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1 INTRODUCTION   
 
1.1 Northampton Town Centre (and its immediate surroundings within the Central 
Area) is home to the main commercial, administrative, cultural and retail centre for 
Northamptonshire.  It accommodates the administrative buildings for the Borough and 
County Council (which will become a West Northamptonshire Council on 1st April 
2021), a modern railway station which provides regular train services to London and 
Birmingham, and an indoor shopping centre, a market square and a traditional high 
street offer.  It has a rich set of heritage assets including four conservation areas and 
several statutory listed buildings.  The University of Northampton is located within the 
Central Area and its student population plays a pivotal role in sustaining the night time 
economy of the town centre.  Northampton town centre and its surrounding areas 
continue to generate economic growth and attract net inward commuting, although 
there are increasing headwinds (such an online shopping and ongoing changes to 
permitted development rights) and competition (particularly from out of town retail 
provision) which have, in common with many other centres of this size, influenced the 
way in which it functions. 
 
1.2 Northampton Town Centre, like most centres of this size in the United Kingdom, 
has continued to experience a reduction in retail units.  Examples include the closure 
of national retail chainstores like Marks & Spencer and British Home Stores.  Retail 
has historically been the backbone of town centres like Northampton, and it generated 
sufficient footfall for businesses to thrive.  It is increasingly recognised at the national 
level that the role of town centres is changing, with less emphasis on large scale 
retailing and more emphasis on functions specific to individual centres including 
independent shops, food and beverages, health and fitness, culture and heritage, 
hotels, as well as town centre living. 
 
1.3 With the increasing market share of online shopping and the emergence of out 
of town shopping facilities like Rushden Lakes, Northampton Town Centre and, in 
particular, its main shopping streets, has started to experience a level of competition 
which has resulted in the need to re-evaluate its role and function. Regeneration is an 
important consideration in the continuing development of Northampton because an 
adaptive town that changes to suit the needs of residents, investors and visitors, whilst 
encouraging positive changes, is crucial to its survival and subsequent growth.  There 
are still some brownfield land within the Central Area which are capable of 
accommodating schemes which will contribute towards the regeneration of the town 
centre including sites located close to the railway station.  
 
1.4 Chapter 6 of the Northampton Local Plan Part 2 (LPP2) focuses on 
Northampton’s Regeneration Strategy.  The policies in the Northampton LPP2 related 
to regeneration are expected to play a vital role in delivering high quality and well-
designed places which contribute to high quality living and positive experiences for 
residents, investors and visitors.   
 
1.5 Table 1 sets out the policies relevant to this topic paper. 
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Table 1: Policies relevant to this topic paper 
 

Policy 
number 

Policy details 

8 Supporting Northampton Town Centre’s role 

9 Regeneration opportunities in the Central Area 

10  Supporting and safeguarding the University of Northampton 
Waterside campus 

11 Managing hotel growth 

12 Development of main town centre uses 

19 New retail developments and retail impact assessments 

39 Northampton Railway Station, Railfreight and adjoining sites 

42 Greyfriars 

44 Sites in Tanner Lane, Green Street, St Peter’s Way and Freeschool 
Street 

 
1.6 In order to understand the evolution and application of the policies, it is 
important to note the differences between the town centre boundary and the Central 
Area boundary.  These are shown in map 1 below. 
 
Map 1: Map showing Northampton’s town centre and Central Area boundaries 
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2 NATIONAL POLICY 
 
National Planning Policy Framework (February 2019) 
 
2.1 Chapter 7 of the National Planning Policy Framework (NPPF) is titled Ensuring 
the vitality of town centres. Paragraph 85 establishes that planning policies and 
decisions should allow town centres to grow and diversify as part of a positive strategy 
to meet anticipated needs for retail, leisure office and other main town centre uses, 
with 85b stating that planning policies and decisions should… define the extent of town 
centres and primary shopping areas, and make clear the range of uses permitted in 
such locations’.  
 
2.2 The NPPF also considers the promotion of healthy and safe communities with 
paragraphs 93 and 95a providing details of how policies should deal with estate 
regeneration and how developments should be informed by the most up to date 
information available from the police and other agencies.   
 
2.3 Paragraph 104a states that planning policies ‘should support an appropriate 
mix of uses across an area to minimise the number and length of journeys needed for 
employment, shopping, leisure, education and other activities’. 
 
Planning Practice Guidance 
 
2.4 Planning Practice Guidance (PPG) is updated regularly and the current 
guidance related to regeneration, at the time of producing this paper, is set out below. 
 
Town Centres and Retail  
2.5 The PPG states that planning policies are expected to define the extent of 
primary shopping areas1. It goes onto say that planning authorities should plan 
positively to identify the most appropriate alternative strategy for meeting the identified 
need for these main town centre uses, having regard to the sequential and impact 
tests. This should ensure that any proposed main town centre uses which are not in 
an existing town centre are in the best locations to support the vitality and vibrancy of 
town centres, and that no likely significant adverse impacts on existing town centres 
arise2. 
 
2.6 The LPP2 identifies both the town centre boundary and the central area 
boundary. Policy 12 of the LPP2 considers development of main town centre uses. It 
states where suitable and viable sites are not available for town centre uses in the 
town centre, support will be given for appropriate edge of centre sites that are well 
connected to the town centre, and sites within the District Centres and Local Centres.   
 
Design: Process and tools 
2.7 Paragraph 006 of this section considers masterplans and how they can set the 
vision and implementation strategy for development. The PPG states They are distinct 
from local design guides by focusing on site specific proposals such as the scale and 
layout of development, mix of uses, transport and green infrastructure. Depending on 

 
1 https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres - 002 Reference ID: 2b-002-20190722 
2 https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres - 005 Reference ID: 2b-005-20190722 

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
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the level of detail, the masterplan may indicate the intended arrangement of buildings, 
streets and the public realm. 
 
2.8 The LPP2 policies relating to Northampton Town Centre set the context for 
proposals across the town centre and the wider Central Area, including those set out 
in the Town Centre Masterplan3.   
 
Use Classes Order and Permitted Development Rights 
 
2.9 Recent changes to the Use Classes Order and associated Permitted 
Development Rights facilitate the shift away from traditional retail in town centres 
towards a wider set of uses.  Most of these changes happened too late to be 
incorporated in the submission version of the Plan, but have been included in the list 
of proposed minor modifications submitted.  
 
3 STRATEGIC POLICY 
 
West Northamptonshire Joint Core Strategy (December 2014) 
 
3.1 The LPP2 seeks to deliver the strategic policies contained in the West 
Northamptonshire Joint Core Strategy (WNJCS).  WNJCS policies relevant to the 
regeneration chapter in the LPP2 are RC1, RC2, N1 and N11. 
 
3.2 Chapter 7 of the WNJCS focuses on Regenerating and Developing 
Communities which has as a key objective to reduce disparities between communities 
by improving opportunities for some of the most deprived areas in West 
Northamptonshire.   
 
3.3 Policy RC1 (Delivering Community Regeneration) states how community 
regeneration schemes will be assessed in order to provide the focus for community 
regeneration activity.  
 
3.4 Policy RC2 (Community Needs) emphasises that new residential and 
commercial development will be required to make provision for community facilities 
and public open space.  
 
3.5 Policy N1 focuses on the Regeneration of Northampton.  It sets out how the 
regeneration of Northampton will be supported by measures including:  

• A focus on Northampton’s town centre and central area; 

• Housing development; 

• Employment development;  

• Provision of local shopping services and facilities; 

• Addressing factors of deprivation; and  

• Improvements to the transport network 
 

 

 
3 https://www.northampton.gov.uk/info/592/regeneration/2443/northampton-town-centre-masterplan-consultation  

https://www.northampton.gov.uk/info/592/regeneration/2443/northampton-town-centre-masterplan-consultation
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3.6 Policy N11 (Supporting Areas of Community Regeneration) focuses on the 
regeneration of some of Northampton’s neighbourhoods to address the key principles 
of delivering inclusive, sustainable communities.  
 
3.7 Paragraph 4.42 highlights regeneration opportunities and ‘the potential to 
create successful and sustainable communities and a high quality living environment 
fit for the 21st century and beyond’. Furthermore paragraph 4.51 emphasises that 
planning policies regarding the town centre ‘must actively support regeneration 
projects’. 
 
3.8 Spatial Objective 2, ‘Infrastructure and Development’, requires adequate levels 
of provision of existing local services to meet the needs of people and business 
regarding regeneration and new development in West Northamptonshire. Spatial 
Objective 5, ‘Supporting Northampton Town Centre’, supports the regeneration of the 
town centre by making it the focus of high-quality retail, employment, leisure and 
cultural development recognising its importance at the heart of the county. 
 
3.9 Finally, Objective 10 seeks to raise educational attainment and skills within the 
community, including strengthening the link between local businesses and the 
University of Northampton (UoN). The LPP2, through Policy 10, supports and 
safeguards the UoN Waterside Campus for enhancement and improved connectivity 
to the town centre. 
 
4 LOCAL PLANNING POLICY 
 
Northampton Central Area Action Plan (CAAP) – January 2013 
4.1 The Central Area Action Plan was adopted in 2013.  The LPP2 seeks to replace 
and update the policies in the plan so there are no policies which are relevant to the 
emerging plan. 
 
Neighbourhood Plans 
4.2 As at December 2020 three Neighbourhood Plans have been made in 
Northampton Borough. These are: 
 

• Duston Neighbourhood Plan 

• Growing Together Neighbourhood Plan – Blackthorn, Cherry Lodge, Goldings, 
Lings, Lumbertubs and Overstone Lodge 

• Spring Boroughs Neighbourhood Plan 
 
4.3 Other Neighbourhood Plans are at the preparation stage. These are:  
 

• Queens Park Neighbourhood Plan 

• Semilong and Trinity Neighbourhood Plan 

• Great Houghton Neighbourhood Plan 
 
4.4 The made Neighbourhood Plans for Duston, Spring Boroughs and Growing 
Together have regeneration related policies that have been considered as part of the 
overarching policies in the emerging plan. 
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5 SUPPLEMENTARY PLANNING DOCUMENTS (SPD)  
 
Planning Obligations SPD (2013) 
5.1 Adopted in 2013 the SPD sets out Northampton’s strategy for working with the 
local community, the development industry, adjoining local planning authorities and 
other interested parties to secure relevant planning obligations in relation to mitigating 
the impacts of new development within Northampton Borough. Planning contributions 
from development are expected to improve services and facilities throughout the 
borough for existing and new residents. 
 
Northampton Shopfront Design Guide SPD (2011) 
5.2 This guide provides information for retailers and commercial operators when 
they want to make alterations to or replace a shopfront. There is a need to ensure that 
shopfronts enhance and contribute to the street scene and the local character. This 
will help create an attractive, safe and vibrant environment for the public, in addition 
to protecting and enhancing Northampton’s heritage. 
 
6 NORTHAMPTON BOROUGH COUNCIL CORPORATE PLAN (2019 – 2021) 
 
6.1 Although this document does not form part of the development plan, it sets out 
three strategic priorities for the Council, which are: 

• A stronger economy  

• Resilient communities 

• Exceptional services to be proud of 
 
6.2 Below each of these priorities sit primary objectives the Council will focus on. 
In the context of infrastructure for Northampton these are: 

• Have a Local Plan that helps Northampton grow and prosper  

• Build stronger and more resilient communities 

• Make the best use of our assets 

• Provide high quality services  
 

7 EVIDENCE BASE 
 
Northampton Town Centre Masterplan (Northampton Borough Council, October 2019) 
7.1 The masterplan establishes a clear vision for the town centre and enables the 
delivery of the transformational change required for Northampton to once again have 
a town centre that residents, visitors and businesses will be proud of.  The masterplan 
has not yet been finalised but it has gone through a series of consultation exercises.  
It will to an extent reflect  input from the public whilst adhering to planning policies at 
the time of preparation. 
 
7.2 The masterplan identifies five priority areas that could be improved to transform 
the centre of Northampton. These are Marefair and Gold Street, the Market Square, 
Greyfriars, Fish Street and St Giles’ Street and Abington Street. Issues that could be 
potentially addressed include delivering modern retail units, introducing more office 
space, and encouraging more residential.  
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7.3 LPP2 Policies 8 (Supporting Northampton Town Centre’s Role) and 9 
(Regeneration Opportunities in the Central Area) set the context for proposals in these 
areas. 
 
Northampton Retail and Leisure Study (Nexus Planning, September 2018) 
7.4 This document presents results of an assessment of the existing vitality and 
viability of Northampton’s retail and leisure offer, assesses the impact of competing 
nearby centres and provides recommendations on the potential of the Borough to meet 
its identified retail and leisure needs up to 2029. 
 
7.5 The study recommends that allocations for new retail floorspace should take 
into account the assessment of the performance, vitality and viability of the qualitative 
health of a centre to ensure that any identified capacity meets both a quantitative and 
qualitative need. Applications for retail developments above the locally set threshold 
and outside the designated primary shopping area would need to be considered in 
accordance with the sequential approach and retail impact assessment methodology. 
 
7.6 It is noted that there is potential to build upon links between the Town Centre 
and the Waterside Campus and this is supported in LPP2 Policy 10 (Supporting and 
safeguarding the University of Northampton Waterside Campus). Also recommended 
is that the expansion and diversification of the Town Centre could adopt a more flexible 
approach that enables the centre to better adapt to market requirements and attract 
town centre investment going forward. A method of doing this could be to support the 
centre’s cultural activities, leisure and retail services, to accommodate the changing 
role of town centres to becoming more experience-focused destinations. 
 
The Great British Brain Drain (Centre for Cities, November 2016) 
7.7 This report details how cities can be competitive in attracting the best 
graduates. They conclude that the patterns of graduate migration appear to be 
primarily driven by a mix of short- and long-term job opportunities. If a city wants to 
attract and retain a greater number of graduates, then it should support economic 
growth, rather than rely on narrower policies specifically targeted at graduate attraction 
and retention. 
 
7.8 The report recommended that there should be a focus on the economic 
fundamentals of creating a place to live and work. This includes an efficient transport 
system, a functional housing market, and finally an adaptable and responsive planning 
system. There also needs to be a focus on boosting demand for high-skilled workers 
among businesses.  
 
University of Northampton - Waterside Campus 
https://www.northampton.ac.uk/news/new-jobs-for-northamptonshire-residents-
thanks-to-waterside-campus/ 
7.9 This news item reports that the University of Northampton created a £290 
million boost to the local economy and generated more than 2,700 jobs.  Having this 
level of economic activity located in close proximity to the town centre boosts 
opportunities for regeneration. 
 
 
 

https://www.northampton.ac.uk/news/new-jobs-for-northamptonshire-residents-thanks-to-waterside-campus/
https://www.northampton.ac.uk/news/new-jobs-for-northamptonshire-residents-thanks-to-waterside-campus/
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Northampton Hotel Futures (Hotel Solutions, 2016) 
7.10 This study provides an overview of current hotel provision and performance in 
Northampton, as well as identifying future growth prospects and hotel development 
opportunities. 
 
7.11 The study recommends a need to plan for hotel growth. The study shows 
market potential for up to five new hotels in Northampton by 2029. It concluded that 
the Council could prioritise full service, international brand 3- and 4-star hotels with 
conference, banqueting and leisure facilities.  These should attract international and 
national companies. 
 
7.12 As well as this a locational approach, and some sequential test flexibility, should 
be taken. It recommends an approach that prioritises hotel development both in the 
town centre and the Enterprise Zone. This is based on the findings that hotel 
development is strongest in locations where there is a scarcity of good hotel sites, and 
where hotel development is being frustrated by competition from higher value uses 
such as offices and residential. 
 
8 CONSULTATION 
 
Issues Consultation - April – June 2016 
 
8.1 The Issues consultation was held from 27th April to 10th June 2016 with 50 
respondents submitting their comments.  A key point was that housing should be 
provided in the town centre. It was also commented that there was a need for the town 
centre to evolve to become a destination to attract visitors and to increase dwell time 
in the town centre, with a mix of destination and independent shopping, workplaces, 
cultural attractions and cafes/restaurants. The LPP2 was viewed as an opportunity to 
improve the Market Square to reflect its historical significance and to enhance the 
market, as well as to emphasise the importance of the Cultural Quarter and the 
opportunity to contribute to a distinct sense of place within the town centre. 
 
Options Consultation - September – November 2016 
 
8.2 The options consultation ran from 21st September to 2nd November 2016 and 
46 respondents made comments.  
 
8.3 One respondent noted that the LPP2 needed a vision for the community to 
include provision of play and community space.  
 
8.4 Regarding the town centre, one respondent considered that the LPP2 needed 
to include flexibility in policy to allow for changing circumstances and the challenges 
facing retail. 
 
Local Plan Part 2 – Proposed Submission Round 1 – May to June 2019  
 
8.5 The consultation commenced on 1st May 2019 and ended on 14th June 2019. 
In total there were 93 respondents.  
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8.6 Overall, respondents were supportive of Policy 8 and the Council’s support for 
proposals and schemes which contribute positively towards a mix of town centre uses.  
They also suggested additional text be added to Policy 11 to ensure that residential 
amenity with regard to noise, air quality and odour can be achieved in the town centre. 
 
8.7 Respondents suggested that the retail capacity of town centres should not be 
seen as absolute where proposals would enhance the vitality and viability and that this 
should be reflected within Policy 17 (now 19). 
 
8.8 Several respondents mentioned that the requirement for an 18-month 
marketing period (for retail use) should be reduced to 6 months.  Evidence prepared 
for the Local Plan recommended that it should be 18 months, however, it was 
considered that this could be reduced to between 12 and 18 months, taking into 
account the current economic climate.  
 
Local Plan Part 2 – Proposed Submission Round 2 – July to September 2020 
 
8.9 The second round of the regulation 19 consultation took place between 13th 
July and 7th September 2020. Comments were received from 65 respondents. 
 
8.10 One respondent commented that Policy 19 (New retail developments and retail 
impact assessment) should be amended to differentiate between ground and upper 
floor units to allow vacant units to be more flexible in their uses. Having considered 
this suggestion, the text has been amended. 
 
8.11 Overall, there were no major objections to the policies associated with 
regeneration.  Supportive comments were received about Policy 44 (Sites in Tanner 
Street, Green Street, St Peter’s Way and Freeschool Street). 
 
9 SUMMARY AND CONCLUSION 
 
9.1 To ensure that the town centre continues to evolve, policies have been 
formulated to secure and strengthen its role in contributing more positively towards a 
wide range of town centre uses and improve visitor experiences.  Also, there is a need 
to review the role that Northampton Town Centre can play particularly in light of the 
changes that taken place within town centres over many years alongside the ongoing 
changes to the Use Classes Order.  Policy 8 (Supporting Northampton Town Centre’s 
role) seeks to deliver this guidance and direction. 
 
9.2 Policy 9 (Regeneration Opportunities in the Central Area) provides a more site-
specific and sequential approach to redevelopment which targets the central area of 
Northampton for regeneration.  These include sites the railway station and its 
immediate surrounding area. 
 
9.3 In addition, representations received during the consultation supported the 
need to safeguard the University of Northampton Waterside Campus.  It plays a key 
role in the regeneration of the town centre through its student population, improving 
particularly the town’s night time economy.  Policy 10 (Supporting and safeguarding 
the University of Northampton Waterside Campus) seeks to deliver this aim. 
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9.4 The need to plan for hotel development complements the requirement to 
promote regeneration in the town centre.  Hotels cater for a wide range of people from 
tourists to businesses.  It is therefore important to ensure that any proposals that come 
forward are supported.  This is reflected in Policy 11 (Managing hotel growth). 
 
9.5 There is a need to ensure that the town centre remains the focus of growth for 
main town centre uses, in line with the sequential test.  This is reflected in Policy 12 
(Development of main town centre uses). 
 
 
 
  
 


