of the centre could prove beneficial. UGS therefore request that the Borough removes the designated
Primary Retail Frontage which currently applies to the centre. This would create greater flexibility in
respect of the type of uses allowed within the shopping centre, increasing lettings and improving
perceptions of its vitality.
Background
UGS acquired Market Walk out of receivership in 2010. At the time, occupancy was approximately
75%. Although occupancy levels are now only 15% lower, this masks a more considerable change in
the nature of occupation. All recent lettings have been to largely unknown low-value independent
retailers and, more importantly, on all-inclusive or rent-free deals. The centre is running at a
substantial loss and these lettings have been agreed to mitigate business rates liability on as many of
the vacant units as possible. UGS nonetheless remain committed to securing the best long-term use
for Market Walk and are eager to engage with the Borough to secure its future.

Site Context
The Market Walk Shopping Centre is located in the centre of Northampton directly east of the Market
Square. It comprises a three storey building with retail units on ground and raised ground floors. It is
located within the Northampton Town Centre boundary and Primary Shopping Area. The site is also
within the Central Area Action Plan area.

Local Plan (Part 2) Options Consultation
This consultation is the second stage in the preparation of the Northampton Local Plan (Part 2), which
will be accompanied by a partial review of the Central Area Action Plan.
The Options consultation document includes a number of questions which have been set out to
prompt feedback on particular issues. Responses to the question relevant to the Market Walk site are
set out below.
15. Do you agree that we should review the secondary retail frontages policy, which restricts nonretail uses in some sections of frontage, to allow greater flexibility for non-retail uses in some areas?
We agree that the secondary retail frontages policy should be reviewed, but consider this review
should also be extended to primary retail frontages, particularly the Market Walk Shopping Centre.
Detailed justification for this approach is provided below.
UGS recognise the way in which retailing patterns have changed in recent years. Northampton is an
area of relatively low demand, with high competition both in- and out-of-town. This is further impacted
to the extent that an increasing amount of retail spend is moving to Milton Keynes. The result is low
rental values and low capital values for retail floorspace in a challenging economic climate.
The average spend per shopper within Northampton is low, being approximately £1,683 pa. Of total
comparison retail spend, 35% (£518.5 million pa) is within the Northampton area and 21% (£309.25
million pa) is within the City Centre. Some 15% (£231.25 million pa) is being lost to Milton Keynes and



recognise town centres as the heart of their communities and pursue policies to support their
viability and vitality;



promote competitive town centres that provide customer choice and a diverse retail offer and
which reflect the individuality of town centre;



where town centres are in decline local planning authorities should plan positively for their
future to encourage economic activity.

The Government also places significant weight on the need to support economic growth through the
planning system and states at paragraph 21 of the NPPF that:

“Investment in business should not be over-burdened by the combined requirements
of planning policy expectations. Planning policies should recognise and seek to
address potential barriers to investment, including a poor environment or any lack of
infrastructure, services or housing.”

In addition to the local and national policy guidance set out above, greater flexibility in respect of
permitted development rights relating to town centre uses were introduced by the Government in May
2013. The amendments allowed greater flexibility for changes of use within the A Use Classes and
sought to support those looking to make the best of their property assets. It is therefore clear that both
local and national planning policy and guidance supports vibrant and thriving town centres and
acknowledges that flexibility is required to ensure that buildings do not become and remain vacant.
There is therefore a national policy context which would support a more flexible approach being taken
by the Borough.

Central Area Action Plan
The Central AAP sets out the vision for the centre of Northampton and includes policies that seek to
shape the future development of the area. In addition to general planning policies, the AAP also sets
out guidance for specific areas of the town centre. The Council’s vision for the Market Square is set
out at Policy 31, but the area covered does not extend as far as the Market Walk Shopping Centre.
Nevertheless, due to the proximity to the Market Square, it is considered appropriate for the proposals
for Market Walk Shopping Centre to be informed by the aspirations of the AAP.
The AAP sets out the objective at Policy 31 to make the Market Square into a high quality leisure
destination, and also notes that there is a relatively limited choice for consumers within the town
centre in respect of leisure and the evening economy. It is considered that if greater flexibility was
afforded in respect of the uses permitted within Market Walk then it could make a significant
contribution to supporting the Council’s vision for the Market Square area, particularly the aspiration
for more restaurants within the area. In this respect, we propose that Policy 31 is amended in order to
recognise that the function of the Market Square as a leisure destination could be enhanced by
allowing greater flexibility for restaurant uses at Market Walk Shopping Centre, which is adjacent.

