time of the previous study, there was very little out-of-centre retail 

provision in Kettering). In Corby, it is positive to note that the completion of Willow Place 

has secured a clear increase in the number of residents who live in the town who choose to 

undertake their comparison goods shopping in the town centre, although this increase has 

been tempered by a similar increase in the popularity of the Phoenix Retail Park.  

6.26 In Wellingborough there have not been any similar changes to the retail offer, either within 

the town centre or out-of-centre, and the majority of the out-of-centre retail provision in 

Wellingborough continues to be focussed on bulky goods.  
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Most popular comparison shopping destinations by zone 

6.27 Table 6.8 below progresses to consider the three most popular comparison shopping 

destinations for each of the eleven NNCA survey zones. This establishes the most popular 

locations where residents in each zone undertake their comparison goods shopping.  

Table 6.8 – Principal comparison goods shopping destinations by zone 

Zone 
Most popular comparison shopping 
destination 

Second most popular 
comparison shopping 
destination 

Third most popular comparison 
shopping destination 

1 Corby town centre (22%) Peterborough (13%) Leicester (10%) 

2 Peterborough (47%) Stamford (20%) Oundle (7%) 

3 Market Harborough (34%) Kettering town centre (18%) Leicester (9%) 

4 Corby town centre (42%) Phoenix RP, Corby (13%) Asda, Corby (10%) 

5 Kettering town centre (39%) Tesco, Kettering (10%) Northampton (8%) 

6 Kettering town centre (44%) 
Northfield Avenue RP, Kettering 
(11%) 

Kettering RP, Kettering (7%) 

7 Kettering town centre (29%) Peterborough (18%) Phoenix RP, Corby (5%) 

8 Northampton (62%) Milton Keynes (10%) Market Harborough (4%) 

9 Wellingborough town ctr (36%) Northampton (23%) Milton Keynes (7%) 

10 Northampton (22%) Rushden (22%) Wellingborough town ctr (8%) 

11 Wellingborough town ctr (31%) Northampton (21%) Milton Keynes (15%) 

Source: Table 4a, Appendix 2      RP = Retail Park 

6.28 Table 6.8 shows that Kettering town centre is the most popular comparison shopping 

destination for residents in NNCA zones 5, 6 and 7, which cover the Kettering hinterland, its 

surrounding area, and Thrapston. Corby is the most popular destination for its local zone 

(Zone 4), but also residents to the north of the town in the south of Rutland (Zone 1).  

Wellingborough is the most popular destination for its local zone (Zone 9) and also the rural 

area to the south of the town (Zone 11).  

6.29 It is noteworthy that in four of the survey zones the most popular comparison shopping 

destination lies further afield outside the NNCA boundaries – Peterborough (zone 2), 

Market Harborough (zone 3) and Northampton (zones 8 and 10). Northampton is a higher-

order retail centre compared to the North Northamptonshire centres and therefore it is 

unsurprising to see it exert an influences over the south/western part of the NNCA. 

However it is interesting that, for example, residents in zone 3 – much of which is a similar 

distance between Kettering and Market Harborough -– prefer to undertake their comparison 

shopping in Market Harborough.  

6.30 Both Corby and Kettering are relatively self-contained comparison shopping destinations, in 

the sense that the top three comparison shopping destinations are all located within the 

respective urban areas. However in Wellingborough there is a greater leakage of market 

shares, with 23 per cent of residents travelling to Northampton and 7 per cent to Milton 

Keynes.  

Market shares by centre 

6.31 We now consider the market shares attracted to the main town centres in the NNCA. The 

comments below are supported by maps at Figures 10 to 13 of Appendix 1 which show 

the market share attracted to Corby, Kettering, Wellingborough and Rushden respectively 

from across the NNCA. 



 North Northamptonshire Retail Capacity Update 2010 

 Final Report | February 2011 46 

� Kettering town centre attracts a market share from all 11 survey zones, although from 

five of these the market share is below 5 per cent. Kettering’s highest market share is 

from its ‘local’ zone, Zone 6 (43.52 per cent), following by the Kettering hinterland zone 

(Zone 5, 39.18 per cent). The town also attracts reasonable market shares from the 

zones covering Rothwell & Desborough (Zone 3) and Thrapston (Zone 7). 

� As noted above, the out-of-centre developments in Kettering also attract noteworthy 

market shares from Kettering’s local zone and the surrounding rural area (Zones 5 and 

6), although their influence beyond this is more limited. The out-of-centre destinations 

attract a combined market share of just under 30 per cent from Zone 6 (Kettering town), 

and a market share of 26 per cent Zone 5 (Kettering hinterland). The most popular out-

of-centre destination for residents in Zone 6 is the Northfield Avenue Retail Park, whilst 

for residents in Zone 5 it is the Tesco store on the edge of Kettering at Carina Way. 

� Corby attracts a market share from ten of the 11 survey zones, although the market 

share is above 5 per cent only for Zone 1 (Uppingham), Zone 2 (Oundle) and Zone 4 

(Corby), and there is virtually no market shares attracted to Corby from Zones 8, 9 and 

10. Corby therefore has a more limited trade draw from across the NNCA than 

Kettering, despite the recent enhancements of its retail offer. 

� The main out-of-centre destination in Corby, Phoenix Retail Park, attracts a market 

share of approximately one-quarter of the town centre from Corby’s ‘local’ zone, Zone 4. 

However the town’s Asda store accounts also accounts for just under 10 per cent of the 

comparison goods market share from residents of Zone 4, and combined the out-of-

centre destinations attract a combined market share of circa 22 per cent, compared to 

42 per cent for the town centre.  

� Wellingborough town centre attracts circa one-third of the market share from both the 

town’s ‘local’ zone (Zone 9), and also South of Wellingborough (Zone 11). A market 

share of 8 per cent is also attracted from Zone 10 (Rusden & Raunds), although it is 

apparent that residents in this zone largely look towards Northampton for their 

comparison goods shopping.  The town does not exert a significant across the 

remainder of the NNCA aside from these zones.   

� The three principal out-of-centre destinations in Wellingborough – Castlefields Retail 

Park, Victoria Retail Park, and the Tesco store adjacent to Victoria Retail Park, each 

account for similar non-food market shares of circa 5 per cent from residents of zones 9 

and 11, although Castlefields attracts a higher market share of circa 10 per cent from 

residents of Zone 11.  

� As would be expected Rushden’s trade draw is much more limited, with the town 

drawing a 22 per cent market share from its local Zone (zone 10) and a sub-10 per cent 

market share from a further two zones, Zones 7 and 11.  

Overlapping comparison goods catchments 

6.32 Drawing together the comments set out above, Table 6.9 sets out an analysis of the 

dominant centres (where the comparison goods market share exceeds 40 per cent) and 

centres of subsidiary influence (which are defined on the basis of having comparison goods 

market shares of between 10 and 40 per cent) for the NNCA.  
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Table 6.9 – Dominant comparison goods shopping destinations and centres of subsidiary influence  

Zone 
Dominant centre (market 
share of 40%+) 

Centre of subsidiary 
influence (market share of 10-
39%) 

1 (Uppingham) - 
Corby town centre 
Peterborough 

2 (Oundle) Peterborough Stamford 

3 (Rothwell & Desborough) - 
Kettering 
Market Harborough 

4 (Corby) Corby town centre Phoenix RP, Corby 

5 (Kettering hinterland) - Kettering town centre 

6 (Kettering town) Kettering town centre Northfield Avenue RP, Kettering 

7 (Thrapston) - 
Kettering town centre 
Peterborough 

8 (North of Northampton) Northampton Milton Keynes 

9 (Wellingborough) - 
Wellingborough 
Northampton 
Milton Keynes 

10 (Rushden & Raunds) - 
Rushden 
Northampton 

11 (South of Wellingborough) - 
Wellingborough 
Northampton 

Source: Table 4a, Appendix 2 

6.33 The analysis shows that: 

� Only four of the 11 survey zones which comprise the NNCA have a dominant centre. In 

two of the cases – zones 2 and 8 – the centre is outside the NNCA. 

� Corby and Kettering both act as the dominant centres in their respective survey zones 

(zones 4 and 6), however Wellingborough only acts as a centre of subsidiary influence 

in its zone (zone 9), as there is strong competition for market shares from both 

Northampton and (to a lesser extent) Milton Keynes.  

� In six of the 11 zones there are two competing centres of subsidiary influence, and in 

zone 9, there are three competing centres. 

� In zone 5 there is no dominant centre, and Kettering town centre only acts as a centre 

of subsidiary influence. The majority of the remaining market shares is split equally 

between Kettering’s various out-of-centre shopping facilities.  

� Zones 2 and 8 do not have a dominant centre nor centre of subsidiary influence within 

the NNCA. In both zones, residents look outside of North Northamptonshire to 

undertake their comparison goods shopping.  

Analysis of changes in comparison goods market shares, 2005-2010 

6.34 In this section we consider the principal changes to the market shares of each of the main 

centres within and outside the NNCA based on the findings of the 2005 and 2010 

household surveys. This allows for the changes in shopping habits of residents in the 

NNCA to be assessed. The market shares shown in Figure 6.10 below exclude special 

forms of trading (such as online shopping) and represent the market share each town 
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centre or destination attracts from residents of the NNCA as a whole. There have been no 

significant changes to the RTP household survey methodology between 2005 and 2010, 

and therefore direct comparison of the sets of results is possible20.  

6.35 Figure 6.10 shows that: 

� Corby town centre is the only one of the three growth towns to experience an uplift in 

the market share attracted from residents of the NNCA, from 7.1 per cent in 2005 to 7.8 

per cent in 2010. The uplift reflects the completion of the Willow Place development in 

the town centre.  

� However, it can be seen that the out-of-centre development in Corby (chiefly the 

Phoenix Retail Park) has experienced a greater increase in market share over the same 

period of time, from 0.9 per cent of the NNCA-wide market share, to 3.3 per cent.  

� 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.  

� 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.  

� Wellingborough town centre has experienced a marginal loss in market share, from 9.5 

per cent to 9.0 per cent. Reflecting the trends seen in Corby and Kettering, there has 

been an increase in the market share attracted to the town’s retail parks, which have 

experienced an increase in market share of 2.4 per cent.  

� Rushden town centre’s market share has remained static at 4.0 per cent, reflecting the 

fact that there has been little in the way of major comparison goods retail development 

in the town in the past five years. 

� Turning to destinations outside the NNCA, it can be seen that both of the main 

comparison goods shopping destinations outside the catchment area have seen their 

popularity decline over the past five years. Northampton has seen a noticeable decline 

in market share from residents in the NNCA from 19.4 per cent in 2005 to 15.4 per cent 

in 2010, reflecting the improvements to retail provision in the growth towns within the 

                                                
20

 RTP’s household survey methodology has remained broadly unchanged between 2005 and 2010, with the same 
interview structure deployed, and same consultants (NEMS Market Research) instructed to undertake the survey. In our 
2010 survey RTP provided a more detailed range of response options for questions relating to comparison goods 
spending patterns, for example listing retail parks and out-of-town supermarkets individually, in order for a more 
comprehensive analysis of shopping patterns to be undertaken. As identified in the previous section, there have been a 
small number of changes to the boundaries of some of the survey zones between the 2005/ 2006 Studies and this 
update, however comparison of outputs between the two studies remains robust.  
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NNCA. Milton Keynes has also experienced a marginal decline in market share, from

6.0 per cent to 5.1 per cent. 

6.36 There have therefore been a number of notable changes to comparison goods shopping 

patterns for residents of the NNCA over the last five years. The most significant changes 

have been a reduction in the popularity of Ketterin

comparison shopping destinations, and a corresponding increase in the popularity of out

town shopping in each of the three growth towns, but most significantly Kettering, which 

has seen considerable development of its o

Figure 6.10 – Changes to comparison goods market shares, 2005 and 2010

Source: Table 4a, Appendix 2 (2010 market shares)

The influence of retail parks on comparison shopping patterns

6.37 A clear trend which can be observed from the conclusions above, and the trends shown in 

Figure 6.10, is that the out-of

market share than was the case at the time of the 2005 household survey.

6.38 This trend is most pronounced in Kettering, where retail parks account for a market share 

4.6 per cent higher than was the case in 2005. It is considered that the development of 

considerable additional out-of

this trend. In particular we point to the following developments:

� Northfield Avenue Retail Park

which has attracted representation from Wickes Extra, Halfords, Sports Direct and 

Carpetright. The development includes just under 11,000 sq.m net retail floorspace, a 

substantial proportion of which is occupied by Wickes Extra. 
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NNCA. Milton Keynes has also experienced a marginal decline in market share, from

6.0 per cent to 5.1 per cent.  

There have therefore been a number of notable changes to comparison goods shopping 

patterns for residents of the NNCA over the last five years. The most significant changes 

have been a reduction in the popularity of Kettering and Northampton town centres as 

comparison shopping destinations, and a corresponding increase in the popularity of out

town shopping in each of the three growth towns, but most significantly Kettering, which 

has seen considerable development of its offer in this respect since 2005.  

Changes to comparison goods market shares, 2005 and 2010 

2 (2010 market shares) 

The influence of retail parks on comparison shopping patterns 

A clear trend which can be observed from the conclusions above, and the trends shown in 

of-centre retail parks across the study area account for a greater 

market share than was the case at the time of the 2005 household survey.  

This trend is most pronounced in Kettering, where retail parks account for a market share 

4.6 per cent higher than was the case in 2005. It is considered that the development of 

of-centre retail floorspace in Kettering over this period explains 

this trend. In particular we point to the following developments: 

Retail Park – A new retail park to the north-west of the town centre, 

which has attracted representation from Wickes Extra, Halfords, Sports Direct and 

The development includes just under 11,000 sq.m net retail floorspace, a 

substantial proportion of which is occupied by Wickes Extra.  
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NNCA. Milton Keynes has also experienced a marginal decline in market share, from 

There have therefore been a number of notable changes to comparison goods shopping 

patterns for residents of the NNCA over the last five years. The most significant changes 

g and Northampton town centres as 

comparison shopping destinations, and a corresponding increase in the popularity of out-of-

town shopping in each of the three growth towns, but most significantly Kettering, which 
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� Belgrave Retail Park, Northfield Avenue – this retail park opened adjacent to the 

Northfield Avenue Retail Park in mid-2009, and units are now occupied by PC World, 

Comet (relocated store) and Maplin Electronics. This adds a further 4,800 sq.m net 

comparison goods retail floorspace which was not trading at the time of the previous 

study. 

� The established retail park at Carina Way, Kettering, has also attracted a greater 

number of ‘high street’ retailers over the course of the past five years. It is understood 

that the retail park benefits from open A1 planning consent, and retailers which have 

commenced trading from the retail park since 2005 include Argos and Next.  

6.39 In addition, the Phoenix Retail Park in Corby has undergone extension and remodelling 

since the 2005 survey, and several changes to its tenant mix. The principal change has 

been the redevelopment of the former Focus DIY unit, which is now enlarged and occupied 

by Matalan and JJB Sports. Elsewhere on the Retail Park, new stores have opened by 

‘high street’ retailers Next and Sports Direct, and bulky goods retailers The Range, Currys 

and Halfords. 

6.40 In Wellingborough there have been no substantial changes to the quantum of out-of-centre 

retail floorspace (i.e. in terms of new development), however the household survey 

identifies that there have been improvements to the market share of the town’s retail parks 

as well. Wellingborough’s retail parks are, to a large extent, restricted to bulky goods uses 

only, and there is a relatively limited ‘high street’ retailer presence. 

The influence of supermarkets on comparison goods shopping patterns 

6.41 The role of supermarkets as comparison shopping destinations was also assessed in the 

household survey, and respondents were given the option of identifying a named 

supermarket in response to the location of their last and second-last purchase of the 

comparison goods categories listed at Table 6.3.  

6.42 The inclusion of the supermarkets as response options reflects the fact that the ‘big four’ 

supermarkets devote in some cases areas of floorspace to the sale of non-food goods. It 

has previously been identified in Table 6.4 that of the ten most popular comparison 

shopping destinations in the NNCA, two are standalone foodstores. 

6.43 The most recent data on retailers’ average sales mix by floorspace is shown in Table 6.11 

below, although bespoke floorspace comparison/convenience floorspace splits for each of 

the main foodstores in the NNCA is not available. Table 6.11 shows that Asda and Tesco 

devote the largest amount of floorspace to comparison goods sales, each accounting for, 

on average, over a third of the total sales area. Morrisons however allocate on average 

under one quarter of the total sales floorspace to the sale of comparison goods.  

Table 6.11 – Average proportion of sales area used for sale of comparison goods for main foodstore 
operators 

Retailer Asda Morrisons Sainsbury’s Tesco 

% non-food floorspace 44% 24% 29% 37% 

Source: Verdict Research 
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6.44 Table 6.12 identifies the ten foodstores which attract the most comparison goods spending 

from the NNCA. 

Table 6.12 – Comparison goods spending in foodstores in NNCA, 2010 

Foodstore 
Expenditure from NNCA 
£m 

Proportion of total 
comparison expenditure 
available to NNCA % 

Asda, Corby 23.70 2.5 

Tesco, Kettering 16.45 1.7 

Tesco, Wellingborough 13.08 1.4 

Asda, Rushden 10.14 1.1 

Waitrose Food & Home, Rushden 8.92 0.9 

Morrisons, Wellingborough 3.08 0.3 

Sainsbury’s, Kettering 2.53 0.3 

Morrisons, Kettering 2.47 0.3 

Sainsbury’s, Wellingborough 1.90 0.2 

Morrisons, Corby 0.78 0.1 

Total 83.06 8.7 

Source: Household survey results 

6.45 From Table 6.12 it can be seen that: 

� The ten foodstores which attract the most comparison goods spending from the NNCA 

combined account for £83.06m of the total comparison goods expenditure ‘pot’ of 

£949.61m. This is equivalent to 8.7 per cent of the total available comparison goods 

expenditure.  

� Reflecting the trends shown in Table 6.11, the greatest amount of comparison spending 

is directed to stores operated by Asda and Tesco. Asda in Corby (6,367 sq.m net) 

attracts £23.7m of spending, equivalent to 2.5 per cent of the total available comparison 

expenditure.  

� Tesco in Kettering, which has benefited from planning consent for a store extension 

subsequent to the 2005 Study (total store floorspace is now 5,783 sqm net), attracts a 

further £16.5m of spending. Tesco in Wellingborough and Asda in Rushden, which are 

both of a similar size, attract the third and fourth-highest comparison goods spending of 

all the foodstores in the NNCA.  

� The Morrisons stores in Corby, Kettering and Wellingborough, and the Sainsbury’s 

stores in Kettering and Wellingborough, each account for under £0.5m of comparison 

goods spending and do not therefore operate as significant comparison goods spending 

destinations.  

6.46 It is clear therefore that four supermarkets exert a noticeable influence over the comparison 

goods shopping patterns for residents in the OCA. Further analysis of the household survey 

results shows that: 

� the supermarkets perform particularly strongly in the health and beauty sector: in 

particular, Asda in Corby accounts for 20 per cent of the market share for health and 

beauty products in Corby (compared to 69 per cent for Corby town centre), and Tesco 

in Kettering accounts for 13 per cent of the market share for Kettering; 
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� Asda supermarkets also draw trade for clothing and shoes. Asda in Corby accounts for 

5 per cent of the clothing & shoes market share in Corby (compared to 49 per cent for 

the town centre), whilst Asda in Rushden accounts for 6 per cent of the market share for 

the Rushden zone, compared to 21 per cent for the town centre (where the range of 

clothing outlets is relatively limited). The influence of Tesco and other supermarkets 

over clothing shopping patterns is more limited. 

� The supermarkets offer competition with the established town centres in the small non-

food items category – for example books, CDs, DVDs and jewellery. The household 

survey indicates that two foodstores – the Asda stores in Corby and Rushden – attract a 

higher or equal market share for these products than their respective town centres. In 

Corby, Asda accounts for a market share of 32 per cent of these goods from residents 

in Zone 4, compared to 27 per cent for the town centre. In Rushden, both the Asda 

store and town centre account for a 22 per market share in this category. 

� The Waitrose Food and Home in Rushden is something of an anomaly, as it combines 

a Waitrose foodstore with a selective range of John Lewis household goods. The range 

of goods stocked in the store is largely restricted to small electrical appliances and 

home furnishings, and therefore the store attracts a strong market share in these sub-

sectors, but very limited spending on clothing & shoes, for example.  

Convenience Goods Spending Patterns 

6.47 We now turn our attention to reviewing the convenience goods spending patterns of 

residents in the NNCA. Convenience shopping is a much more localised activity than 

comparison shopping – that is to say, people are generally less willing to travel as far to 

undertake food shopping as they are for non-food, specialist shopping. 

6.48 This is reflected in the convenience goods retention rate for the NNCA. We have identified 

previously that in the 2010 base year there is a total ‘pot’ of £607.74m available to residents 

in the NNCA, having made allowance for special forms of trading. This is expected to 

increase to £660.94m by 2016, and to £835.86m by 2031.  

6.49 Table 6a of Appendix 2 sets out the convenience goods market shares as revealed by the 

household survey, and Table 6b subsequently translates these to spending patterns. The 

row ‘Sub-total for catchment area’ in Table 6b shows that a total of £531.95m of 

convenience goods expenditure is retained by stores and centres within the NNCA, of the 

total ‘pot’ of £607.74m. This represents a convenience goods retention rate (that is to 

say, the proportion of available expenditure on convenience goods which is retained by 

stores within the NNCA) of 87.4 per cent. This can be considered a reasonably strong 

performance. This represents a 5 percentage point increase from the retention rate 

identified by the 2005 household survey.  

6.50 Table 6.11 shows the most popular convenience shopping destinations across the NNCA, 

with turnovers based on the market shares identified in the household telephone survey.  
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Table 6.11 – Main convenience shopping destinations in NNCA 

Retail centre 
Convenience 
expenditure from NNCA 
in 2010   £m 

Proportion of total 
convenience 
expenditure available to 
NNCA in 2010 % 

Asda, Phoenix Park Way, Corby 65.05 10.69% 

Tesco, Victoria Park, Wellingborough 54.56 8.97% 

Tesco, Carina Road, Kettering 50.25 8.26% 

Morrisons, Oxford Street, Wellingborough 46.80 7.69% 

Morrisons, Lower Street, Kettering 34.10 5.60% 

Sainsbury’s, Rockingham Road, Kettering 33.76 5.55% 

Asda, Washbrook Road, Rushden 33.38 5.49% 

Morrisons, Oakley Road, Corby 27.55 4.53% 

Sainsbury’s, Northampton Road, Wellingborough 25.29 4.16% 

Waitrose Food & Home, Crown Park, Rushden 21.80 3.58% 

Source: Table 6b, Appendix 2 

6.51 Table 6.11 reveals that in each of the three main centres of Corby, Kettering and 

Wellingborough, there is a clear established most popular shopping destination, with Asda 

in Corby, Tesco in Wellingborough and Tesco in Kettering each accounting for upwards of 

£50m of expenditure from residents in the NNCA. Tesco in Wellingborough does however 

face strong competition for expenditure from the town’s Sainsbury’s store, which has 

recently obtained planning consent to extend floorspace. In Corby and Kettering, the 

dominance of the leading foodstore over other operators in each town is more pronounced. 

6.52 The ten most popular foodstores in the NNCA are thus accounted by two stores in Corby, 

three in Wellingborough, three in Kettering, and two in Rushden. As we discuss in the 

following section, the strong current trading performance of these stores indicates that a 

qualitative requirement may arise for additional provision.  

6.53 The ten foodstores combined achieve a turnover of £392.54m. This is equivalent to just 

under two-thirds of the total ‘pot’ of convenience expenditure of £607.74m.  

Principal destinations for convenience goods expenditure leakage 

6.54 The nature of the catchment boundaries ensures that for some residents, it is closer to 

travel to foodstores outside the NNCA than within. This is reflected in the fact that in the 

2010 base year, there is £75.79m of convenience goods expenditure which ‘leaks’ outside 

the catchment area boundaries. Table 6.12 summarises the main destinations for 

convenience goods expenditure leakage.  
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Table 6.12 – Main destinations for convenience goods expenditure leakage from NNCA 

Retail centre 
Convenience 

expenditure from NNCA 
£m  

Proportion of total 
convenience 

expenditure available to 
NNCA  % 

Sainsbury's, St Mary's Place, MARKET HARBOROUGH 13.35 2.19% 

Morrisons, Uffington Road, STAMFORD 10.62 1.75% 

Tesco Extra, 12 Weston Favell Centre, NORTHAMPTON 7.59 1.25% 

Tesco Extra,  Serpentine Green SC,  PETERBOROUGH 4.30 0.71% 

Morrisons, Kettering Road, NORTHAMPTON 4.00 0.66% 

Waitrose, The Kingsthorpe Centre, NORTHAMPTON 2.71 0.45% 

Asda, Harborough Way, Kingsthorpe, NORTHAMPTON 2.33 0.38% 

Waitrose, West Street, STAMFORD 2.11 0.35% 

Sainsbury's, Gambrel Road, NORTHAMPTON 2.12 0.35% 

Sainsbury's, Oxney Road, PETERBOROUGH 1.94 0.32% 

Source: Table 6b, Appendix 2 

6.55 The destinations set out in Table 6.12 account for £51.06m of the £75.79m convenience 

goods expenditure leakage. The remaining £24.73m leakage is split between other stores 

and destinations outside the catchment area, none of which in isolation attracts a significant 

amount of spending.  

Convenience goods retention by zone 

6.56 The convenience good zonal retention rate refers to the proportion of available 

convenience goods expenditure on a zonal basis which is collectively retained by the 

foodstores in the NNCA. The retention rate can be observed from reviewing the row ‘Sub-

total for catchment area’ in Table 6a of Appendix 1. For example, this shows that in Zone 1, 

80.03 per cent of available convenience goods expenditure is spent at foodstores in North 

Northamptonshire, but in Zone 4, this is as high as 99.1 per cent. The zonal retention rates 

are summarised in Table 6.13 below 
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Table 6.13 – Convenience goods retention rates by survey zone 

Zone number Zone name Zonal convenience 
goods retention rate  
2010% 

1 Uppingham 80.0 

2 Oundle 52.1 

3 Rothwell & Desborough 66.1 

4 Corby 99.1 

5 Kettering (hinterland) 93.1 

6 Kettering (town) 96.1 

7 Thrapston 97.9 

8 North of Northampton 49.5 

9 Wellingborough 98.3 

10 Rushden & Raunds 94.1 

11 South of Wellingborough 99.6 

Source: Table 6a, Appendix 2 

6.57 Convenience shopping is a more localised activity, and therefore each of the 11 zones in 

the NNCA enjoys higher retention rates than is the case with comparison goods shopping.  

Nevertheless as suggested above, it can be seen from Table 6.13 that there remains 

fluctuation in the retention rate across the zones, particularly as the more rural zones often 

contain only limited convenience shopping facilities.  

6.58 It can be seen from Table 6a that seven of the 11 zones achieve a retention rate of over 90 

per cent.  The highest retention rates are in Zone 11 (South of Wellingborough) and Zone 4 

(Corby) which achieve retention rates of 99.6 per cent and 99.1 per cent respectively. Zone 

9 (Wellingborough) achieves a retention rate of 98.3 per cent, followed by Zone 7 

(Thrapston) with 97.9 per cent. 

6.59 The zone with the lowest retention rate is Zone 8 (North of Northampton), which only 

retains 49.5 per cent of available expenditure. Again, this reflects the zone’s location on the 

periphery of the Northampton urban area, and for some residents foodstores in 

Northampton will be closer than those in Wellingborough. Therefore the retention rate in 

this zone is not considered cause for concern. Similarly, Zone 2’s proximity to Peterborough 

and Stamford reflects the low retention rate for this zone (52.1 per cent). 

6.60 Zone 3 (Rothwell & Desborough) also has a relatively low retention rate of 66.1 per cent, 

reflecting the lack of a large foodstore in this zone. The zone has also lost market share 

compared to five years ago. We are aware of proposals for the enhancement of 

convenience retail provision in Desborough; if these come to fruition it would be expected 

the retention rates for this zone will improve, reducing expenditure leakage to Market 

Harborough (which lies outside the NNCA).  

6.61 Rushden has benefited from the opening of a new Asda foodstore subsequent to the 2005 

household survey being carried out which has delivered a noticeable increase in the 

convenience goods retention rate from this zone when compared to the previous household 

survey results.  
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Convenience goods localised retention rate 

6.62 The localised convenience goods retention rate – which is the proportion of expenditure on 

convenience goods available to residents in a specific zone which is spent in stores/town 

centres within that zone, shows considerable variation. The rate can be observed from 

reviewing the ‘sub-total for survey’ rows within Table 6a of Appendix 2. The localised 

retention rates by zone are summarised in Table 6.14 below.  

Table 6.14 – Convenience goods localised retention rate  

Zone 
number 

Zone name Localised 
convenience 
goods retention 
rate 2010 % 

1 Uppingham 24.0 

2 Oundle 25.5 

3 Rothwell & Desborough 11.6 

4 Corby 91.9 

5 Kettering (hinterland) 14.8 

6 Kettering (town) 89.7 

7 Thrapston 28.6 

8 North of Northampton 14.1 

9 Wellingborough 86.9 

10 Rushden & Raunds 62.9 

11 South of Wellingborough 15.0 

Source: Table 6a, Appendix 2 

6.63 Table 6.14 shows that residents of the three higher-order centres generally undertake their 

convenience shopping in their ‘local’ zone – over 90 per cent of residents in Corby (Zone 4) 

undertake their shopping in the Corby zone for example. The equivalent figures for 

Kettering and Wellingborough are 89.7 and 86.9 per cent respectively. This shows that the 

three towns are generally sustainable convenience shopping destinations. Despite having 

two large modern foodstores in Rushden, its local zone (Zone 10) achieves a retention rate 

of 62.9 per cent, and it is considered there is potential for improvement in this respect. The 

household survey indicates that many residents from this zone prefer travelling to 

Wellingborough to undertake their food shopping.  

6.64 Zones 1, 2, 3, 5, 7, 8 and 11 all have localised retention rates of below 30 per cent. Zone 3 

(Rothwell & Desborough) has the lowest localised retention rate, at just 11.6 per cent, and 

there is clear scope for improvement of this. The centres in these zones only have small 

‘top up’ shopping supermarkets, which do not sufficiently cater for many residents’ main 

food shopping needs. Proposals for convenience floorspace in smaller centres (such as 

Oundle and Thrapston) of an appropriate scale, which will help bring about a reduction in 

the need for residents to travel further afield, should be looked on favourably.  

6.65 In zones where there is a low local retention rate it is particularly important to pay attention 

to the locations to where spending is being diverted to. This is shown in Table 6.15 below, 

which shows the top three composite convenience shopping destinations for each of the 11 

NNCA survey zones. 
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Table 6.15 – Principal convenience goods shopping destinations by zone 

Zone 
Most popular convenience 
shopping destination 

Second most popular 
convenience shopping 
destination 

Third most popular convenience 
shopping destination 

1 Asda, Corby (40%) Co-Op, Uppingham (18%) Morrisons, Corby (7%) 

2 Morrisons, Stamford (24%) Co-Op, Oundle (18%) Asda, Corby (12%) 

3 
Sainsbury’s, Market Harborough 
(25%) 

Asda, Corby (14%) Morrisons, Kettering (12%) 

4 Asda, Corby (47%) Morrisons, Corby (27%) Other stores (8%) 

5 Tesco, Kettering (32%) Sainsbury’s, Kettering (15%) Morrisons, Kettering (10%) 

6 Tesco, Kettering (27%) Sainsbury’s, Kettering (25%) Morrisons, Kettering (23%) 

7 Co-Op, Thrapston (24%) Tesco, Kettering (22%) Waitrose, Rushden (12%) 

8 
Tesco Extra, Weston Favell, 
Northampton (16%) 

Morrisons, Kettering Road, 
Northampton (9%) 

Tesco, Wellingborough (7%) 

9 Morrisons, Wellingborough (29%) Tesco, Wellingborough (26%) Sainsbury’s, Wellingborough (17%) 

10 Asda, Rushden (31%) Tesco, Wellingborough (16%) Waitrose, Rushden (13%) 

11 Tesco, Wellingborough (41%) Morrisons, Wellingborough (18%) Sainsbury’s, Wellingborough (8%) 

Source: Table 6a, Appendix 2 

6.66 Table 6.15 indicates that a number of stores exert a wide influence over the NNCA – for 

example Asda in Corby is the most popular shopping destination for residents in Zone 1 

(Uppingham) and Zone 4 (Corby), as well as being the second most popular destination for 

residents in Zone 3 (Rothwell & Desborough) and the third-most popular destination for 

residents in Zone 2 (Oundle). Tesco in Wellingborough also has a trade draw which 

extends across four survey zones – Zones 8, 9, 10 and 11. Morrisons in Kettering and 

Tesco in Kettering’s trade draw both extend over three survey zones. There is therefore 

clear ‘polarisation’ of residents’ convenience goods shopping to a limited number of stores 

– as noted above the ten most popular foodstores in the NNCA account for approximately 

two-thirds of all convenience goods spending. 

Overlapping convenience goods catchments 

6.67 Drawing together the findings set out above, in Table 6.16 we present a review of the 

‘dominant’ convenience stores in each of the 11 NNCA survey zones (stores which attract a 

market share of over 30 per cent), and stores of subsidiary influence (which attract a 

market share of between 10 and 30 per cent).  

  



 North Northamptonshire Retail Capacity Update 2010 

 Final Report | February 2011 58 

Table 6.16 – Dominant convenience goods shopping destinations and centres of subsidiary influence  

Zone 
Dominant centre (market 
share of 30%+) 

Centre of subsidiary 
influence (market share of 
10-29%) 

1 (Uppingham) Asda, Corby Co-Op, Uppingham 

2 (Oundle) - 
Co-Op, Oundle 
Asda, Corby 
Morrisons, Stamford 

3 (Rothwell & Desborough) - 
Asda, Corby 
Morrisons, Kettering 
Sainsbury’s, Market H’bgh 

4 (Corby) Asda, Corby Morrisons, Corby 

5 (Kettering hinterland) Tesco, Kettering 
Morrisons, Kettering 
Sainsbury’s, Kettering 

6 (Kettering town) - 
Tesco, Kettering 
Morrisons, Kettering 
Sainsbury’s, Kettering 

7 (Thrapston) - 
Co-Op, Thrapston 
Tesco, Kettering 
Waitrose, Rushden 

8 (North of Northampton) - Tesco Extra, Weston Favell 

9 (Wellingborough) - 
Morrisons, Wellingborough 
Tesco, Wellingborough 

10 (Rushden & Raunds) Asda, Rushden 
Tesco, Wellingborough 
Waitrose, Rushden 

11 (South of Wellingborough) Tesco, Wellingborough Morrisons, Wellingborough 

Source: Table 6a, Appendix 2 

6.68 The analysis in Table 6.16 shows that five of the 11 NNCA zones have a foodstore which 

attracts a market share of over 30 per cent from a particular zone. This suggests there may 

be a qualitative need for additional foodstore provision in these zones. 

6.69 In the remaining six zones there are upwards of two foodstores which act as stores of 

subsidiary influence, and in zones 2, 3, 6 and 7 there are three foodstores which each 

attract a significant market share from residents in that zone. In Zone 8 (North of 

Northampton) there is no dominant foodstore, and the only foodstore which acts as a centre 

of subsidiary influence is the Tesco Extra store at Weston Favell in Northampton. This 

suggests that there is no clear local foodstore for residents in this zone which residents use 

for their main food shops, with expenditure distributed between a number of foodstores in 

Northampton, Wellingborough, Earls Barton and Brixworth.  
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7 QUANTITATIVE NEED FOR COMPARISON GOODS RETAIL 
FLOORSPACE 

Methodology 

7.1 The assessment of quantitative need adopts the widely respected step by step 

methodology, which is consistent with CLG’s practice guidance.  The essential steps in the 

assessment of quantitative retail need build on the analysis undertaken at Section 6 and 

are as follows:  

� Step 1 – assess the scale of population and expenditure growth between 2008 (the 

year from which MapInfo population and expenditure data is sourced) and 2031 (the 

end year for the study), and make allowances for Special Forms of Trading retail activity 

(as set out at Section 5). 

 

� Step 2 - assess existing retail supply and market shares (assess the provision of 

existing retail floorspace, and the shopping patterns of residents within the catchment 

area through the results of an empirical household survey of households resident in the 

catchment area, in order to establish the turnover attracted to each centre/store, and 

the proportion of expenditure which is ‘retained’ within the catchment area) (Section 6). 

 

� Step 3 – make allowance for other ‘claims’ on growth in retained expenditure (in 

addition to SFT in Step 1), as a result of  

▫ commitments to new floorspace (either schemes under construction or extant 

permissions that would result in additional retail floorspace);  

▫ sales density growth (that is the growth in turnover for existing retailers within 

existing floorspace). 

 

� Step 4: consider whether overtrading of existing floorspace represents an additional 

source of quantitative need. 

� Step 5: assess quantitative need by calculating the initial residual expenditure pot that 

is potentially available for new retail floorspace (under three scenarios) and apply an 

estimated sales density (turnover per sq.m) to covert this expenditure to a quantitative 

need for additional floorspace. 

� Step 6: develop alternative scenarios for calculating growth in residual expenditure, 

based on increases or decreases in the projected expenditure retention level. 

This section should be read in conjunction with quantitative comparison need tabulations, 

which are set out at Appendix 2 of the study, and are structured as follows: 

� Table 1 sets out the population of the NNCA to 2031, with Table 2a showing the per 

capita expenditure for comparison, for each of the seven WNCA zones. Table 3a then 

multiplies the figures in Tables 1 and 2 together to show the overall ‘pot’ of comparison 

goods expenditure available to residents of the OCA over the study period, having 

taken into account special forms of trading. As noted in Section 5, the population growth 
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scenario which is used is the NNJPU’s ‘Medium B growth’ model, and summary 

population and expenditure based on alternative scenarios are set out at Appendix 3 to 

the study.  

� Table 4a shows the market shares for comparison goods attracted to each of the 

centres in the NNCA, which are derived from the results of the household telephone 

survey into the shopping patterns of residents in the NNCA, as reviewed in Section 6.  

The market shares are converted to spending patterns in 2010 in Table 4b. 

� Table 5a then presents a summary of the capacity for additional comparison goods 

floorspace in the OCA over the study period to 2026. The figures set out in Table 5a 

assume a static retention rate – i.e. that the current rate comparison goods 

expenditure rate of 62 per cent will remain  unchanged throughout the study period to 

2031.  

� However, should the JPU wish to plan for a more ambitious level of expenditure 

retention, Table 5b presents a summary of the capacity for additional comparison 

goods floorspace based on an increasing retention rate for all destinations in NNCA 

over the course of the LDF period. In this scenario the proportion of retained 

comparison goods expenditure increases from 62 per cent in 2010 to 65 per cent by 

2031. This assumes that there will be enhancements to the comparison goods offer in 

the centres in the NNCA (in aggregate), which will in turn deliver a limited increase to 

the aggregate retention rate of the NNCA as a whole.  

7.2 We review these steps in turn below.  

Step 1: Population and expenditure growth 

7.3 We have set out previously (in Section 5) the scale of population and expenditure growth 

which is forecast in the NNCA over the study period to 2031. To recap, in Table 7.1 below 

we summarise the total population and expenditure available at the interval years 

throughout the study period.  

 
Table 7.1 – Summary of population and comparison goods expenditure growth 

Reporting year 
Population of OCA (‘Medium B’ 
population growth scenario) 

Total available comparison 
expenditure (£m, including Special 
Forms of Trading discount) 

2008 353,152* 942.13 

2010 368,689^ 949.61 

2016 392,406^ 1199.19 

2021 411,845^ 1483.97 

2026 433,058^ 1834.99 

2031 453,694^ 2255.84 

Source: Tables 1 and 3a, Appendix 2 
*Actual  ^Estimated 
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Step 2: Assessment of existing retail provision 

7.4 Step 2 of the quantitative need assessment requires an assessment of existing retail 

provision in the NNCA, to establish the current market shares, the level of expenditure 

which is being retained within the NNCA, and the distribution of this retained expenditure 

between the existing retail destinations. This exercise is set out at Section 6 of this study.  

7.5 The results of the household survey indicate that in the 2010 base year, £584.71m of 

comparison goods expenditure is spent at stores and centres within the NNCA. This is 

equivalent to a retention rate of 61.5 per cent. The remaining expenditure is spent at 

destinations outside the NNCA such as Northampton, Peterborough and Milton Keynes.  

Step 3: Claims on Expenditure Growth 

7.6 The next step is to make an allowance for ‘claims’ on the growth of retained expenditure. It 

has previously been discussed that allowance must be made for ‘Special forms of trading’ 

such as online shopping. To this end, we have applied discounts on the total available 

comparison goods expenditure in the OCA of 11.7 per cent at 2010, rising to 13.6 per cent 

by 2021, before reducing slightly to 13.2 per cent by 2021, reflecting published guidance 

from Experian21 in this respect.  

7.7 In addition to Special Forms of Trading there are two further claims on expenditure growth 

which must be taken into account: 

� commitments to new floorspace (either schemes under construction or extant 

permissions that would result in additional retail floorspace); and 

� sales density growth (the growth in turnover for existing retailers within existing 

floorspace); 

Commitments to new comparison goods floorspace 

7.8 We have been made aware of a number of commitments for additional comparison goods 

floorspace within the OCA, as set out in Table 7.2. 

  

                                                
21

 Experian SFT guidance is only projected as far as 2027, and thus the 2027 discount of 13.2 per cent is held to 2031.  
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Table 7.2 – committed comparison goods floorspace in NNCA (at October 2010) 

Local planning 
authority  

Location / name of scheme 
Estimated 
floorspace 
(sq.m net) 

Estimated turnover (£m) 

Corby Evolution Corby
22

  14,211 71.06 

Corby 
Priors Hall, urban extension to Corby (retail 
element) 

2,450 6.13 

E Northants Rushden Lakes 1,316 1.97 

E Northants Land south of Mill Marina, Thrapston 316 0.47 

Kettering DIY store adjacent Tesco, Carina Way, Kettering 2,927 3.31 

Kettering 
New retail units, Northfield Avenue / Stainer Close, 
Kettering

23
 

4,843 11.14 

Wellingborough Former Knapp site, Wellingborough 3,385 7.78 

Wellingborough Extension to Sainsbury’s (non-food element) 185 1.31 

 Total 29,633 103.17 

Source: Information on developments and floorspace sourced from local planning authorities. Turnovers are estimates, see footnote to 
Tables 5a/5b, Appendix 2. 

7.9 Table 7.2 therefore shows that there is 29,633 sq.m net committed comparison goods 

floorspace, equivalent to a turnover of £103.17m when based on operator or suitable 

assumed average turnovers per sq.m. This serves to act as a ‘claim’ on the residual 

amount of expenditure available in the catchment area. The most significant commitment 

by some degree is the ‘Evolution Corby’ scheme, which is the second phase of the Willow 

Place development in the town centre. Evolution Corby remains an extant planning consent 

despite the withdrawal of developer support in 2010 as a result of the economic downturn. 

In Appendix 3 we set out a reappraisal of the findings of this chapter under an alternative 

scenario whereby the planning consent for this development lapses.  

7.10 In February 2010 planning permission was granted for the development of three non-food 

retail units at Stanier Close / Northfield Avenue in Kettering, adjacent to the recent retail 

warehouse development in this area. It is understood that one of the units will be occupied 

by Dunelm Mill, and a separate planning consent was granted in November 2010 for the 

installation of a 1,720 sq.m gross mezzanine in the unit to be occupied by this retailer. This 

development is expected to ‘claim’ circa £11.1m of expenditure from the NNCA.  

  

                                                
22

 At the time of preparation of this study this project was placed on hold following withdrawal of support from the 
developer. However the scheme still benefits from a resolution to grant planning permission and therefore is included as 
a commitment for the purposes of this assessment.  
23

 Planning permission was granted February 2010 for three new retail units at Stainer Close totalling 5,339 sq.m gross; 
subsequent to this planning permission was granted (subject to Section 106 agreement) for 1,720 sq.m mezzanine 
floorspace in Unit 2 of the development, including 140 sq.m gross for a café which has been excluded from the total 
figure. A gross: net ratio of 70% is applied, giving a net sales area of 4,843 sq.m net.  
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Sales density growth 

7.11 It is also necessary to make allowance for the growth in sales efficiency of existing 

comparison goods retailers within the OCA, as stores are expected to trade to increasingly 

efficient levels of turnover per square metre of sales area over the course of the study 

period.  

7.12 In making an allowance for growth in floorspace efficiency, we adopted the floorspace 

efficiency changes set out in Table 7.3 below. We have tied the rate of comparison and 

convenience goods floorspace efficiency change to the expenditure projections for the 

forecast period, using a ratio of 37.9 per cent for comparison goods and 46.2 per cent for 

convenience goods, which is based on our analysis of the historic relationship between 

comparison expenditure growth and comparison floorspace efficiency change24 

Table 7.3 — Sales density growth rates for comparison goods 

Interval period 
Comparison goods sales density 
growth 

2010-2016 1.27% 

2016-2021 1.25% 

2021-2026 1.23% 

2026-2031 1.23% 

Source: RTP estimates derived from Experian and OE/PBBI forecasts 

Step 4: Overtrading 

7.13 Overtrading refers to both the performance of centres and stores within a catchment when 

related to benchmark turnovers (for example, a centre of comparable size, or the turnover 

of a particular store based on applying company average sales densities to the floorspace 

of that store) but – as highlighted in the Practice Guidance accompanying PPS4 – can also 

be recognised by indicators such as overcrowding and congestion within stores. The 

degree to which stores within a catchment area are under-trading or over-trading is 

therefore highlighted in the practice guidance as both a quantitative and qualitative indicator 

of need therefore. 

7.14 Our assessment of the main town centres does not indicate that substantial overtrading is 

taking place at present. Whilst all of the centres experienced good levels of footfall, there 

were no indications that stores in the centres were trading beyond reasonable capacity, and 

no physical evidence of overtrading taking place. In addition, as set out in the previous 

chapter, we have seen that the market share of Kettering town centre has declined in the 

                                                
24

 Between 1987 and 1999, the underlying floorspace efficiency trend (as recommended by Experian in its previous 
Retail Planner Briefing Note 7.1 (January 2009) was 2.2 per cent per annum for comparison goods and 0.6 per cent per 
annum for convenience goods.  Over the same period, expenditure growth was 5.8 per cent per annum and 1.3 per cent 
per annum, respectively (as set out in Appendix 4 of Experian’s Retail Planner Briefing Note 7.1), which equates to a 
ratio of 37.9 per cent for comparison goods and 46.2 per cent for convenience goods.   
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last five years, suggesting that fewer shoppers are now visiting the centre than was the 

case previously.  

7.15 On this basis we have made no allowance for the overtrading of comparison goods town 

centre floorspace in our capacity analysis.  

Step 5: Quantitative need 

7.16 Table 5a of Appendix 2 summarises the quantitative need for additional floorspace within 

the OCA for the study period to 2026, and is structured as follows: 

� Row A sets out the total population of the NNCA at each of the interval periods – 2010, 

2016, 2021, 2026 and 2031.  

� Row B sets out the total comparison goods expenditure available to residents of the 

NNCA for each of these periods, having made allowance for special forms of trading; 

� Row C shows the proportion of expenditure (in monetary terms) which is retained by 

centres in the OCA. This is related to the percentage figure shown in Row D. The 

figures represent the aggregate comparison goods retention rate for the NNCA, as 

defined by the findings of the household survey. Row D shows that the aggregate 

comparison goods retention rate is 62 per cent in 2010 and this model assumes that the 

retention rate will remain static throughout the study period.  

� Row E shows the amount of expenditure which ‘leaks’ to destinations outside the OCA, 

and is the product of Row B, less Row C.  

� Row F shows the amount of inflow into centres within the NNCA. We have not made 

any allowance for inflow of expenditure and as a result the row is left blank.  

� Row G shows the total turnover of comparison goods stores in the OCA, and is the 

product of Rows C and F. As noted above, we have not made an allowance for inflow, 

and accordingly Row G replicates Row C in this instance. It shows that the base year 

(2010) turnover of comparison goods stores in the OCA is £584.7m, and this increases 

to £919.8m by 2021, and to £1,407.2m by 2031.   

� Rows I and J then summarise the ‘claims’ on the available comparison goods 

expenditure, as described above. Row H shows the growth in floorspace efficiency of 

existing retailers, whilst Row I summarises the ‘claim’ arising from extant comparison 

goods commitments. As shown in Table 7.2 we forecast that in the base year of 2010, 

these commitments amount to a ‘claim’ of £103.2m, increasing to £133.8m by 2031, 

allowing for increase in floorspace efficiency of the committed developments.  The total 

impact on capacity (the sum of rows I and J) is shown at Row K. 

� The Summary Table at the foot of Table 5a firstly shows the initial surplus (Row L) in 

the OCA over the study period to 2031. This represents the growth in retained 

expenditure by centres in the OCA over the study period. From this initial surplus, the 

claims on capacity are then subtracted (Row M).  

� Row N is left blank on account of the fact we do not consider any comparison goods 

floorspace overtrading to be taking place within the NNCA at present.  

� Row O shows the residual expenditure, in monetary terms, which is available to support 

new comparison goods floorspace. Row O is the product of Row L (the initial 
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expenditure surplus), less Row M (the claims on this capacity). Row N makes provision 

for over-trading to be included in the capacity assessment however as set out above we 

have made no allowance for this in respect of comparison goods.  It can be seen from 

Row O that in the period 2010-16 there is a positive residual of £7.3m. Until 2016 there 

is therefore relatively little residual expenditure available in the NNCA to support new 

comparison goods floorspace. From 2016 the amount of residual expenditure increases 

significantly, reflecting the expected population growth which will take place in the 

NNCA. Residual comparison goods expenditure of £129.1m is forecast between 2016 

and 2021, with a further £165.5m by 2026. This surplus expenditure can be directed 

towards supporting new comparison goods floorspace in the NNCA.  

� Row P sets out the turnover per sq.m which is used to translate the residual 

expenditure shown in Row L to floorspace requirements. For the purposes of the 

comparison goods assessment, we have utilised a turnover of £5,000 per sq.m, which 

is considered reflective of the likely average per sq.m of the main town centres, taking 

into account the fact that much of the floorspace in each of the main centres is older, 

less efficient trading floorspace, which offsets the modern floorspace provided by Willow 

Place in Corby, for example. This turnover per sq.m increases throughout the study 

period in line with the figures set out at Table 7.3. 

� Row Q shows the net comparison goods floorspace requirement for the NNCA over the 

period to 2026. It can be seen that there is a positive floorspace requirement arising 

throughout the study period to 2031. In the short term (to 2016) there is a requirement 

of just 1,363 sq.m net comparison goods floorspace. As the population growth in the 

NNCA begins to come forward, the floorspace requirement increases considerably, with 

an additional 22,490 sq.m net required between 2016 and 2021; 27,119 sq.m net 

between 2021 and 2026, and a further 25,443 sq.m net between 2026 and 2031.  

� There is a total floorspace requirement of 76,416 sq.m net comparison goods 

floorspace for the period 2010-2031.  It is advised that medium to longer term 

requirements, and particularly those post-2021 should be treated as indicative however 

and subject to regular monitoring and review throughout the study period.  

Step 6: Scenario Testing 

7.17 Table 5b follows the same format as set out above, but makes provision for an increase in 

the comparison goods retention rate from 62 per cent in 2010 to 63 per cent in 2021, 64 per 

cent in 2026 and 65 per cent in 2031.  We consider that this level of uplift is achievable 

given the planned enhancements of the retail offer to Corby and Kettering town centres, but 

reflecting the fact that the centres in North Northamptonshire will have to remain 

competitive to maintain the existing retention rate of 62 per cent, in light of planned 

comparison goods floorspace coming forward in centres outside the NNCA such as 

Northampton and Milton Keynes.  

7.18 Table 5b indicates that this increase in market shares will translate to a substantial uplift in 

the quantum of comparison goods retail floorspace which will be required across the 

NNCA. In the immediate period to 2016, there is a requirement of 1,806 sq.m net, followed 

by a requirement of an additional 24,706 sq.m net between 2016 and 2021; an additional 

30,085 sq.m net between 2021 and 2026, and 29,439 sq.m net between 2026 and 2031. 
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Under the increasing retention scenario the total floorspace requirement for the NNCA is 

86,035 sq.m net for the period 2010-2031. Again we advise that these longer term 

forecasts are subject to regular review.  

7.19 Table 7.4 below summarises the requirements for the NNCA for each of the five year 

interval periods to 2031 under the ‘static’ and ‘increasing’ retention rate scenarios.  

Table 7.4 – Summary of comparison goods floorspace requirements to 2031 

Interval period Comparison goods floorspace 
requirement – STATIC RETENTION 

Comparison goods floorspace 
requirement – INCREASING 

RETENTION (ASPIRATIONAL) 

2010-2016 1,363 1,806 

2016-2021 22,490 24,706 

2021-2026* 27,119 30,085 

2026-2031* 25,443 29,439 

Total 2010-2031 76,416 86,035 

Source: Tables 5a and 5b, Appendix 2 
*Indicative forecast only, should be subject to regular review and updating.  

Change in requirements from 2006 Update Study 

7.20 In Table 3.3 we set out that in the 2006 Update study, RTP identified a requirement of 

between 123,109 and 147,522 sq.m net comparison goods floorspace across the NNCA 

over the period 2004 to 2031. It is clear from the outputs shown in Table 7.4 that there has 

been a considerable reduction in these requirements in this update. The static retention 

scenario has decreased by just over one-third when compared to the 2006 requirement, 

and the increasing retention scenario has decreased by just over 40 per cent.  

7.21 The reduction in the quantum of comparison goods floorspace is unsurprising given the 

current forecasts continue to err on the side of caution, and forecasts of comparison goods 

expenditure growth throughout the entire study period to 2031 are lower than used in the 

2006 Update study. In Table 7.5 we summarise the principal differences in the inputs to the 

study which explain this reduction in floorspace. 
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Table 7.5 – Summary of changes to inputs and outputs between 2006 Update Study and 2010 Update 

Variable 2006 STUDY 2010 STUDY 

Population of NNCA 513,587 by 2031 
453,700 by 2031 (assuming 
‘Medium Growth B’ population 
model) 

Expenditure growth • 3.6% pa throughout 

• 3.27% pa (2010-2016) 
• 3.29% pa (2016-2021) 
• 2.90% pa (2021-2031) 
 

Special forms of trading  
• Base year deduction of 1.5% plus 
further adjustment based on 
household survey market shares 

• 11.7% (2010) 
• 13.9% (2016) 
• 13.6% (2021) 
• 13.3% (2026) 
• 13.2% (2031) 

Total expenditure available to NNCA at 2021 
(after SFT discount) 

£1872.5m £1484.0m 

Total expenditure available to NNCA at 2031 
(after SFT discount) 

£3197.3m £2255.8m 

Proportion of expenditure retained in NNCA 

• Static retention: 50% 
• Increasing retention: 
53% by 2021 
55% by 2026 

• Static retention: 62% 
• Increasing retention:  
62% in 2010 
62% in 2016 
63% in 2021 
64% in 2026 
65% in 2031 

Floorspace turnover efficiency in base year £4,321 per sq.m  £5,000 per sq.m 

Total floorspace requirement sq.m net to 
2031 (STATIC RETENTION) 

123,109 sq.m net 76,416 sq.m net 

Total floorspace requirement sq.m net to 
2031 (INCREASING RETENTION) 

147,522 sq.m net 86,035 sq.m net 
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8 QUANTITATIVE NEED FOR CONVENIENCE GOODS 
RETAIL FLOORSPACE 

Methodology 

8.1 The methodological approach to forecasting quantitative need for convenience goods 

follows the same steps as for comparison goods. The approach in this respect is set out at 

paragraph 7.1 of Section 7.  This section should be read in conjunction with quantitative 

comparison need tabulations, which are set out at Appendix 2 of the study (Tables 6a, 6b 

and 7). 

8.2 We do not undertake any scenario testing for convenience goods floorspace, because this 

is a much more localised activity. However there may be scope in parts of the NNCA to 

improve the localised convenience retention rate through enhanced foodstore provision, 

which we discuss further in Section 9 of this study.  

Step 1: Population and expenditure growth 

8.3 We have set out previously (in Section 5) the scale of population and expenditure growth 

which is forecast in the NNCA over the study period to 2031. In Table 8.1 below we 

summarise the total population and convenience expenditure available at the interval years 

throughout the study period.  

Table 8.1 – Summary of population and comparison goods expenditure growth 

Reporting year 
Population of OCA (‘Medium B’ 
population growth scenario) 

Total available convenience 
expenditure (£m, including Special 
Forms of Trading discount) 

2008 353,152* 605.24 

2010 368,689^ 607.74 

2016 392,406^ 660.94 

2021 411,845^ 714.38 

2026 433,058^ 773.12 

2031 453,694^ 835.86 

Source: Tables 1 and 3b, Appendix 2 
*Actual  ^Estimated 

Step 2: Assessment of existing retail provision 

8.4 Step 2 of the quantitative need assessment requires an assessment of existing retail 

provision in the NNCA, to establish the current market shares, the level of expenditure 

which is being retained within the NNCA, and the distribution of this retained expenditure 

between the existing retail destinations. This exercise is set out at Section 6 of this study.  

8.5 The NNCA presently retains 88 per cent of available expenditure on convenience goods, 

equivalent to £532.0m of expenditure in the 2010 base year. There are a number of 

foodstores within the NNCA which trade particularly strongly, and indeed three foodstores 

(Asda in Corby, and Tesco in Wellingborough and Kettering) draw a turnover from the 
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NNCA of over £50.0m each. The polarisation of convenience goods shopping to a relatively 

small number of large foodstores is demonstrated by the fact that the ten most popular 

foodstores combined achieve a turnover of £392.54m. This is equivalent to just under two-

thirds of the total ‘pot’ of convenience expenditure of £607.74m 

Step 3: Claims on Expenditure Growth 

8.6 In addition to Special Forms of Trading, as discussed previously, it is again necessary to 

take into account extant planning commitments for new convenience goods retail 

floorspace, as well as the growth in sales density of existing convenience operators. We 

review these in turn below.  

Commitments to new comparison goods floorspace 

8.7 We have been made aware of a number of commitments for new convenience goods 

floorspace within the OCA, as set out in Table 8.2. 

Table 8.2 – committed convenience goods floorspace in NNCA (at October 2010) 

Local planning 
authority area 

Location 
Estimated 
floorspace 
(sq.m net) 

Estimated turnover (£m) 

Corby Land west of Stanion, Corby 711 4.98 

Corby Priors Hall urban extension (foodstore element) 2,450 24.50 

Wellingborough Denington Road / London Road (discount foodstore) 904 3.00 

Wellingborough 
Extension to Sainsbury’s, Wellingborough 
(convenience element) 

378 4.14 

 Total 4,443 36.61 

Source: Information on developments and floorspace sourced from local planning authorities. Turnovers are estimates, see footnote to 
Tables 8a/8b, Appendix 2. 

8.8 Table 8.2 indicates that there is £36.61m of convenience goods floorspace to be treated as 

a claim on expenditure growth, although it is assumed that these commitments will start 

trading between 2010 and 2016.  We are aware of emerging proposals for new 

convenience goods foodstores in Desborough, Corby and Kettering; however these 

developments do not yet benefit from planning consent and cannot presently be treated as 

commitments.  

Sales density growth 

8.9 As with comparison goods it is also necessary to make allowance for the growth in sales 

efficiency of existing convenience goods retailers. Sales density growth for convenience 

goods is linked to the expenditure growth rates set out at paragraph 5.31 and are as 

follows: 
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Table 8.3 — Sales density growth rates for convenience goods 

Interval period 
Convenience goods sales density 
growth 

2010-2016 0.26% 

2016-2021 0.30% 

2021-2026 0.30% 

2026-2031 0.30% 

Source: RTP estimates derived from Experian and OE/PBBI forecasts 

Step 4: Overtrading 

8.10 In order to establish the extent to which foodstores within the NNCA are over-trading, we 

can compare their ‘benchmark’ turnover of the store to the turnover which can be assumed 

based on shopping patterns revealed by the household telephone survey. In order to 

establish the benchmark turnover, the following process is undertaken: 

� Firstly, the net sales area of the foodstore is sourced;  

� To this, the operator average sales area given over to convenience goods is applied, to 

generate the net convenience sales area of the store (for example, only 55.9 per cent of 

floorspace on average in Asda stores is given over to convenience floorspace, whereas 

in Morrisons this figure is 75.6 per cent); 

� This figure is applied to the operator average convenience goods turnover per sq.m, 

derived from Verdict Research’s ‘Food & Grocery Retailers 2010’, with allowances 

made for VAT and adjustments to a 2007 price base.  

8.11 Applying these two figures together generates a benchmark turnover for the store. The 

difference can then be worked out between the benchmark turnover and the household 

survey-derived ‘actual’ turnover in order to establish which stores are over-trading and 

those which are trading below the company average. The aggregate position across the 

entire NNCA is then included in the convenience goods capacity forecasts.  

8.12 Table 8.4 lists the foodstores in the NNCA which are noticeably overtrading against 

benchmark averages. 
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Table 8.4 – Principal overtrading foodstores in the NNCA (based on household survey results) 

Store 
Convenience goods 
floorspace (sq.m 
net) 

Benchmark 
turnover 

Household survey 
derived turnover 
£m 

Difference to 
benchmark £m 

Tesco, Wellingborough 2,314 28.30 54.56 +26.26 

Asda, Corby 3,559 42.48 65.05 +24.01 

Tesco, Kettering 2,647 32.38 50.25 +12.93 

Morrisons, W’borough 2,795 34.20 46.80 +12.60 

Sainsbury’s, Kettering 2,131 23.32 33.76 +10.44 

Asda, Rushden 1,950 23.27 33.38 +10.11 

Source: Household survey results  

8.13 Table 8.4 shows all of the foodstores within the NNCA which are overtrading by upwards of 

£10.0m against their company averages. It can be seen that Tesco at Victoria Park, 

Wellingborough, has the strongest trading performance, trading at almost double the rate 

which would be expected for a store of its size, based on Tesco average convenience sales 

densities. It can also be seen that despite a recent extension, Tesco in Kettering continues 

to trade substantially above benchmark.  

8.14 Our overtrading assessment has indicated that there are no foodstores within the NNCA 

which are under-trading to the same extent as the stores in Table 8.4 are over-trading. 

Indeed, the only stores which appear to be significantly undertrading are the Co-Operative 

Extra Foodstore in Corby (undertrading by £4.0m) and the Waitrose Food & Home store in 

Rushden (undertrading by £7.3m), although the latter store is difficult to verify the trading 

performance of because of its unique retail mix.  

8.15 On aggregate, our assessment has concluded that foodstores in the NNCA are over-trading 

by £101.47m against their benchmark turnovers. Accordingly this figure is incorporated into 

our capacity assessment set out below.  

Step 5: Quantitative need 

8.16 Table 7a of Appendix 2 summarises the quantitative need for additional floorspace within 

the OCA for the study period to 2026, and follows the same format as the comparison 

goods capacity assessment set out in the previous section: 

� Row A sets out the total population of the NNCA at each of the interval periods – 2010, 

2016, 2021, 2026 and 2031.  

� Row B sets out the total convenience goods expenditure available to residents of the 

NNCA for each of these periods, having made allowance for special forms of trading; 

� Row C shows the proportion of expenditure (in monetary terms) which is retained by 

centres in the OCA. This is related to the percentage figure shown in Row D. The 

figures represent the aggregate comparison goods retention rate for the NNCA, as 

defined by the findings of the household survey. Row D shows that the aggregate 
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convenience goods retention rate is 88 per cent in 2010, which is assumed to remain 

unchanged throughout the Plan period. 

� Row E shows the amount of expenditure which ‘leaks’ to destinations outside the OCA, 

and is the product of Row B, less Row C.  

� Row F shows the amount of inflow into centres within the NNCA. We have not made 

any allowance for inflow of expenditure and as a result the row is left blank.  

� Row G shows the total turnover of foodstores stores in the OCA, and is the product of 

Rows C and F. We have not made an allowance for inflow, and accordingly Row G 

replicates Row C. It shows that the base year (2010) turnover of comparison goods 

stores in the OCA is £532.0m, and it is forecast that this will increase to £627.4m by 

2021 and £737.1m by 2031.  

� Rows I and J then summarise the ‘claims’ on the available comparison goods 

expenditure, as described above. Row H shows the growth in floorspace efficiency of 

existing retailers, whilst Row I summarises the ‘claim’ arising from extant comparison 

goods commitments. As shown in Table 8.2 we forecast that in the base year of 2010, 

these commitments amount to a ‘claim’ of £36.6m, increasing to £38.3m by 2031, 

allowing for increase in floorspace efficiency of the committed developments.  The total 

impact on capacity (the sum of rows I and J) is shown at Row K. 

� The Summary Table at the foot of Table 7a firstly shows the initial surplus (Row L) in 

the OCA over the study period to 2031. This represents the growth in retained 

expenditure by centres in the OCA over the study period. From this initial surplus, the 

claims on capacity are then subtracted (Row M).  

� Row N then makes an allowance for the aggregate overtrading of convenience goods 

stores in the NNCA, which, as identified above, amounts to £101.5m.  

� Row O then shows the residual expenditure, in monetary terms, which is available to 

support the development of new convenience goods floorspace in the NNCA. In the 

period 2010-16 there is a positive residual of £104.0m– virtually all of this (£101.5m) is 

accounted for by the overtrading of the foodstores. The amount of residual expenditure 

is reduced from 2016 onwards, as it is assumed that by this period, the identified 

overtrading will have been mitigated through the provision of additional foodstores 

across the NNCA. By 2021 the residual expenditure is reduced to £39.3m, with a further 

£44.3m residual expenditure arising between 2021 and 2026. For the period 2026-

2031, owing to the levelling out of forecast population growth, the amount of residual 

expenditure falls to £39.2m. 

� Row P sets out the turnover per sq.m which is used to translate the residual 

expenditure shown in Row L to floorspace requirements. For the purposes of the 

convenience goods assessment, we have utilised a turnover of £11,837 per sq.m, 

which reflects the average turnover per sq.m of the ‘big four’ supermarket operators 

(Asda, Morrisons, Sainsbury’s and Tesco). This turnover per sq.m increases throughout 

the study period in line with the figures set out at Table 8.3. 

� Row Q shows the net convenience goods floorspace requirement for the NNCA over 

the period to 2026. It can be seen that there is a positive floorspace requirement arising 

throughout the study period to 2031. In the short term to 2016 there is a requirement of 
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8,653 sq.m net comparison goods floorspace, in order to alleviate the significant 

overtrading which is taking place in the majority of the large foodstores in the catchment 

area at present. Between 2016 and 2021 there is a requirement for an additional 3,217 

sq.m net, with a further 3,573 sq.m net between 2021 and 2026, and an additional 

3,117 sq.m net between 2026 and 2031.  

� There is a total floorspace requirement for the NNCA of 18,561 sq.m net 

convenience goods floorspace for the period 2010-2031. We repeat our advice from 

the previous section, that requirements post-2021 should be treated as indicative and 

subject to regular monitoring and review throughout the study period.  

Step 6: Scenario Testing 

8.17 Because convenience goods shopping is a localised activity we do not consider there is 

significant potential to improve the convenience goods retention rate upwards from the 88 

per cent rate identified above, as due to the geography of the NNCA catchment boundary, 

residents in parts of the catchment such as Zones 2 and 8 will continue to travel to large 

foodstores in higher order centres just outside the catchment area boundary. This limits the 

potential for an improvement in expenditure retention. Accordingly we do not adopt any 

scenario testing in this respect. 

8.18 In Appendix 3 to the study we set out the convenience goods floorspace requirements 

arising under the three alternative population growth set out in Section 5.  

Change in requirements from 2006 Update Study 

8.19 In Table 3.3 we set out that in the 2006 Update study, RTP identified a requirement of 

21,235 sq.m net additional convenience goods floorspace to be developed in the NNCA 

over the period 2004 to 2031. The current requirement of 18,561 sq.m net therefore 

represents a reduction of approximately 2,700 sq.m net (approximately 15 per cent) from 

this, as a result of the changes in population to the NNCA, and the use of lower 

convenience goods expenditure growth rates. In Table 8.5 we summarise the principal 

differences in the inputs to the study which explain this reduction in floorspace.  
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Table 8.5 – Summary of changes of inputs and outputs between 2006 Update and 2010 Update for 
convenience goods 

Variable 2006 STUDY 2010 STUDY 

Population of NNCA 513,587 by 2031 
453,694 by 2031 (assuming 
‘Medium Growth B’ population 
model) 

Expenditure growth rates 0.6% per annum throughout  
• 0.52% pa (2010-2016) 
• 0.74% pa (2016-2021) 
• 0.90% pa (2021-2031) 

Special forms of trading  
1.5% at base year (2004), plus 
deductions based on market shares 
in subsequent years 

• 3.70% (2010) 
• 4.80% (2016) 
• 5.05% (2021) 
• 5.35% (2026) 
• 5.40% (2031) 

Total expenditure available to NNCA at 
2021 (after SFT discount) 

£700.7m £714.38m 

Total expenditure available to NNCA at 
2031 (after SFT discount) 

£893.1m £835.86m 

Proportion of expenditure retained in NNCA 82% 88% 

Floorspace turnover efficiency in 2010 £11,312 £11,837 

Total floorspace requirement sq.m net to 
2031  

21,235 sq.m net 18,561 sq.m net 
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9 QUALITATIVE NEED FOR ADDITIONAL FLOORSPACE 

Methodology 

9.1 In the PPS4 plan making policies (i.e. policies EC2-EC8) there is one fundamental change 

from PPS6.  PPS4 now awards equal weight to both quantitative and qualitative needs.  

Therefore, there is less focus on a specific floorspace output and there is more flexibility to 

plan for different levels of growth if supported by qualitative factors.   

9.2 Policy EC1.4d states that when assessing qualitative need, local planning authorities 

should assess whether there is distribution of shopping services sufficient to allow genuine 

choice to meet the needs of the whole community.  It also states that local planning 

authorities should take into account the degree to which shops may be overtrading and 

whether there is a need to increase competition and retail mix. 

9.3 CLG’s practice guidance provides further detail on what represents qualitative need.  Since 

it is a subjective concept, a number of factors can apply.  But the practice guidance outlines 

five frequently identified factors, namely: 

� gaps in existing provision; 

� consumer choice and competition; 

� overtrading; 

� location specific issues; 

� the quality of the existing provision. 

9.4 The assessments of qualitative need should take these factors into account.  Therefore, we 

rely on the our assessment of the existing network of centres (Section 4), the analysis of 

spending patterns (Section 6) and other data relevant to the above five factors. 

Gaps in Provision 

9.5 The practice guidance explains that such an assessment involves the analysis of patterns 

of retail provision, taking account of retail catchments and levels of accessibility.  In 

assessing whether there are any gaps in provision, it is appropriate to review the spending 

patterns for the NNCA (as explained in detail at Section 6).  This focuses first on the NNCA 

as a whole, before a more detailed interrogation by each of the constituent authorities.  

Comparison Shopping 

9.6 We have highlighted previously that centres within the NNCA attract a combined market 

share of 62 per cent – this is the proportion of expenditure which is available to residents of 

the NNCA which is actually spent at centres within the NNCA boundaries. The remaining 

expenditure ‘leaks’ to destinations outside the catchment area boundaries such as 

Northampton, Milton Keynes and  Peterborough. The ‘leakage’ is a function of the 

catchment area - the western boundary of the NNCA skirts the edge of the Northampton 

urban area, whilst the boundaries of Zone 2 extend as far as the fringes of Stamford, for 

example. 



 North Northamptonshire Retail Capacity Update 2010 

 Final Report | February 2011 76 

9.7 The zonal patterns also allow for a fine grain analysis of the how much expenditure each of 

the three growth towns are retaining from their catchment area. This has been set out at 

Table 6.7, which found that Kettering town centre attracts 76 per cent of the comparison 

goods market share from its ‘local’ zone (Zone 6), followed by Corby with 64 per cent, and 

Wellingborough with 53 per cent. 

9.8 It is unrealistic to expect any centre to attract 100 per cent of the available market share 

from its catchment area – some residents will always wish to travel to alternative 

destinations, perhaps because it contains a particular store (or a larger branch of a desired 

store), or in association with visiting relatives, and such. Kettering retains upwards of three-

quarters of its available expenditure which on face value is a strong performance.  

9.9 However in the case of all three centres further interrogation shows that the town centres 

in Corby, Kettering and Wellingborough all attract under 50 per cent of expenditure from 

their respective urban populations. Kettering performs the strongest, attracting a market 

share of 43 per cent from Zone 6, as well as a 39 per cent market share from Zone 5 

(Kettering hinterland). Corby town centre has a similar market share from its local zone 

(Zone 4), at 42 per cent. Wellingborough town centre attracts a market share of 36 per cent 

from its local zone (Zone 9), plus a 31 per cent market share from Zone 11.  

9.10 The reasons behind the relatively low market shares are different for Corby and Kettering 

than for Wellingborough. In the former two towns, the main competition for market shares is 

internal – in Corby, the Phoenix Retail Park attracts 13 per cent of the market share from 

Zone 4, whilst in Zone 6, the combined market share of the retail parks in Kettering is just 

under 30 per cent. In both of these centres therefore the strength of the out-of-centre offer 

is taking away market shares from the established town centres, suggesting that the 

centres are not delivering a strong retail offer at present. In Wellingborough, the proximity of 

Northampton ensures many people choose to shop in Northampton’s town centres and 

retail parks rather than Wellingborough 

9.11 However it is important to remember that the catchment area of the three growth towns 

extends beyond the immediate urban area, and each of the centres has an extensive rural 

catchment area. Below we set out the district-wide market shares for each of the four 

North Northamptonshire authorities, which take into account the market shares from both 

the urban and rural zones.  

� Destinations in Corby Borough (Zone 4) achieve a market share of 13.7 per cent from 

the NNCA (as shown in the final column of Table 4a of Appendix 2). Of this 13.7 per 

cent, a market share of 7.8 is attracted to Corby town centre, and out-of-centre 

destinations attract a combined market share of 5.8 per cent – just 2.0 percentage 

points below the town centre, despite the recent significant enhancement of the retail 

offer. 

� Destinations in East Northamptonshire (Zones 2, 7 and 10) achieve a combined 

market share of 7.8 per cent, of which 4.1 per cent is accounted for by Raunds town 

centre.  

� Destinations in Kettering Borough (Zones 3, 5 and 6) achieve a combined market 

share of 24.5 per cent from the NNCA. Of this, Kettering town centre accounts for 14.3 



 North Northamptonshire Retail Capacity Update 2010 

 Final Report | February 2011 77 

per cent, but the retail parks in Kettering account for a further 9.0 per cent – two-thirds 

that of the town centre.  

� Destinations in the Borough of Wellingborough (Zones 9 and 11) account for 14.9 per 

cent of the NNCA’s market share. Wellingborough town centre accounts for 9.0 per cent 

of this market share, and the retail parks in the town centre account for a further 5.2 per 

cent.  

9.12 There is therefore a common trend in the centres of Corby, Kettering and Wellingborough, 

in that the retail parks in the respective towns attract a market share at least two-thirds that 

of their respective town centres. This is diverting expenditure away from the town centres, 

and points towards qualitative shortcomings in the retail offer in each centre.  

9.13 The market shares towards centres in East Northamptonshire are much more localised, 

and none of the centres with the exception of Rushden feature prominently as comparison 

goods shopping destinations. Rushden does not have any significant concentration of out-

of-centre retailing activity (with the exception of the Waitrose Food & Home store) and 

therefore the town centre does not face competition for expenditure from within (although 

the limited offer ensures that many residents instead travel further afield). 

9.14 Nevertheless, there is potentially an opportunity for smaller centres in East 

Northamptonshire to capture a higher proportion of locally derived comparison spending if 

growth is consistent with the role and function of these centres. 

Convenience Shopping 

9.15 Convenience shopping is a much more localised activity (i.e. people are less likely to travel 

longer distances to undertake their food and grocery shopping).  Therefore, the localised 

market share of zones is more important than the wider sub-regional market share.  The 

aggregate retention rate for convenience goods in 88 per cent, and this is considered to 

represent a strong level of expenditure retention.   

9.16 Despite the strong local retention rates in the growth towns (as set out at Table 6.14) we do 

consider there to be potential for additional provision in these centres and we return to 

discuss this further below. There is also some limited potential for uplift in expenditure 

retention in parts of East Northamptonshire.  

9.17 The main foodstores within the OCA are presented at Figure 9.1. 
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Figure 9.1 - Foodstore Provision Plan in NNCA 
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9.18 As explained in Section 6, there is significant variation across the OCA in respect of 

localised retention rates with rural zones such as Zones 1, 2, 3, 5, 7, 8 and 11 displaying 

lower local retention rates due to limited convenience goods provision in these zones.  

Within these zones there are a number of similar-sized settlements such as Oundle (Zone 

2), Thrapston (Zone 7), Rothwell (Zone 3), Desborough (Zone 3), Burton Latimer (Zone 5), 

Earls Barton (Zone 8), Brixworth25 (Zone 8), Moulton (Zone 8), Wollaston (Zone 11) and 

Irchester (Zone 11) which presently have very limited foodstore provision.  In most cases, 

these centres are located a short distance from a larger urban centre with a range of 

foodstores. However in the case of Oundle and Thrapston, there may be a case for seeking 

to improve foodstore provision (of an appropriate scale) beyond what is currently located in 

the towns (in each case, a small Co-Operative foodstore), in order to encourage 

sustainable shopping patterns and reduce the need for residents to travel further afield to 

undertake their convenience goods shopping (Table 9.2).  

Table 9.2 – Distance to main convenience stores, zones 2 and 7 

Centre Most popular 
foodstore (from 
household survey) 

Distance (miles) 2
nd

 Most popular 
foodstore (from 
household survey) 

Distance (miles) 

Oundle (Zone 2) Morrisons, Stamford 
(24%) 

12.0 (29 mins) Co-Op, Oundle 
(18%) 

- 

Thrapston (Zone 7) Co-Op, Thrapston (24%) - Tesco, Kettering 
(22%) 

8.8 miles (14 mins) 

9.19 Zone 3 (Rothwell & Desborough) has the lowest local retention rate of just 12 per cent. In 

this zone there is significant leakage of expenditure to Sainsbury’s at Market Harborough, 

and foodstores in Kettering, each of which are circa 5 miles from the main centres of 

Rothwell and Desborough. We are aware of proposals to develop a large foodstore in 

Desborough, which will satisfy the qualitative need for additional provision in this area.  

9.20 It is recommended that in zones 5, 8 and 11, applications for enhancement of the 

convenience retail offer are considered on their individual merits, however it would be 

expected that any provision which did come forward would be small-scale and would 

complement rather than compete with existing facilities, given the proximity to a growth 

town in each of these locations.   

Qualitative requirements arising from urban extensions 

9.21 We have identified above that based on existing provision of foodstores there are no 

significant gaps in provision. However it is important to consider the suitability of the 

existing network of large foodstores to meeting the planned extension of Corby, Kettering 

and Wellingborough, and we consider this below.  

  

                                                
25

 Brixworth falls within the administrative boundary of Daventry District and is therefore not part of the North 
Northamptonshire administrative area 
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Corby 

9.22 Based on the results of the household survey, and from qualitative observations, it is 

apparent that both of the main foodstores in Corby are over-trading at present, indicating a 

qualitative need for additional foodstore provision in the town in the short term. It can be 

observed that the overtrading is particularly pronounced at the town’s Asda store and is 

likely to be restricting consumer choice. The location of the Asda to the north-eastern side 

of Corby ensures it is well-placed to serve the initial urban extension of Corby, which will be 

formed of approximately 5,100 new dwellings to the north-east of Corby at Priors Hall. This 

development has been granted planning consent. Therefore, additional significant customer 

flows to this store from the extended urban area is likely to increase over-trading further,  

highlighting the need for a well-placed new foodstore which is capable of serving the whole 

urban area.   

9.23 The planning consent for the urban extension makes provision for a total of 4,900 sq.m 

retail floorspace; we understand this will take the form of a district centre to serve the new 

residential community.  Although no breakdown of the split between convenience and 

comparison goods is available, if, as we have assumed in our assessment, 50 per cent of 

this floorspace (2,450 sq.m) is given over to a new foodstore, this will also assist in meeting 

some of the localised needs of the urban extension. 

Kettering 

9.24 The findings of the household survey, supported by own observations, show that the 

Sainsbury’s and Tesco stores in Kettering are over-trading at present, with the Morrisons 

store on the edge of the town centre trading at company average levels.  

9.25 However, the location of the three existing main foodstores in Kettering ensures that they 

are not ideally placed to meet the planned 4,200-dwelling urban extension to the east of the 

town. Two of the stores – Sainsbury’s and Morrisons – are within the boundary of Kettering 

town centre, with Sainsbury’s forming part of the ‘established shopping area’ and therefore 

a sequentially-preferable, in-centre location. The Morrisons store can be considered to be 

in an edge-of-centre location. Tesco is situated to the south of the town, adjacent to the 

busy A14, and can be considered the store which would likely benefit the most from any 

development to the east of the town.  

9.26 Accordingly it is likely that a qualitative need will exist over the course of the Plan period for 

additional foodstore provision on the eastern side of Kettering, in order to meet the needs of 

the extended urban area. 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, thus undermining the vitality and viability of these 

stores. 

Wellingborough 

9.27 The Morrisons at Oxford Street, Wellingborough, is identified as over-trading by circa 

£12.6m at present. The store sits within the Local Plan-identified ‘Town Centre Core’ area, 

and can be considered to trade in a sequentially higher-order edge-of-centre location. 

However given the store is over-trading to the extent it presently appears to be, it is 

considered that if a new foodstore was to come forward in Wellingborough, the successful 
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trading of this store would not be undermined and the store would continue to trade 

healthily.  

9.28 The initial planned sustainable urban extension to Wellingborough is to take place to the 

east of the town (‘Wellingborough East’), and is formed of 4,350 dwellings. The 

Wellingborough East urban extension makes provision for development of a foodstore in 

this area, which will assist in meeting the needs of residents in this area and on the eastern 

side of the town which is currently poorly provided for, and to prevent from the current 

pattern of over-trading at Morrisons being exacerbated.  

9.29 A potential further extension to the north-west of Wellingborough could comprise of a 

further 2,300 dwellings, and provision is made as part of this development for a local 

foodstore. The existing Sainsbury’s store on the western outskirts of the town, at the 

junction of the A5128 and A509, is well-placed to serve residents of this area. The store 

has consent for expansion which ensures it should be in a position to accommodate larger 

numbers of shoppers, and will dilute the current marginal overtrading which is taking place.  

Consumer Choice and Competition 

9.30 The practice guidance states that for town centres to remain competitive they need a good 

mix of multiple and independent retailers.  Using the data collected in the analysis of the 

existing network of centres, the assessment focuses on whether the existing provision in 

designated centres provide a critical mass and diversity of retail development to attract 

customers on a regular basis throughout the year (bearing in mind the position of the 

centres in the hierarchy). 

Comparison Shopping 

9.31 The household survey into comparison shopping patterns indicates that the town centres in 

all three growth towns are underperforming in terms of the trade draw they receive from 

their respective hinterlands. Corby town centre attracts a market share of 42 per cent from 

residents in Zone 4; Kettering town centre attracts a market share of 39 per cent from 

residents of zone 5 and a 44 per cent market share from residents of zone 6; 

Wellingborough town centre attracts a market share of 36 per cent from Zone 9, and a 31 

per cent market share from Zone 11. Therefore no town centre in the NNCA attracts a 

market share of greater than 50 per cent from its ‘local’ zones, and in most cases the 

market share the town centres receive is closer to 40 per cent.  

9.32 This indicates that each of the centres is presently failing to provide for a sufficient range of 

consumer choice to meet the needs of many residents, who are travelling to destinations 

further afield to undertake much of their comparison goods shopping. Whilst each centre 

has a strong mix of independent and national multiple retailers, there is an absence of 

medium to high-end quality comparison goods shops – in particular higher profile fashion 

operators There is therefore a need to improve and diversify the retail provision of each 

centre so that a broader range of requirements are satisfied.  

9.33 In each of the three growth towns the retail parks act as strong claims on the market shares 

which might otherwise be directed towards town centres. The retail parks which attract the 
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greatest market shares – Phoenix Retail Park in Corby, and Northfield Avenue in Kettering, 

contain an element of ‘High Street’ retail.  

9.34 The relatively low market shares directed towards the town centre therefore infer that there 

are qualitative deficiencies in the current retail offer in each centre. This ties in with our 

findings in respect of the quality of the retail offer in each centre, and the pressing need to 

introduce larger-format comparison retail floorspace in Kettering and Wellingborough, which 

we discuss in turn below.  

9.35 The remaining centres in the NNCA do not function as higher-order comparison shopping 

destinations, with a stronger emphasis on convenience and service provision. Rushden, as 

the fourth largest centre in the NNCA, would benefit from diversification of its comparison 

goods offer, although there is limited potential for the delivery of additional floorspace (and 

very restricted operator demand) at present.  

Convenience Shopping 

9.36 Qualitative need connected to consumer choice and competition for convenience shopping 

is measured by the level of access to larger superstores and smaller local and independent 

stores to ensure there is a range of different destinations for convenience shopping for the 

local population.  As we have set out in this report, and as identified in the household 

survey, there are a range of foodstores in each of the main growth towns and Rushden. 

However we have also identified that in each centre, there is at least one foodstore which is 

substantially overtrading, which suggests there is a qualitative need for additional provision 

to broaden consumer choice and dilute current trading monopolies.  

9.37 Outside the Growth Towns, we have found that there is considerable leakage of 

convenience goods spending from the rural zones. This is largely a product of the 

geography of the NNCA, with residents of these zones travelling to larger foodstores just 

outside the catchment area boundaries. It is important to note that each of the smaller rural 

centres such as Burton Latimer, Desborough and Oundle does have at least one small 

foodstore which meets the basis shopping requirements of residents, and therefore no 

qualitative requirements arise in this respect. 

Overtrading 

9.38 We have set out our assessment of the trading performance of centres and stores in North 

Northamptonshire from a quantitative perspective in Section 7 (for comparison goods) and 

Section 8 (for convenience goods). The practice guidance accompanying PPS4 advises 

caution in using benchmarks prescriptively.  However, Policy EC1.4 of PPS4 states that 

when assessing qualitative need for retail and leisure uses local planning authorities should 

take into account the degree to which shops may be overtrading and whether there is a 

need to increase competition and retail mix.  Assessments of over-trading can however be 

supported through qualitative observations on the performance of stores, i.e. anecdotal 

observations on the trading performance of stores – whether there are significant queues at 

checkouts, the rate at which is stock is replenished and such – although this exercise is 

much harder to assess for comparison goods shopping.  
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Comparison Shopping 

9.39 In Section 7 we identified that, based on our assessment of the retail offer, the performance 

of each centre, and observations of each centre, that there is unlikely to be significant 

comparison goods overtrading taking place in any of the growth town centres. Kettering 

appears to be the busiest of the three centres, and if any overtrading in the town centre is 

taking place, the planned extension to the town centre retail offer will dilute this.  

9.40 In Corby, the performance of Willow Place is offset by the poor offer elsewhere in the 

centre, and it is considered that the older retail stock in the town centre will be trading at 

below average levels.  

9.41 Wellingborough town centre does not appear to be suffering from particular over-trading at 

present, and therefore it should be ensured that the successful trading performance of the 

town centre is not undermined through any large-scale expansion of out-of-centre 

comparison retail provision.  

Convenience Shopping 

9.42 The assessment of quantitative need for convenience floorspace tests the trading 

performance of the existing floorspace against benchmarks.  We have set out in Section 8 

that collectively stores in the NNCA are trading at just over £100m above benchmark 

turnovers.  

9.43 Stores in all of the four principal town centres are over-trading. The situation is most acute 

in Wellingborough, where main stores are trading £42.5m above average. This is 50 per 

cent above the benchmark average, and indicates that the main foodstores in the town are 

likely to provide unsatisfactory shopping experiences at peak times owing to congestion 

and overcrowding. Main stores in Kettering are trading at £22.1m (21 per cent) above 

average, whilst main stores in Corby are trading at £25.6m (33 per cent) above average 

and those in Rushden at £5.2m (9 per cent) above average.   

9.44 The over-trading in part reflects the fact that the NNCA benefits from higher per capita 

expenditure for the study area than the national average and the nature of household 

surveys that over estimate the turnover of larger stores.  However, even accounting for 

these factors, in broad terms the trading performance is higher than normally would be 

expected.   

9.45 In qualitative terms, the question of whether the overtrading of the foodstores represents a 

need is more difficult to justify.  The CLG guidance is that the use of benchmarks should 

not be treated in isolation and to assess the overtrading position adequately there would 

need to be detailed evidence collected in respect of the trading performance of each store.  

This data would typically include regular surveys of queues and checkouts, levels of 

parking availability, the level of stock in the store, the layout of the store and the amount of 

storage space.  The JPU may wish to carry out a more detailed assessment of qualitative 

indicators of over-trading, based on repeated visits to each of the main foodstores, and 

considering factors such as: 

� The length of queues at checkouts; 
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� The number of checkouts which are open in the store (i.e. are all checkouts open and 

there are still queues); 

� The proportion of spaces in the car park which are occupied; and 

� Whether shelves in the store are having to be restocked during busy periods whilst the 

store is open, and whether there are noticeable gaps in the product ranges available 

due to these items selling out; 

9.46 On one hand it is considered successful trading of the stores within the centres should be 

encouraged since linked trip spending will support the trade of other businesses in the town 

(particularly in Kettering and Wellingborough, where there are strong performing large 

foodstores within and adjacent to the town centres).  However, trading performance 

represent a qualitative factor that can be considered when planning for growth (as 

explained in our recommendations) and the overtrading turnover could be used to justify 

growth in town centres. 

Location specific needs 

9.47 CLG’s practice guidance refers to location specific needs and specifically states that the 

Indices of Multiple Deprivation (IMD) provide useful measures of deprivation.  Furthermore, 

PPS4 affords more weight to qualitative deficiencies in deprived areas.  It is important to 

understand the IMD for the local geography and its relationship with any qualitative 

deficiencies, such as a lack of access to certain shops or services. 

9.48 The IMD 2007 is based on the small area geography known as Lower Super Output Areas 

(LSOAs) and is the most recent dataset available. Each LSOA has between 1,000 and 

3,000 people living in it with an average population of 1,500 people.  There are 32,482 

LSOAs in England. The LSOA ranked 1 by the IMD 2007 is the most deprived, and that 

ranked 32,482 is the least deprived.  Within each LSOA deprivation is measured by seven 

measures or indicators known as domains. These comprise: 

� Income deprivation: this domain looks at, amongst other things, the proportion of people 

in Income Support Households or Child Tax Credit Households. 

� Employment deprivation: this domain measures the involuntary exclusion of the working 

age population from the world of work. 

� Health deprivation and disability: this domain identifies areas with relatively high rates of 

people who die prematurely or whose quality of life is impaired by poor health or who 

are disabled. 

� Education, skills and training deprivation: this domain measures deprivation in 

educational attainment, skills and training for children, young people and the working 

age population. 

� Barriers to housing and services: this domain measures ‘geographical barriers’ to 

housing and services, as well as ‘wider barriers’ which includes issues such as 

affordability. 

� Living environment deprivation: this domain focuses on deprivation with respect to the 

characteristics of the local environment, both within and beyond the home.  
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� Crime: this domain measures the incidence of recorded crime for four major crime 

themes, thus representing the occurrence of personal and material victimization at a 

small area level. 

9.49 These seven indicators are then weighted and aggregated into summary measures of 

deprivation.  This data enables an assessment of the zonal position as set out at Table 9.3, 

whilst Figure 9.4 maps the IMD scores for the NNCA.   

Table 9.3 - Zonal IMD scores and ranking 

Zone 
Income 
Score 

Employm
ent Score 

Health 
Score 

Educatio
n Score 

Housing 
Score 

Crime 
Score 

Living 
Score 

IMD 
Score 

Average 
IMD Rank 

1 0.1 0.0 -0.8 8.2 26.7 -0.3 11.3 9.9 24,035 

2 0.1 0.0 -1.0 5.2 26.6 -0.6 11.9 7.5 26,835 

3 0.1 0.1 -0.7 14.2 16.0 -0.2 10.0 10.1 23,847 

4 0.2 0.1 0.5 44.3 12.5 1.1 9.4 28.9 10,171 

5 0.1 0.1 -0.6 14.9 16.5 -0.5 7.9 8.3 25,971 

6 0.1 0.1 -0.1 24.7 13.6 0.3 18.5 19.0 17,494 

7 0.1 0.1 -0.9 9.8 23.8 -0.7 15.9 9.4 24,466 

8 0.1 0.0 -0.8 9.2 18.1 -0.3 6.4 6.7 27,854 

9 0.2 0.1 -0.2 31.8 17.6 0.4 12.1 20.6 15,885 

10 0.1 0.1 -0.6 19.6 12.8 -0.1 10.0 13.1 21,576 

11 0.1 0.1 -0.6 18.5 17.3 -0.2 10.1 11.0 23,104 

England 
Average 

0.2 0.1 0.0 21.7 21.7 0.0 21.7 21.7 - 

Source: The English Indices of Deprivation 2007 
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Figure 9.4 – IMD heat plan 

 
Source: The English Indices of Deprivation 2007 

9.50 The IMD data shows that to a large extent the areas within the NNCA which suffer from the 

greatest levels of deprivation are within the urban areas of Corby, Kettering and 
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Wellingborough, although it can also be seen that there are some pockets of deprivation in 

the Irthlingborough area (zone 9), and also the rural area east of Rushden (zone 10). 

Rothwell and Desborough in zone 3 also suffer from higher levels of deprivation than much 

of the NNCA.  

9.51 There is a demonstrably greater level of deprivation in the urban areas, and this is reflected 

in the much lower positioning of Zone 4 (Corby), Zone 6 (Kettering) and Zone 9 

(Wellingborough) in the average IMD rank (final column, Figure 9.3). By some distance 

Zone 4 scores the lowest IMD rank. However it should be remembered that this is in the 

context of a relatively un-deprived area – Zone 4 averages as the 10,171st most deprived 

LSOA in the UK, which suggests that whilst there are clear issues of deprivation, it is not at 

an acute level. In terms of access to supermarkets, it can be seen that the most deprived 

LSOA’s in Zone 4 are to the south of Corby town centre, and in this area there is already a 

large foodstore (Morrisons at Snatchill) within reasonable proximity. There may be scope 

for the provision of additional local-scale shopping facilities within this area however to 

meet residents day-to-day needs.  

9.52 Kettering’s most deprived LSOA’s are to the north and south of the urban area. Residents 

in the southern LSOA’s benefit from proximity to the large Tesco store at Carina Road, and 

there are also a number of small local shopping facilities in this area. Residents on the 

northern fringe of Kettering are required to travel further to access a large foodstore but still 

benefit from a number of local shopping facilities within reasonable proximity (Figure 9.1).  

9.53 In Wellingborough, the most deprived LSOA’s are to the north-east of the town (east of the 

A509, west of the A510). There does appear to be a deficiency of food shopping provision 

in this area: the town’s main foodstores are all located in the centre and to the south of the 

town, with no provision of foodstores or local shopping facilities in this area. The proposed 

Wellingborough North sustainable urban extension makes provision for a local foodstore to 

serve the needs of the new residential community, and enhanced provision as part of this 

development will benefit the existing deprived LSOA’s to the north-east of the town.  

9.54 More fine grained analysis will be necessary if there are areas that suffer qualitative 

deficiencies that deserve additional weight than elsewhere.  However, this evidence proves 

that it is important that the urban areas in the NNCA adequately meet the needs of the local 

population, particularly given the fact that each centre is likely to be the subject of 

expansion.   

9.55 More generally, the pattern of deprivation shows the continued importance which much be 

placed on ensuring that the retail offer in each of the main town centres adequately meets 

the needs of local residents. Town centres are readily accessible by public transport, which 

out-of-centre developments are typically not, which can serve to isolate the more deprived 

sections of the community.  

Quality of Provision 

9.56 The practice guidance states that the quality of provision is highly subjective.  The key 

issues include the age, condition and layout of existing facilities and whether the facilities 

meet operators’ requirements or consumer expectations.  There is a need for centres to be 
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‘fit for purpose’ and capable of meeting the needs of the enlarged residential populations 

which will be using them over the Plan period.  

Comparison Shopping 

9.57 Across the NNCA as a whole, it is positive to report that there are no apparent deficiencies 

in comparison goods retail provision – the diversity of uses tables shown at Figures 2, 4 

and 6 of Appendix 2 indicate that each of the three growth towns has a healthy mix of 

comparison goods uses. 

9.58 In Kettering town centre, many of the units appear dated and lacking in investment. The 

main shopping centre, Newlands, is functional but is beginning to appear dated. The recent 

extension to the north which houses TK Maxx is an example of the type of modern 

floorspace which is required throughout much of the rest of the centre. Elsewhere in 

Newlands the majority of units are small, and therefore only capable of accommodating 

limited stock, therefore limiting consumer choice. The town centre would therefore benefit 

from the provision of a number of larger-footprint, modern comparison goods units in order 

to improve consumer choice.  

9.59 Kettering is to be the focus of comparison goods shopping in the NNCA over the Plan 

period and therefore should be in the strongest position to attract higher-end retailers. At 

present the retail offered is geared towards the middle and lower-end of the market, and 

whilst the town benefits from retailers such as Marks & Spencer, there is a need to upscale 

the quality of provision in order to sufficiently satisfy the shopping needs of the catchment 

area.  

9.60 The Council also needs to take care in controlling growth of out-of-town floorspace, and any 

new development in this respect should be controlled by way of planning conditions to 

ensure that ‘high street’ retailers do not occupy increasing amounts of out-of-town 

floorspace.  

9.61 In Wellingborough, many of the issues in respect of Kettering are also applicable. The main 

focus of comparison goods shopping in the town is the Swansgate shopping centre, which 

opened in 1977. Whilst the centre has benefited from considerable internal modernisation, 

the size of the majority of units in the centre is small. The larger stores situated to the rear 

of the centre are occupied by discount retailers. The rest of the town centre is largely 

attractive and well presented, but again suffers from a lack of larger units which would 

assist in the diversification of the retail offer. 

9.62 Wellingborough has a pressing need to improve the quality of its comparison goods offer. 

Many of the larger footprint stores in the centre at present are occupied by ‘value’ end 

retailers – such as Q D Stores’ occupation of the former Woolworths unit in the Market 

Place, plus the presence of Home Bargains, 99p Stores and Wikinsons in adjacent 

premises in the Swansgate centre. The MHE Index (as reviewed in Section 4) also 

confirmed the town’s fashion retail offer to be at the value end of the spectrum.  

Wellingborough therefore needs to attract a broader retail mix, with a particular emphasis 

on middle/upper-middle market retailers, in order to stem the comparison goods leakage to 

Northampton which is currently taking place.  
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9.63 Corby’s retail offer has improved significantly since the opening of Willow Place, which has 

attracted a number of retailers opening their first store in North Northamptonshire, such as 

Primark, River Island and H&M. The offer in Willow Place is generally middle-market, and 

the town arguably has the strongest fashion offer – the principal driver of footfall in any 

centre – of the three growth towns. Willow Place also has included a number of larger-

format units which have successfully attracted operators such as Primark and TK Maxx. 

However the quality of the retail offer elsewhere in the town centre remains poor, and firmly 

at the discount end of the market.  

9.64 When the second phase of Willow Place (‘Evolution Corby’) is progressed (either in its 

current form of a redesigned scheme), a strong tenant mix of middle and higher order 

comparison retailers will be necessary in order to cement the recent improvements to the 

retail mix which have taken place in Corby and protect the town from competition from the 

improved Phoenix Park. 

Convenience shopping 

9.65 We do not consider there to be any significant deficiencies in the quality of main existing 

convenience stores. In many cases, the principal foodstores in each of the towns have 

been subject to modernisation and extension in order to better meet the needs of 

consumers and the retailers themselves. However as we set out above there is a clear 

qualitative need for additional convenience floorspace to alleviate overtrading and support 

the growth aspirations of the area.  

9.66 It is noteworthy that there is relatively little provision of ‘Express’ format supermarkets in 

any of the town centres and the provision of these might benefit the retail mix and vitality 

and viability of the centre as a whole.  

Summary 

9.67 The assessment of qualitative need for additional floorspace has identified that: 

� Corby, Kettering 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 all three centres. 

�  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 populations 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 
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undermine the foodstores located within and adjacent to the town centres in the case of 

Kettering and Wellingborough; 

� The JPU may wish to carry out further research in respect of the qualitative over-trading 

of existing foodstores; 

� There may be a case over the Plan period for provision of additional moderate-scale 

foodstore in Oundle and Thrapston, to reduce expenditure leakage and allow for more 

sustainable shopping patterns. Support should also be given to a new foodstore to meet 

the needs of Rothwell and Desborough; 

� There may be a case for the provision of local-scale shopping facilities in south Corby 

and east Wellingborough in order to improve access to residents in these deprived 

areas to day-to-day shopping facilities.  
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10 DISTRIBUTION OF COMPARISON GOODS FLOORSPACE 

10.1 In this section we set out our recommendations for distribution of the identified comparison 

goods floorspace requirements across the three growth towns. 

10.2 As discussed in Section 3, both the 2005 Study and 2006 Update followed the ‘Option 6’ 

approach to distribution of the identified comparison goods floorspace requirement. This 

option was the ‘3 Centres’ approach, which distributes a greater proportion of the identified 

floorspace capacity to Kettering, whilst still promoting substantial growth in Corby and 

Wellingborough. It was concluded that this scenario offered the best option for creating a 

balanced and sustainable network of centres in the NNCA.  

10.3 Under this option, 40 per cent of the comparison goods floorspace requirement is directed 

towards Kettering, with 30 per cent directed towards Corby and the remaining 30 per cent 

to Wellingborough. No floorspace targets are identified for the remaining smaller centres 

(Burton Latimer, Desborough, Higham Ferrers, Irthlingborough, Oundle, Raunds, Rothwell 

and Thrapston), as it is envisaged that these centres will continue to perform roles as 

localised service centres, where the retail offer is largely based on convenience and 

services goods. No floorspace requirement is identified for Rushden, which occupies a 

unique position in the NNCA retail hierarchy lower than the three growth towns, but clearly 

operates at a higher level than the aforementioned local service centres. Therefore any 

proposals for comparison goods retail development which come forward in Rushden should 

be treated on their own merits, however we would expect these to be small-scale in nature 

reflecting the role and function of Rushden in the local retail hierarchy.  

10.4 The indicative floorspace requirements generated under Option 6 formed the basis of our 

favoured strategy approach as set out in the 2005 study.  In turn, these indicative 

floorspace requirements were set out in the NNJPU’s Preferred Options for North 

Northamptonshire: Towards a Joint Core Spatial Strategy publication of November 2005, 

which identified a preference for a balanced three centres approach, consistent with the 

thrust of the recommendations in our August 2005 report. 

10.5 We have set out in this study that the overall comparison goods floorspace requirement has 

reduced since the previous study. However, it is considered that the general strategy for 

distribution of the floorspace targets should remain unchanged. This conclusion is based on 

the fact that the JPU presently intends for the distribution of growth to follow that set out in 

the adopted Core Spatial Strategy – that is, growth will be focussed on the three centres of 

Kettering, Wellingborough and Corby. This strategy will need to be reviewed over the 

course of the study period, if it becomes apparent that a different strategy for growth in the 

NNCA is to be followed (for example, if there are lower levels of growth in one of the three 

growth towns vis-à-vis the remaining two, or if greater emphasis is given to the role of 

Rushden). Under such circumstances there may be a case for a reappraisal of the 

comparison goods floorspace targets for each of the growth towns.  

10.6 In Table 10.1 we set out an updated assessment of the distribution of the floorspace 

requirements identified in Section 7 between the three growth towns.  
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Table 10.1 –Comparison floorspace requirements arising under favoured growth option 6  

 
Requirement 
2010-2016 sq.m 
net 

Requirement 
2016-2021 sq.m 
net 

Requirement 
2021-2026 sq.m 
net 

Requirement 
2026-2031 sq.m 
net 

Requirement 
2010-2031 sq.m 
net 

Location Sc A Sc B Sc A Sc B Sc A Sc B Sc A Sc B Sc A Sc B 

Corby 
409 542 6,747 7,412 8,136 9,026 7,633 8,832 22,925 25,811 

Kettering 
545 722 8,996 9,882 10,848 12,034 10,177 11,776 30,566 34,414 

Wellingborough 
409 542 6,747 7,412 8,136 9,026 7,633 8,832 22,925 25,811 

TOTAL 
REQUIREMENT 1,363 1,806 22,490 24,706 27,119 30,085 25,443 29,439 76,416 86,035 

Note: Scenario A refers to a static retention rate of expenditure (at 62 per cent); Scenario B refers to an increasing retention rate 
scenario (to 65 per cent).  
Figures may not add due to rounding. 

10.7 Therefore based on the figures set out in Table 10.1, provision should be made for the 

following range of comparison goods floorspace in the three growth towns over the period 

2010 to 2021: 

� Kettering – between 9,500 and 10,600 sq.m net; 

� Corby – between 7,200 and 8,000 sq.m net; 

� Wellingborough – between 7,200 and 8,000 sq.m net, 

10.8 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 

10.9 Whilst these outputs provide sub-regional capacity estimates for each growth town, they 

should not preclude new development coming forward that either exceed these estimates 

or open earlier in the plan period if they would enhance market share and improve 

consumer choice, subject to compliance with development management policies.  In a do 

nothing scenario, centres will decline and over time will lose market share to competing 

destinations as consumers seek enhanced choice and retailers seek improved 

accommodation. 

10.10 Table 10.1 indicates that 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. Table 10.1 

shows that Wellingborough town centre can support additional comparison goods retail 
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floorspace by 2021 should a suitable scheme come forward over the course of the study 

period, as desired by the Wellingborough Town Centre Area Action Plan.  

10.11 Under this scenario, no allowance is made for significant new comparison goods floorspace 

to come forward in any of the centres in East Northamptonshire. As such, any 

developments for new floorspace in East Northamptonshire should be assessed on their 

own merits, and should be of a scale reflective of the role and function of the East 

Northamptonshire centres in the local retail hierarchy. 

Factory outlet proposal, Rushden Lakes 

10.12 We are aware of long-standing proposals for the development of a factory outlet 

development on the outskirts of Rushden, as part of the Rushden Lakes development. No 

planning application for this has yet been submitted (although planning consent does exist 

for smaller-scale retail at this location), however we understand from the JPU that if the 

scheme does come forward, it is likely to involve a substantial quantum of comparison 

goods floorspace occupied by established retailers trading ‘outlet’ versions of their stores. 

Such developments tend to attract trade from a wide area, and would be expected to draw 

trade from across the majority of North Northamptonshire. 

10.13 Therefore, any such development is likely to act as a ‘claim’ on the overall floorspace 

requirements for the study area, although it is likely that an element of the turnover will 

originate from outside North Northamptonshire. 

10.14 Any application would need to be assessed on its merits, and would need to demonstrate 

full compliance with PPS4, demonstrating that no adverse impact will arise on any of the 

centres in North Northamptonshire, particularly Rushden. 
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11 CONCLUSIONS 

11.1 The study has shown that the centres in North Northamptonshire continue to perform 

reasonably in light of the economic downturn, with each of the growth towns showing 

generally good signs of vitality and viability. In particular the positive influence of Willow 

Place in Corby can be observed, which has attracted a strong tenant mix to the town, and 

improved Corby’s market share from its immediate catchment area. However the retail offer 

in the remainder of the centre continues to be poor, with scope for improvement. The centre 

also has a high vacancy rate, although we understand that there have been improvements 

in this since the Experian Goad survey in the centre was undertaken. 

11.2 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. 

11.3 In Wellingborough there has been relatively little change in provision since the 2005 study. 

The town centre has seen the opening of a large number of value-end retailers in recent 

times and there is a need to rebalance the retail mix to focus on middle-market retailers.  

11.4 All three of the growth towns will need to make provision for the development of modern 

comparison retail floorspace over the course of the study period, in order to maintain and 

improve their current market shares and meet the comparison shopping needs of enlarged 

residential populations. 

11.5 In Section 5 of this study we set out the population growth which can be expected to come 

forward over the course of the study period to 2031. Population growth rates are 

significantly lower than those adopted in the 2005 Study and 2006 Update, and following 

advice from the JPU, we have utilised the ‘medium growth scenario B’ population growth 

model, which is a trajectory-based forecast to meet current Core Spatial Strategy forecasts 

by 2031, with completions levelling out from 2021 onwards. In Appendix 3 to the study we 

set out the comparison and convenience floorspace requirements which will arise should 

the JPU choose to plan for an alternative level of population growth. Under the ‘medium B’ 

scenario, the population of the North Northamptonshire Catchment Area (NNCA) will 

increase from the current level of 368,700 persons (2010) to approximately 411,800 

persons by 2021, and 453,700 persons by 2031. This represents an increase of 

approximately 84,000 persons by 2031. 

11.6 Reflecting this population growth, the total ‘pot’ of comparison goods expenditure available 

to the NNCA (having made allowance for special forms of trading such as online shopping) 

is expected to increase from £949.6m in 2010 to £1,484.0m in 2021 and £2,255.9m by 

2031. Convenience goods expenditure growth is expected to be more limited, increasing 

from £607.7m in 2010 to £835.9m in 2031.  

11.7 Section 6 of the study identified the current patterns of retail spending in the NNCA, which 

have been derived from a new household survey into shopping patterns of residents of the 
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NNCA. It is apparent that there have been a number of changes in shopping patterns for 

residents in the NNCA between the 2005 study and 2010 update. In particular, it can be 

seen that a greater proportion of comparison goods expenditure is now retained within the 

NNCA than was the case at the time of the previous survey, with an aggregate comparison 

goods expenditure rate of 61.5 per cent identified (compared to 50 per cent from the 2005 

Study and 2006 Update).   

11.8 One of the key changes in shopping patterns has been an increased flow of expenditure to 

out-of-centre retail destinations across the NNCA. Analysis in section 6 has shown that 

there have been a number of changes to retail provision in out-of-centre locations in both 

Corby and particularly Kettering since the 2005 study. In Kettering, the amount of 

floorspace in out-of-centre locations has increased by 14,000 sq.m gross owing to the 

recently completed developments at Northfield Avenue. There will be a further increase in 

the quantum of out-of-centre floorspace in Kettering as a result of the recent permission for 

three new retail units at Stainer Close, adjacent to the Northfield Avenue developments.  

11.9 It is considered that the development of these facilities, particularly in respect of Kettering, 

meets a number of qualitative shortfalls which previously existed in the town – for example 

the provision of a large, modern DIY store – and on this basis residents of the town will now 

have to travel less far to undertake some of the ‘bulky goods’ comparison shopping 

requirements. This in turn is considered to have contributed to the improved comparison 

goods retention rate for the NNCA, which as noted above has shown a 11.5 percentage 

point increase since the 2005 study. However, it is clear from the household survey results 

that the increase in the amount of comparison goods expenditure which has been retained 

in the NNCA does not therefore equate to an increase in the attraction of the town centres 

within the NNCA, with the exception of Corby. Therefore, Corby aside, the town centres in 

the NNCA have not benefited from an increased market share despite the increase in the 

catchment area-wide retention rate.  

11.10 Kettering town centre remains the most popular comparison shopping destination in the 

NNCA, attracting 14 per cent of total comparison goods spending, followed by 

Wellingborough (9 per cent), Corby (8 per cent) and Rushden (4 per cent). The main retail 

parks in Corby, Kettering and Wellingborough each attract over £20.0m of expenditure from 

residents in the NNCA. Outside the NNCA, the most popular destination for comparison 

goods shopping is Northampton (15 per cent of total comparison goods spending), followed 

by Peterborough (6 per cent) and Milton Keynes (5 per cent).  

11.11 The existing foodstores in the NNCA are performing strongly, and we consider that at least 

one foodstore in each of the growth towns is likely to be overtrading by some degree at 

present. Three foodstores – Asda in Corby, Tesco in Wellingborough and Tesco in 

Kettering – each attract over £50.0m of convenience goods spending from residents of the 

NNCA. The majority of spending on convenience goods is retained by stores within the 

NNCA, with a catchment-wide retention rate of 88 per cent identified.  

11.12 Section 7 of the study sets out a comparison goods requirement of 76,400 sq.m for the 

NNCA over the period 2010-2031. This is reduced from the 2005 Study and 2006 Update 

by some margin, on account of the lower population growth which is now expected, as well 

as other changes to data inputs, included lower forecast expenditure growth rates. This 
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requirement is based on a static retention rate of 61.5 per cent being held throughout the 

study period. In the short-term to 2016 the requirements for the NNCA are low, amounting 

to approximately 1,400 sq.m net; however between 2016 and 2021 a requirement for a 

substantial 22,500 sq.m net arises, with further requirements upwards of 25,000 sq.m net 

between each of the periods 2021-2026 and 2026-2031. The comparison goods floorspace 

requirement is reduced by approximately one-third from the 2006 Update. However it is still 

clear that there is sufficient capacity for planned town centres schemes in Kettering 

(Wadcroft / Newlands Phase I) and Corby (Evolution Corby) to come forward by 2021, and 

also sufficient capacity for additional comparison goods floorspace in Wellingborough town 

centre by 2021, should a suitable scheme come forward. 

11.13 As with the previous study, we have also modelled for an ‘increasing retention’ scenario, 

which increases the current retention rate of all centres in the NNCA of 61.5 per cent to 65 

per cent by 2031. Under this scenario, the comparison goods floorspace requirement 

increases to 86,000 sq.m net by 2031, although the requirement in the short-term to 2016 is 

again limited. 

11.14 In Section 8 of the study we set out a requirement for an additional 18,500 sq.m net 

convenience floorspace. As part of this there is a short-term requirement of approximately 

8,650 sq.m net in order to alleviate the overtrading of existing convenience floorspace in 

the NNCA – our assessment of overtrading has identified a total of six stores (shown in 

Table 8.4) that appear to be overtrading by upwards of £10.0m compared to benchmark 

turnovers, and on aggregate foodstores in the NNCA are trading at upwards of £100.0m 

compared to benchmark turnovers.  

11.15 PPS4 places increased emphasis on local planning authorities to consider the qualitative 

need for additional retail facilities, and in section 9 of the study we set out the qualitative 

need for comparison and convenience retail facilities in the NNCA. It is considered that 

Corby, Kettering and Wellingborough town centres are all underperforming in respect of the 

market shares they are attracting from their catchment areas, and there is a qualitative 

requirement for diversification of the retail offer in each of the three town centres, 

particularly given the strong competition for expenditure from the retail parks. We consider 

there to be a pressing need for modern, large units in Kettering town centre, in order to 

attract higher-end retailers to the centre. 

11.16 In addition there will be a qualitative need to provide additional medium to large foodstores 

in each of the growth towns over the plan period, to meet the needs of the enlarged 

residential populations, and dilute current levels of overtrading apparent at some stores, 

The new foodstores should not be of a scale which would undermine the successful trading 

of foodstores within and adjacent to the town centres in Kettering and Wellingborough. 

11.17 We also consider that there may be potential for additional moderate-scale foodstore 

provision in Oundle and Thrapston over the study period in order to reduce convenience 

goods expenditure leakage from these areas. 

11.18 Finally in Section 10 we distribute the comparison goods floorspace requirements identified 

in Section 7 between each of the three growth towns, following the same approach as that 

undertaken in the 2005 Study and 2006 Update, based on the assumption that growth in 
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the NNCA will continue to be focussed equally on the three growth towns, as per the 

adopted Core Spatial Strategy. Under this scenario, Kettering town centre has a 

requirement for between 30,600 and 34,400 sq.m net comparison goods floorspace over 

the study period to 2031, and Corby and Wellingborough each have a requirement of 

between 22,900 and 25,800 sq.m net comparison goods floorspace. 
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