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SECTION 7 - SHOPPING 
 
INTRODUCTION 
 
7.1 In East Northamptonshire retailing cannot be considered as being a self-contained activity.  It has to be seen in 

the context of the sub-regional shopping hierarchy. 
 
7.2 Peterborough, Stamford, Northampton, Kettering, Wellingborough and Corby are all large centres with 

spheres of influence which extend into East Northamptonshire. 
 
7.3 The District's towns of Oundle, Thrapston, Raunds, Irthlingborough, Higham Ferrers and Rushden are local 

centres with smaller spheres of influence.  The villages with their limited shopping facilities, operate at the 
lowest tier of the retail hierarchy. 

 
 
STRUCTURE PLAN POLICIES 
 
7.4 The County Structure Plan's main aim is to maintain the vitality and viability of established town centres. 
 
7.5 The Structure Plan also stipulates that new shopping developments should normally be located within 

established shopping areas.  Exceptions to this aim could be made where proposals which by virtue of their 
size, servicing or access arrangements, are such, that they cannot be accommodated satisfactorily within 
established centrally located shopping areas.  Developers sponsoring schemes for superstores, hypermarkets, 
retail warehouses and retail markets outside established shopping areas, will need to demonstrate that the 
proposal does not affect adversely the environment and the amenities of the locality, or the vitality and 
viability of the existing town centre.  Also, it will need to be shown that a local road network, car parking and 
public transport facilities of an adequate and acceptable form, can be provided. 

 
7.6 There is also a policy which stipulates that proposals for new shopping developments within established 

shopping areas will normally be acceptable, especially if they improve the quality of shopping facilities or the 
shopping environment. 

 
7.7 The Structure Plan seeks to retain existing village shops and will not normally allow major shopping 

developments in the open countryside (exceptions might be made where the proposal would lead to the 
reclamation of derelict land).  It also suggests that the re-use of redundant buildings which have a character 
worthy of retention, will be acceptable in rural settlements and the open countryside, for shopping related to 
recreation and tourism. 

 
 
RECENT TRENDS 
 
7.8 New patterns and trends in retailing have emerged in recent years in response to both the demands of 

customers, as well as the requirements of operators.  Increases in real incomes, low rates of unemployment 
and the growth of population have resulted in increased consumer expenditure, and the consequent increases 
in demand for retail floorspace. 

 
7.9 All the towns in the District have been affected by the development of major new food superstores in the 

towns of adjoining districts.  In addition, the completion in recent years of large multi-purpose shopping 
schemes in Northampton and Peterborough, as well as more compact schemes in the smaller towns nearby, 
have satisfied local demands for most forms of durable goods.  When shopping trips are made to obtain the 
durable goods offered in these major centres, it is also often advantageous for shoppers to make use of the 
associated comprehensive range of convenience goods outlets, at the same time. 

 
7.10 Whilst the towns in the District cannot hope to compete on equal terms with the larger centres for durable 

goods, it is important that attempts are made to regain substantial expenditure on food and other convenience 
goods. 
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ISSUES 
 
7.11 The trend towards large scale retail developments in out of town or edge of town locations could threaten the 

vitality and viability of existing town centres, unless vigorous attempts are made to balance the provision of 
developments of this kind with attractive town centre shopping areas.  Environmental improvements, 
increased car parking, better access to public transport, improved servicing arrangements and the 
implementation of pedestrian priority schemes are all measures which should be investigated and implemented 
in order to upgrade and safeguard existing town centres. 

 
7.12 Large off centre stores for both food and bulky goods can achieve economies of scale and are also able to 

provide ample car parking space.  Sites at, or close to major road junctions, are particularly attractive to retail 
developers, provided that there is adequate land available for development schemes together with easy access. 

 
7.13 Shop units in town centres have been under pressure for some time in order to meet a whole range of 

diversified uses.  The deregulation of financial services has created new demands for local agencies.  
Increases in real incomes have led to the growth of cafés, restaurants, estate and travel agencies. 

 
7.14 The growth in demand for professional, financial and other services of this type, has threatened the shopping 

function of many town centres.  Nevertheless, developments of this kind can result in considerable sums being 
expended to renovate and upgrade units which otherwise might remain vacant, giving the town centre a run-
down appearance.  Often it is possible to secure the re-use and sensitive restoration of important listed 
buildings, by accepting proposals for non-shopping uses.  Furthermore, the boom years of the growth of 
financial and professional services now seem to have passed their peak.  There has recently been significant 
rationalisation in the numbers of outlets for services of this nature. 

 
7.15 The increased competition in the retail sector, combined with the changing patterns in retail activity towards 

larger shops, decentralisation and concentration of shopping at sub-regional centres, has also had an adverse 
effect upon small general stores and village shops.  Many losses have resulted and the future financial 
viability of many of the remaining outlets is in the balance. 

 
 
POLICY OBJECTIVES 
 
7.16 The shopping objectives of this Plan are to:- 
 

(i) maintain and enhance existing shopping centres so as to encourage new investment in shopping 
facilities;. 

 
(ii) carefully control the development of shopping schemes which are located off-centre, on the edge of 

towns, or in the open countryside; 
 
(iii) control the introduction of non-shopping uses within town centres; 
 
(iv) protect the character of historic town centres from unsympathetic development; 
 
(v) support the retention of village shops; and 
 
(vi) encourage the provision of local shops in residential areas to meet day to day requirements of 

residents, especially those without the use of a car. 
 
 

SHOPPING POLICIES AND PROPOSALS 
 
Existing Shopping Centres 
 

POLICY S1 
 
PLANNING PERMISSION WILL BE GRANTED FOR THE ESTABLISHMENT AND EXTENSION 
OF RETAIL USES WITHIN THE DEFINED SHOPPING AREAS PROVIDED THAT SUCH 
DEVELOPMENTS SATISFY REQUIREMENTS IN TERMS OF SITING, DESIGN, SERVICING, 
CAR PARKING AND ENVIRONMENTAL IMPACT  
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7.17 The District Council is keen to ensure that existing shopping centres continue to play a vital part in the 

economic and social life of the District.  The defined shopping areas are shown on the Proposals Map. 
 
7.18 Town centres provide a concentrated range of retail and other facilities and are more easily accessible to those 

who do not have the use of a car. 
 
7.19 There are some opportunities for the expansion of existing retail uses and the provision of new shops within 

the defined shopping areas.  Suitable schemes could make use of vacant or underused outbuildings and upper 
storeys.  In addition, schemes making use of vacant or underused land, or small scale redevelopment to 
provide shopping mews or arcades, are likely to be permitted. 

 
 
Major Shopping Developments 
 

POLICY S2 
 
PLANNING PERMISSION WILL BE GRANTED FOR MAJOR SHOPPING DEVELOPMENTS 
WITH GROSS FLOOR AREAS IN EXCESS OF 465 SQUARE METRES WHERE:- 

 
(I) THE LOCATION IS WITHIN OR ADJOINING DEFINED SHOPPING AREAS; OR 
  
(II) THE NATURE OF THE SHOPPING ACTIVITY IS SUCH THAT IT CAN ONLY BE 

ACCOMMODATED SATISFACTORILY IN A NON-TOWN CENTRE LOCATION; AND 
  
(III) THE PROPOSAL WOULD NOT SERIOUSLY AFFECT THE VITALITY AND VIABILITY 

OF THE EXISTING SHOPPING AREAS; AND 
  
(IV) THERE WILL BE NO ADVERSE ENVIRONMENTAL IMPACT ARISING FROM THE 

PROPOSAL; 
  
(V) THE SCHEME WOULD ALSO MEET THE DISTRICT COUNCIL'S POLICY 

REQUIREMENTS IN TERMS OF SITING, DESIGN, SERVICING, CAR PARKING AND 
ACCESSIBILITY BY EXISTING OR POTENTIAL PUBLIC TRANSPORT SERVICES 

 
7.20 The most appropriate locations for new retail developments are the town centres, and the District Council  is 

anxious to ensure that most new retail development is directed to them.  Care must be taken however, to 
ensure that any large development schemes complement the character of the existing town centres. 

 
7.21 The development of modern shopping centres within existing town centres can create problems.  Town 

centres have evolved over a considerable timescale and were not designed to accommodate modern methods 
of personalised transport, particularly in the form of the motor car.  

 
7.22 It is important to ensure that the traffic generated by developments of this nature is able to flow freely, there is 

sufficient car parking provision and that all the measures which are necessary to avoid vehicular/pedestrian 
conflict, are undertaken in association with the implementation of the schemes, including, wherever possible, 
provision for access by public transport.  Development briefs will need to be prepared for all major proposals, 
before planning applications are submitted and considered. 

 
7.23 Where modern large scale commercial and retail warehouse schemes cannot be accommodated within or 

adjacent to existing centres proposals may be acceptable, in exceptional circumstances, outside established 
shopping areas, provided all normal standards are satisfied and the environment is safeguarded.  Such uses 
will not be permitted in the open countryside. 

 
 
Local Shops and District Centres 
 

POLICY S3 
 
PLANNING PERMISSION WILL BE GRANTED FOR THE ESTABLISHMENT OR EXTENSION 
OF LOCAL SHOPPING FACILITIES IN EXISTING OR NEW RESIDENTIAL AREAS, PROVIDED 
THERE IS NO ADVERSE IMPACT ON THE LOCAL ENVIRONMENT 
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7.24 At the local level, the availability of shopping provision which meets day to day needs, assists in the quality 

and convenience of everyday life.  Provided that normal development standards can be satisfied, planning 
permission is likely to be granted. 

 
 
Village Shops 
 

POLICY S4 
 
PLANNING PERMISSION WILL BE GRANTED FOR SHOPS IN VILLAGES WHICH ARE 
INTENDED TO SERVE THE LOCAL COMMUNITY, PROVIDED THAT THE PROPOSAL IS 
SYMPATHETIC IN TERMS OF DESIGN, SCALE AND MATERIALS, AND DOES NOT RESULT 
IN A LOSS OF AMENITY FOR NEIGHBOURING LAND USERS 

 
7.25 Where village shops exist, they provide an essential service and can often become a major contributor towards 

village life. 
 
7.26 Provided that care is taken in the siting and design of proposals of this kind, including where they involve the 

conversion of existing buildings, there is unlikely to be any reason for resisting development. 
 
 
Non-shopping Uses 
 

POLICY S5 
 
WITHIN THE DEFINED SHOPPING FRONTAGES SHOWN ON THE PROPOSALS MAP,  
PLANNING PERMISSION WILL BE GRANTED FOR THE CHANGE OF USE OF EXISTING 
CLASS A1 SHOPS, AT GROUND FLOOR LEVEL, PROVIDED THAT:- 
 
(I) THE PROPOSALS WOULD RESTORE THE INTEGRITY OF A PREVIOUSLY SUB-

DIVIDED UNIT; OR 
  
(II) THE PROPOSAL WOULD RESULT IN A POSITIVE BENEFIT TO THE VITALITY AND 

VIABILITY OF THE TOWN CENTRE 
 
7.27 If principal shopping frontages are increasingly devoted to non-Class A1 uses, the function of the shopping 

centre would be prejudiced in terms of both its appearance and as an attraction to shoppers, who will normally 
expect to find a variety and range of shops, rather than an overwhelming concentration of offices, cafés and 
restaurants.  Shopping frontages are shown on the Proposals Map. 

 
7.28 The pressure for the location of many non-retail uses in town centre shopping areas appears to have declined 

recently, as a result of changes in economic and trading conditions.  Many firms are rationalising their 
operations and branches of banks, building societies, estate agents and travel agents are closing. 

 
7.29 In order to maintain the image, vitality and viability of existing shopping centres, however, it is important that 

a good range of central area Class A1 shop uses are both encouraged and permitted to locate in the prime 
shopping frontages and that the existing shop units are protected.  There must be a balance between shopping 
and non-shopping uses.  This can be achieved by at least maintaining the current proportion of retail uses 
within the defined shopping frontages whilst in principle allowing non-A1 uses to locate elsewhere in the 
central areas of towns, and to continue, where they already exist within the defined frontages.  (Also see 
policy S6 and EMP8). 

 
7.30 As an exception to the normal approach of resisting changes of use to provide for non-retail uses, planning 

permission may be granted where a proposal will result in the reinstatement of the original appearance, design 
and integrity of a building.  Where a property has been previously subdivided into different uses, very often 
the character of the original building suffers as a consequence and may adversely affect the street scene.  In 
such circumstances, a reversion to the previous consolidated non-shopping use to secure visual improvement 
should take precedence.  In other circumstances permission may be granted where it can be demonstrated that 
the introduction of a non-retail use would result in a positive benefit to the vitality and viability of the 
particular centre.  In assessing the merits of such a proposal the District Council will have regard to the factors 
identified in PPG6 as contributing to the vitality and viability of town centres. 
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7.31 In addition to the above policy, proposals will also be considered in relation to the suitability of the building 

for the proposed use, the prominence of the site and the extent to which the proposed use would restore the 
fabric of the building. 

 
 

POLICY S6 
 
PLANNING PERMISSION WILL BE GRANTED FOR CLASS A3 USES (RESTAURANTS AND 
TAKEAWAYS) WITHIN THE DEFINED SHOPPING FRONTAGES PROVIDED THAT: 

 
(I) THERE WOULD BE NO CHANGE OF USE OF AN EXISTING CLASS A1 RETAIL USE 

AT GROUND FLOOR LEVEL UNLESS THERE WOULD BE A POSITIVE BENEFIT TO 
THE VITALITY OR VIABILITY OF THE SHOPPING CENTRE; 

  
(II) THERE WOULD BE NO ADVERSE EFFECT UPON THE AMENITIES OF 

NEIGHBOURING LAND USERS, AND 
  
(III) THERE WOULD BE NO ADVERSE IMPACT UPON THE HIGHWAY NETWORK OR 

PARKING FACILITIES IN THE LOCALITY. 
  
OUTSIDE THE DEFINED SHOPPING FRONTAGES PLANNING PERMISSION WILL BE 
GRANTED PROVIDED THAT THERE WOULD BE NO ADVERSE IMPACT UPON THE 
AMENITIES OF NEIGHBOURING LAND USERS, OR THE HIGHWAY NETWORK AND 
PARKING FACILITIES IN THE LOCALITY 

 
7.32 A separate Use Class for uses involving the sale of food and drink was created in "The Town and Country 

Planning (Use Classes) Order 1987". 
 
7.33 Premises engaged in the sale of food and drink can affect adversely the amenities of adjoining occupiers, 

create highway problems and give rise to environmental nuisances.  If sited to minimise such problems, 
however, such uses provide an important service for the local community. 

 
7.34 When considering whether to grant planning permission, the District Council may impose conditions to 

reduce the impact of the development.  Hours of opening may be stipulated and details of parking, servicing 
and ventilation regulated. 

 
 
Retailing from Industrial Premises 
 

POLICY S7 
 
PLANNING PERMISSION WILL NOT NORMALLY BE GRANTED FOR THE RETAILING OF 
GOODS FROM INDUSTRIAL AND BUSINESS PREMISES (USE CLASSES B1, B2, B8) UNLESS 
THE GOODS ARE MANUFACTURED, ASSEMBLED OR DISTRIBUTED IN ASSOCIATION 
WITH THE BUSINESS OPERATIONS OF THE FIRM, OR THE PRODUCTS ARE UNSUITED 
FOR SALE IN CONVENTIONAL SHOPPING AREAS 

 
IT WILL BE NECESSARY FOR ANY RETAIL OPERATION TO BE CONDUCTED AS AN 
ADDITIONAL PART OF THE NORMAL OPERATION OF THE FIRM.  ACCESS, PARKING AND 
SERVICING ARRANGEMENTS FOR THE RETAIL FUNCTION, SHOULD NOT PREJUDICE 
SIMILAR ARRANGEMENTS FOR THE OTHER OPERATIONS ON THE SITE 

 
7.35 While retailing from existing industrial premises is contrary to the District Council's general retail policies, 

there may be circumstances where certain forms of specialised "industrial retailing" would not be suited to a 
town centre location, or a traditional shopping area.  The products may be essentially of an industrial nature, 
or retailing might be an integral part of, but additional to a particular industrial use. 

 
7.36 In such circumstances retailing from industrial premises, providing that it is additional to the main use of such 

premises, may be acceptable. 
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Retail Markets 
 

POLICY S8 
 
PLANNING PERMISSION WILL BE GRANTED FOR THE CONTINUED OPERATION OF OPEN 
AIR MARKETS IN TOWNS.  PROPOSALS FOR THE RE-SITING OF STREET MARKETS, 
WHERE THIS IS NECESSARY TO PROVIDE LARGER, SAFER AND MORE CONVENIENT 
FACILITIES, WILL BE PERMITTED PROVIDED THERE IS NO ADVERSE IMPACT UPON THE 
AMENITIES OF ADJOINING LAND USERS 

 
7.37 Street markets are a popular and traditional retail function.  Some of the markets operate within the streets of 

town centre shopping areas. 
 
7.38 With a growing population it might be preferable to re-site markets in order to increase their size and provide 

more convenient and safer trading site, for both stallholders and customers. 
 
Promoting the Vitality and Viability of Town Centre Shopping Areas 
 
7.39 The promotion and enhancement of existing town centres will be supported and encouraged.  The active 

promotion and enhancement of existing town centres as places for visiting and shopping is fundamental to 
their continued commercial success.  The District Council wishes to encourage improvements to public 
transport provision and associated facilities in order to promote their use as an alternative to reliance upon the 
private car.  The availability or potential for public transport access will form part of the criteria for the 
assessment of new shopping schemes under policy S1. 

 
7.40 The District Council's retailing and overall planing strategy, is aimed at improving the convenience of the 

town centres to benefit the shopper and visitor.  This will be achieved by carrying out further environmental 
improvement schemes, protecting the prime retail function of main shopping streets and at the same time 
preserving a mix of related uses.  In addition, steps will be taken to improve car parking provision, improve 
traffic management and servicing arrangements and implement further pedestrian priority schemes. 

 
7.41 This strategy is provided for by virtue of the shopping policies in this section of this Plan.  It will also be 

implemented through policies TR3, TR4, TR8, EN16, EN17, EN21 and EN27 and initiatives referred to in 
paragraphs 3.34, 3.58, 3.69-3.71, 10.27 and 10.34 

 
 
7.42 Town centres are a vital part of the economic and social life of the District and encouraging investment in 

these areas, ensures that buildings are properly maintained and the character of historic areas is protected. 
 
7.43 Enhancing the attraction of town centres benefits the local community, makes the town attractive to visitors 

and tourists and provides a positive image of the local area to prospective developers and investors.  Town 
centres which appear to be run down, declining or decayed have the opposite effect. 

 
 
Shopping in the Countryside 

 
POLICY S9 
 
PLANNING PERMISSION WILL NOT BE GRANTED FOR MAJOR SHOPPING 
DEVELOPMENTS IN THE OPEN COUNTRYSIDE 
 
SMALL SCALE SHOPPING DEVELOPMENTS RELATING TO RECREATION AND TOURISM, 
WILL BE PERMITTED PROVIDED THIS INVOLVES THE RE-USE OF BUILDINGS WHERE 
THEIR FORM, BULK AND GENERAL DESIGN IS IN KEEPING WITH THE SURROUNDINGS  
AND THERE IS NO ADVERSE ENVIRONMENTAL IMPACT 

 
7.44 In accordance with the policies which seek to safeguard and protect the open countryside, major shopping 

schemes will be resisted. 
 
7.45 Small scale proposals which result in the re-use of buildings related to recreation and tourism developments, 

are likely to be acceptable.  Schemes should respect the character and fabric of buildings and not involve 
extensive alteration, rebuilding or extension.  In addition, there should be no adverse impact on the local 
environment.  (Also see policies AG4, S10, RL11, TO1 and TO6). 

 
67 



East Northamptonshire District Local Plan 1996 
Shopping 

 
POLICY S10 
 
PLANNING PERMISSION WILL BE GRANTED FOR PROPOSALS TO CREATE FARM SHOPS 
PROVIDED:- 

 
(I) AT LEAST 75% OF THE PRODUCE SOLD IS GROWN ON THE FARM; 
  
(II) THE SHOP IS ADDITIONAL TO THE MAIN AGRICULTURAL/FARM USE; 
  
(III) THE SHOP IS COMPLEMENTARY TO EXISTING FARM BUILDINGS AND THE 

LANDSCAPE, IN TERMS OF DESIGN, SCALE AND SITING; 
  
(IV) ACCESS AND CAR PARKING CAN BE PROVIDED TO MEET THE REQUIREMENTS 

OF THE DISTRICT COUNCIL;  AND 
  
(V) THE MAIN AGRICULTURAL OPERATION OF THE FARM IS NOT PREJUDICED BY 

THE FARM SHOP USE 
 
7.46 Farmers are often keen to establish retail sales from their premises, when seeking to diversify their main 

farming activities. 
 
7.47 Provided that the proposal is additional to the main farm operation, appropriate in scale and design, with 

satisfactory access and parking arrangements, planning permission is likely to be granted. 
 
7.48 Planning permission will be resisted for proposals which are isolated from existing farm buildings.  The 

District Council is most keen to prevent the development of roadside facilities which have no direct 
relationship to adjoining agricultural land and merely seek to exploit the potential of sales to passing 
motorists.  The assessment of the produce sold, which is grown on the farm, will be on the basis of the total 
volume or quantity of goods sold. 
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