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[bookmark: _Toc146906706]Introduction
Overview
This Town Centre/Local Centre Study has been commissioned by Ashfield District Council (the Council). The preparation of the Study has been led and co-ordinated by Nexus Planning (“Nexus”), in partnership with BAS Consultancy (“BAS”).
The purpose of the Study is to inform the preparation of the emerging Ashfield District Local Plan. It aims to provide the Council with an up-to-date, objective assessment of the health of centres in the Council area and considers possible strategic policy responses to prevalent and emerging issues.
The Study has been prepared to reflect the requirements of the Town Centres and Retail Planning Practice Guidance (‘the Town Centres PPG’). 
Structure of the Study
This report is structured as follows: 
· Section 2 provides a summary of the key national and local retail policy context relevant to the Study. 
· Section 3 summarises key current and future retail trends and, in doing so, provides the overarching context for this Study and how it can be used to guide plan-making.
· Section 4 describes our health-check methodology. 
· Sections 5 to 14 set out our health-check assessments for the three Town Centres Kirkby-in-Ashfield, Sutton-in-Ashfield and Hucknall, and seven Local Centres. 
· Section 15 provides guidance to inform the emerging Local Plan on the following matters: Primary Shopping Frontages; Town Centre Boundaries; Retail Hierarchy; Retail Impact Assessment Threshold; Local Shopping Centres; Towns Fund and the Future High Streets Fund Investment; Levelling Up Fund bid for Hucknall; Actions and Interventions; and Policy Direction.
[bookmark: _Toc146906707]Policy and Legislative Context
In order to shape the direction of this Study, it is helpful to understand relevant retail and Town Centre planning policy at a national and local level. As such, we first summarise national planning policy of relevance before considering retail and Town Centre development plan policy as set out in the draft local plan for Ashfield. We also consider changes to the Use Classes Order and the application of permitted development rights to Town Centre uses.
[bookmark: _Toc125553866][bookmark: _Toc131152100][bookmark: _Toc132630817]Revised National Planning Policy Framework
The most recent iteration of the National Planning Policy Framework (‘NPPF’) was published in September 2023. The NPPF reflects the fact that the traditional role of Town Centres has been somewhat undermined by structural changes in the retail sector, and that there may be a need to plan for a more diverse range of uses going forward. As such, the NPPF advocates a more flexible policy framework to support the future vitality and viability of Town Centres.
NPPF policies are considered on a thematic basis below.
[bookmark: _Toc128038835][bookmark: _Toc131152101]Plan-Making
Paragraph 20 of the NPPF indicates that development plans should set out an overall strategy for the pattern, scale, and quality of development, including policies to deliver retail, leisure, and other commercial development. Paragraph 31 states that the preparation and review of all policies should be underpinned by relevant and up-to-date evidence. This should be proportionate and take into account relevant market signals. 
[bookmark: _Toc128038836][bookmark: _Toc131152102]Building a Strong, Competitive Economy
Paragraph 81 of the NPPF indicates that planning policies and decisions should help create the conditions in which businesses can invest, expand, and adapt. Significant weight should be placed on the need to support economic growth and productivity, taking into account both local business needs and wider opportunities for development. 
[bookmark: _Toc128038837][bookmark: _Toc131152103]Ensuring the Vitality of Town Centres
Paragraph 86 specifically relates to planning for Town Centres. It states that:
‘Planning policies should:
define a network and hierarchy of Town Centres and promote their long-term vitality and viability – by allowing them to grow and diversify in a way that can respond to rapid changes in the retail and leisure industries, allows a suitable mix of uses (including housing) and reflects their distinctive characters; 
define the extent of Town Centres and primary shopping areas, and make clear the range of uses permitted in such locations, as part of a positive strategy for the future of each centre; 
retain and enhance existing markets and, where appropriate, re-introduce or create new ones; 
allocate a range of suitable sites in Town Centres to meet the scale and type of development likely to be needed, looking at least ten years ahead. Meeting anticipated needs for retail, leisure, office and other main Town Centre uses over this period should not be compromised by limited site availability, so Town Centre boundaries should be kept under review where necessary;
where suitable and viable Town Centre sites are not available for main Town Centre uses, allocate appropriate edge of centre sites that are well connected to the Town Centre. If sufficient edge of centre sites cannot be identified, policies should explain how identified needs can be met in other accessible locations that are well connected to the Town Centre; and
recognise that residential development often plays an important role in ensuring the vitality of centres and encourage residential development on appropriate sites.
The requirement to plan to meet needs across a minimum fifteen-year period (Paragraph 22) represents a change from the previous NPPF which required Town Centre needs to be met in full across the entire plan period. 
In addition, it is notable that the NPPF Annex 2 Glossary fails to make any reference to the designation of primary and secondary frontages. Page 32 of the Government Response to the 2018 Draft Revised National Planning Policy Framework Consultation indicated that, whilst the revised NPPF (2021 and 2023) has removed the expectation in national planning policy that such frontages must be defined, this does not necessarily preclude authorities from doing so where their use can be justified. However, it is evident that the general intention is to provide for more flexibility through a less prescriptive approach to land use.
Paragraph 90 of the NPPF states that it is appropriate to identify thresholds for the scale of edge of centre and out of centre retail and leisure development that should be the subject of an impact assessment. Any such threshold policy applies only to the impact test. All planning applications for main Town Centre uses that are not in an existing centre and not in accordance with an up-to-date development plan will generally be the subject of the sequential test.
[bookmark: _Toc128038838][bookmark: _Toc131152104]Promoting Healthy and Safe Communities
Paragraph 93 seeks to support the social, recreational, and cultural facilities and services communities need. The guidance states that planning policies and decisions should:
· plan positively for the provision and use of shared spaced, community facilities (such as local shops, meeting places, sports venues, open space, cultural buildings, public houses and places of worship), and other local services to enhance the sustainability of communities and residential environments;

· take into account and support the delivery of local strategies to improve health, social and cultural well-being for all sections of the community;

· guard against the unnecessary loss of valued facilities and services, particularly where this would reduce the community’s ability to meet its day-to-day needs;

· ensure that established shops, facilities and services are able to develop and modernise, and are retained for the benefit of the community; and

· ensure an integrated approach to considering the location of housing, economic uses and community facilities and services.

[bookmark: _Toc125553867][bookmark: _Toc131152105][bookmark: _Toc132630818]Ensuring the Vitality of Town Centres Planning Practice Guidance
The Town Centres and Retail Planning Practice Guidance (‘the Town Centres PPG’) was published in July 2019 and thereafter updated in September 2020. It provides additional direction in respect of how retail and Town Centre planning policy should be applied in respect of plan-making and decision-taking. The Town Centres PPG affirms the Government’s aspiration to support Town Centres in order to generate employment, promote beneficial competition and create attractive, diverse places where people want to live, work and visit.
Paragraph 004 of the Town Centres PPG indicates that a local planning authority’s strategy for their Town Centres should include:
The realistic role, function and hierarchy of Town Centres over the plan period. Given the uncertainty in forecasting long-term retail trends and consumer behaviour, this assessment may need to focus on a limited period (such as the next five years) but will also need to take the lifetime of the plan into account.  It will be reviewed every 5 years.
The vision for the future of each Town Centre, including the most appropriate mix of uses to enhance overall vitality and viability.
The ability of the Town Centre to accommodate the scale of assessed need for main Town Centre uses, and associated need for expansion, consolidation, restructuring or to enable new development or the redevelopment of under-utilised space. 
How existing land can be used more effectively – for example, the scope to group particular uses such as retail, restaurant and leisure activities into hubs or for converting vacant space above shops.
Opportunities for improvements to the accessibility and wider quality of Town Centre locations, including improvements to transport links in and around Town Centres, and enhancement of the public realm.
What complementary strategies are necessary or appropriate to enhance the Town Centre and help deliver the vision for its future, and how these can be planned and delivered. For example, this may include consideration of how parking charges and enforcement can be made proportionate.
The role that different stakeholders can play in delivering the vision. If appropriate, it can help establish the level of cross-boundary/strategic working or information sharing required between both public and private sector groups.
Appropriate policies to address environmental issues facing Town Centres, including opportunities to conserve and enhance the historic environment.
This particular Study seeks to provide a high-level authority-wide retail and leisure strategy, which will provide an overall context to the determination of planning applications for such uses and will support the Councils’ future development plan policy. The Study will also help underpin any future Town Centre-specific strategies or masterplans. 
Paragraph 006 of the Town Centres PPG identifies a series of key indicators of relevance in assessing the health of a centre over time. The indicators allow the role, performance, and function of centres to be monitored and are considered in greater detail at Sections 4 to 14 of this report (which specifically addresses the vitality and viability of the principal centres in Ashfield).
[bookmark: _Toc128038840][bookmark: _Toc131152106]Use Classes Order
Significant changes to the Use Classes Order have been enacted through the Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020, which came into force on 1 September 2020. 
The amendments include the revocation of Parts A and D of the Schedule to the Use Classes Order 1987.  and the introduction of three new Use Classes, these being Classes E, F1 and F2. The Government’s objective is that the changes will support the revival of the high street and allow for greater flexibility in changing uses within Town Centres without the need for planning permission.
In addition to the three new Use Classes, the changes also result in some changes in respect of uses classified as sui generis. In practical terms, the changes comprise:
Use Class E – Commercial, business and service uses include: shops or retail; cafes or restaurants; financial services; professional services; any service appropriate to provide in a commercial, business or service locality; indoor sports, recreation or fitness; medical or health services; crèche, day nursery or day centre; and offices.
Use Class F1 – Learning and non-residential institutions include any non-residential use for the: provision of education; display of works of art; museum; public library or public reading room; public hall or exhibition hall; for or in connection with public worship or religious instruction; or, as a law court.
Use Class F2 – Local community uses include: a shop selling mostly essential goods, including food, no larger than 280 sqm and where there is no other such facility within 1,000 metres radius of the shop’s location. A hall or meeting place for the local community, an area or place for outdoor sport or recreation and an indoor or outdoor swimming pool or skating rink.
Sui Generis – Use within this Class now include a public house, wine bar or drinking establishment; a drinking establishment with expanded food provision; as a hot food takeaway for the sale of hot food where consumption of that food is mostly undertaken off the premises; live music venue; cinema; concert hall; bingo hall; or dance hall.
The introduction of Class E is significant and places a wide range of uses including retail, food, financial services, gyms, healthcare, nurseries, offices, and light industry into a single use class. Unless restrictive planning conditions extinguish the provisions of Class E, the ability to significantly change the commercial use of premises without planning permission allows centres to evolve in a flexible manner.
However, the provisions of the Use Classes Order are not linked to any spatial considerations. As such, the expanded Use Class E applies equally to both Town Centres and out of centre locations, and there may be unintended consequences in providing for additional flexibility across Class E outside of Town Centres. Accordingly, it may be necessary for the Council to apply restrictive conditions to certain forms of development in order to restrict the authorised use to that which has been justified in the application submission. This will help ensure that unacceptable impacts do not arise from future Class E development.
[bookmark: _Toc128038841][bookmark: _Toc131152107]Town Centre Use Permitted Development Rights
An amendment was made to the General Permitted Development) (England) Order 2015 (the ‘GPDO’) in March 2021. This allows for the change of use from Class E properties to residential from August 2021 (extending a right that had previously been restricted to office uses). This permitted development right is subject to maximum size requirements, the property having been in use as Class E for two years, and the property having been vacant for three months. In addition to this, ‘prior approval’ for the change of use must be sought from the planning authority. Restrictions on this right apply in conservation areas and for nurseries, as well as in areas that are covered by an Article 4 direction.
[bookmark: _Toc125553868][bookmark: _Toc131152108][bookmark: _Toc132630819]Local Planning Policy Context
[bookmark: _Hlk118806672]The statutory development plan for the District of Ashfield comprises the ‘saved policies’ of the Ashfield Local Plan (adopted November 2002).
Paragraph 219 of the NPPF explains that due weight can be given to saved policies from the Local Plan 2002, according to their degree of consistency with the NPPF. The closer the policies in the Local Plan are to the policies in this national Framework, the greater the weight that may be given.  At the outset, therefore, it is to be noted that a number of these policies are now old and their applicability to modern retail and town centres is becoming more limited.  
The Adopted Ashfield Local Plan sets out a series of aims for the plan period to 2011. These are:
To protect and enhance the environment;
Meet the employment needs to 2011 of those who depend on the District for jobs;
Meet the overall housing needs to 2011 of the District in appropriate locations;
 Balance the need for development with the need to maintain the quality of the environment;
Make optimum use of the scarce resources of land, finance and labour; and
To enhance town centres.
The Local Plan explains a three-tier settlement hierarchy in the District:
Top tier: The top tier comprises the three Main Urban Areas where housing, jobs and services are concentrated. These are – Sutton-in-Ashfield, Hucknall and Kirby-in-Ashfield.
Second tier: The second tier comprises the villages of Jacksdale, Selston Underwood and Annesley/Newstead Bestwood a Brinsley and Fackley that lie within the Ashfield jurisdiction boundary.
Third tier: The third tier consists of other smaller settlements within the District’s countryside not defined above.
Policy ST2 (Main Urban Areas) states that development will be concentrated within the Main Urban Areas where services are concentrated with good access to facilities. Policy ST2 does not however distinguish between the three Main Urban Areas in the District, in terms of the overall strategic attitude to development but looks to concentrate new development in each of them during the plan period.
Local Plan Chapter 7 (Shopping) considers the role of the District’s town centres and how the role of the town centre is changing from the traditional. Some factors attributing to change include:
i. Tendency towards larger food stores providing for one-stop shopping trips on a reduced frequency;
ii. The development of retail warehouses (either individually or in parks) accommodating DIY goods, electrical appliances, carpets, furniture and other non-food goods; and
iii. The development of large regional shopping centres providing a full range of shopping and leisure facilities.
Policy SH1 (District Shopping Centres) sets out a list of development that will be permitted within the centres of Sutton-in-Ashfield, Hucknall and Kirkby-in-Ashfield. Permitted development is, as follows:
iv. Development/ redevelopment for shopping purposes;
v. Commercial development appropriate to a town centre;
vi. Residential and employment development;
vii. Traffic management/ servicing schemes;
viii. Environmental improvement schemes;
ix. Parking facilities provided in accordance with the Council’s standards;
x. Measures to improve accessibility by public transport; and
xi. Improvement of facilities for cyclists, pedestrians and the disabled.
Policy SH4 (Local Shopping Centres and Single Shops) and Policy SH5 (Minor Shopping Centres and Single Shops) place restrictions on the scale of retail development considered appropriate for these locations, requiring proposals to fit the character of the area.
Policy SH4 addresses even smaller scale shopping provisions, typically in the form of shopping parades, small groups of shops or individual shops. 
[bookmark: _Toc131152109]Emerging Policy
In September 2018, a new Local Plan was withdrawn by Ashfield District Council, despite the plan progressing past a number of key consultation stages. The decision was taken to withdraw the emerging Local Plan and begin development of a new Local Plan immediately.
Following on from this, a new Draft Local Plan was published for Regulation 18 Consultation between October and November 2021. Chapter 3 of the Draft Local Plan considers “Sustainable Development” and Policy S13 sets out a number of strategic objectives including the retail hierarchy, as follows:
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Chapter 8 of the Draft Local Plan is titled “Placing vibrant town and local centres at the heart of the community”. Within this chapter there are three town centre policies:
· Policy SH1: Retail, Leisure, Commercial and Town Centre Uses – Part 1 of this policy outlines support for the development of main town centre uses within the town centres of Sutton, Kirkby and Hucknall where development, inter alia, is of appropriate scale, will not adversely affect the town centre, widens the range of main town centre uses, provides a diverse range of day and evening uses, maintains active street frontage and footfall, makes good use of above ground floor spaces, has appropriate signage and is well designed.  
		Part 2 of the proposed policy allows for the conversion of surplus shop units for residential use whereby the unit is appropriately sited and designed so as not to impact on the street scene, and where the lack of demand for the unit can be demonstrated.  
		Part 3 prohibits clusters of hot food takeaways or pubs/drinking establishments.
		Part 4 establishes the application of the Sequential Test and Impact Tests for retail and leisure proposals.   Proposals exceeding 300 square metres gross floorspace will require an impact assessment where considered necessary.
· Policy SH2: Local Shopping Centres, Shopping Parades and Single Shops – This policy sets out, inter alia, the range of Local Shopping Centres (7 no.) and explains that the Council will support well designed town centre uses, the limited circumstances where the loss of ground floor retail/commercial uses to residential use will be acceptable,  how the impact test will be applied at a  threshold of 200 sq m gross, how convenience food stores will be protected, when it is appropriate to convert vacant units and how proposal should not have an adverse impact on the  amenities of existing residents.  The Policy also explains that the loss of smaller Shopping Parades and single shops will not be favoured unless sit can be demonstrated that there is a lack of demand, or that the proposal will not impact on the core retail function of the parade of shop.  
· Policy SH3: Shopfronts – This policy sets out Shopfront policy.
[bookmark: _Toc131152110]Neighbourhood Plans
Within Ashfield District there are two ‘made’ Neighbourhood Development Plans. The two neighbourhood planning areas are Jacksdale, Underwood and Selston, and Teversal, Stanton Hill and Skegby. 
In respect of Town Centre proposals, we have summarised below the key policies of relevance in respect of the ‘made’ Neighbourhood Plans in Ashfield District.
Jacksdale, Underwood and Selston – tomorrow Neighbourhood Plan (JUS-t) (2017 – 2032)
The JUS-t Neighbourhood Plan was made in 2017, and covers the Selston Parish area, which comprises 3 wards: Jacksdale, Underwood and Selston.
In respect of retail, Chapter 16 of the Neighbourhood Plan is titled Strengthening the Retail Offer and notes that a major issue that has been highlighted is that Selston Village has no centre. Currently, local people consider the Co-op as the centre of the village, as local redevelopment has had a distinct lack of any strategic plan that identified and sought to protect a retail core.
This has led to the creation of Neighbourhood Plan Policy NP 5: Increasing Retail and Commercial Uses in Selston Village. Policy NP5 states that planning permission will be granted for retail and other commercial uses in the vicinity of the Co-op on Nottingham Road which make a positive contribution to the vitality and viability of the village and help to increase the range of shops and local services.
Despite being smaller than Selston, Jacksdale has an identified local shopping centre that runs along Main Road and is identified in District Policies. Policy MP 6: Supporting Jacksdale’s Local Shopping Centre states that planning permission will be granted for retail and other commercial uses in Jacksdale’s Local Shopping Centre which make a positive contribution to the vitality and viability of the village and help to increase the range of shops and local services. Additionally, a high standard of design is expected in new, altered and replaced shopfronts, canopies, blinds, security measures and other features. The design and quality of the shopfront should be appropriate to the building and its location and maintain and enhance the existing character of the Local Shopping Centre.
Teversal, Stanton Hill and Skegby Neighbourhood Plan (JUS-t) (2016 - 2031)
The Teversal, Stanton Hill and Skegby Neighbourhood Plan was ‘made’ in 2017. The plan covers three communities in the northern part of Ashfield District, that are diverse, but share a common history defined by the mining industry.
In respect of retail, Chapter 17 of the Neighbourhood Plan is titled Strengthening the Retail Centre in Stanton Hill. The only designated Local Centre within the Neighbourhood Plan Area is Stanton Hill, however since the closure of Sutton Colliery in 1989 the shopping area has fallen into a steep decline.
Policy NP 7: Strengthening the Retail Centre in Stanton Hill states that planning permission will be granted for development that supports the vibrancy and vitality of Stanton Hill by diversifying and enhancing the range of local shops and related commercial services, along with improving public spaces. The policy further states that development proposals in the local centre to increase the provision of off-street parking will be supported.
Summary 
This section has considered the prevailing policies in respect of the retail and town centre uses at the national and local level.  We examine a range of empirical evidence in the remaining sections of this Study before returning to policy matters in the final section where we will draw on those findings and recommend any additions or alterations to the emerging policies of the new Plan.  
[bookmark: _Toc146906708]Current National Retail and Leisure Trends
Introduction
We provide an overview of current retail and leisure trends below. The retail and leisure sectors are dynamic, and new retail and leisure formats continue to evolve to meet our everyday needs. The below commentary should therefore be taken as a ‘snapshot’ at the current time. 
The Current State of the UK Economy
In recent years the UK economy has been greatly affected by commercial circumstances arising from the Covid-19 pandemic (‘lockdowns’ in 2020 and 2021), Brexit (January 2020) and the conflict in Ukraine (which started in February 2022). As a result, National Statistics (‘ONS’) figures indicate that UK GDP has seen dramatic changes whereby GDP index fell from 100.2 in February 2020 to 73.7 in April 2020, and eventually rising back in March 2022 to its pre-pandemic level.[footnoteRef:1] Since then, the GDP index has remained reasonably level, with only mild fluctuations. This is shown in the image below.  [1:  ONS, GDP monthly estimate, UK: May 2023] 

Figure 3.1 - UK GDP is estimated to have remained relatively stable between March 2022 to May 2023
[image: A graph of a graphDescription automatically generated]
However, a deteriorating economic outlook – a combination of instability within UK government, soaring inflation reaching 7.9% in June 2023[footnoteRef:2] (which is comfortably outpacing average earnings growth), tax rises, weak businesses investment, and the implications of the war in Ukraine - continues to prevail and the growth outlook for the UK continues to be volatile. In September 2022 it was predicted that the next two years would be characterised by slow, or even negative GDP growth, with the UK potentially entering a recession[footnoteRef:3]. However, in April 2023 it was reported that the UK economy is set to grow by 0.1% in 2023, and that it has avoided a technical recession. The factors contributing to this includes lower natural gas spot and future prices, a stronger Sterling and the better-than-expected managed re-opening of the Chinese economy[footnoteRef:4]. The Bank of England has therefore forecast that inflation is over its peak, with the Office for Budget Responsibility forecasting the rate of inflation to fall back to the Bank of England target of 2% by Q1 of 2024 [footnoteRef:5]. [2:  Banks of England, 22 June 2023]  [3:  PWC, UK Economic Outlook September 2022]  [4:  PWC, UK Economic Outlook April 2023]  [5:  Office for Budget Responsibility, April 2023] 

The Retail and Leisure Economy
The retail sector has endured a particularly difficult pandemic, with multiple lockdowns and online competition leading to the permanent closure of many shops and businesses. UK high streets have already been in continuous decline since the 2007 recession[footnoteRef:6], with consumer habits moving away from the traditional high street experience. The pandemic, however, accelerated these pre-existing challenges, including creating an unprecedented rise in online shopping.  [6:  In 2011, the Portas Review summarised the challenges for high street retailers as follows: “The phenomenal growth of online retailing, the rise of mobile retailing, the speed and sophistication of the major national and international retailers, the epic and immersive experiences offered by today’s new breed of shopping mall, combined with a crippling recession, have all conspired to change today’s retail landscape”.  ] 

The industry leader in commercial real estate and analytics, CoStar’s Retail National Report UK 2023 comments[footnoteRef:7] are as follows:  [7:  CoStar’s Retail National Report UK 2023, July 2023] 

The retail sector is in recovery mode after a difficult pandemic, when multiple lockdowns and online competition caused the permanent closure of many shops and businesses. Net absorption of retail space turned sharply negative as a result, with shopping centres and less affluent towns most severely impacted. Supermarkets and discount retailers were among the few pockets of resilience from a demand perspective.
The lifting of pandemic restrictions has boosted both footfall and retail sales over the past year or so. This has supported a revival in leasing, with some notable deals by fashion and food and beverage retailers in recent quarters, with experiential retailers expanding too. The national retail vacancy rate has stabilised accordingly.
Recent positivity comes with some caveats, however. High inflation and a burgeoning cost-of-living crisis have dented consumer confidence in recent months, with GfK's confidence index falling for the first time this year in July. 
Meanwhile, retail rents continue to decline, with average asking rents dropping by a further -0.5% over the past 12 months. Further rent losses are likely in the near term, although retail centres with a grocery anchor are well placed to outperform given recent demand trends, as could high streets in more affluent towns and suburbs.
On the supply side, little new retail space is likely to be built in the next few years, which should offer some support to the vacancy rate. The trend of owners converting retail space to other uses is also likely to accelerate.
UK retail investment had been recovering until Spring 2022, when falling prices and shopping centre redevelopment opportunities were luring more investors back to the sector. Momentum has eased in the past few months, however, amid concerns over rising inflation, interest rate rises and faltering retail sales. Pricing for retail property is likely to fall further over the next year or so. However, there is support to pricing for the supermarket market due to rising demand.
 Research[footnoteRef:8] shows that the hospitality sector saw the biggest economic decline of all sectors during the pandemic. Periods of public health restrictions saw large falls in output. The peak of the economic downturn was in April 2020, where economic output in the food & accommodation sector was 90% below pre-pandemic levels (February 2020). Overall, hospitality economic output over 2020 was 42% lower than 2019; and in 2021, hospitality output was 21% lower than 2019. The hospitality industry’s share of the UK economy fell from 3% in 2019 to 2% in 2020 and 2021. However, as all coronavirus restrictions were lifted from early 2022, the hospitality sector continues its recovery, particularly as international tourists return. It is forecast that the hospitality and leisure sectors are expected to be the fastest growing parts of the economy over the next five years. This in part reflects the large ground to be recovered following the pandemic. [8:  House of Commons Library – Research Briefing - Hospitality industry and Covid 19, 11 May 2022] 

Tuning to the local picture, over the twelve months to July 2023, the vacancy rate for all town centre units in Ashfield District decreased slightly by 0.1%[footnoteRef:9].  This is a steadying of the ship after the tumultuous years surrounding the pandemic.  We examine the fortunes of individual centres in Sections 5-14.   [9:  CoStar’s Ashfield Retail Submarket Report 2023, July 2023] 

Notwithstanding, pressure continues to be felt on the local high street.  Symptomatic of this, in September 2023, it was announced that all of Wilko’s 400-plus stores across the UK are set to close by October.  Each of Ashfield’s three largest centres has a prominent Wilko store and it will therefore be interesting to see how quickly they might be re-occupied.  
Consumer Spending
Experian Retail Planner Briefing Note 20 (February 2023) makes a number of comments regarding consumer spending, taking into account the conflict in Ukraine and its wider economic impacts on the UK.  
Squeezed household budgets due to double digit inflation and rising interest rates are underpinning a continued weakness in consumer and business confidence. Real personal disposable income is expected to decline by at least 2% in 2023 and 2024. Looking ahead this sees consumer spending falter, and there is a trend of reduced spending on non-essential items across the UK. 
Convenience spending is likely to experience an ongoing wind down from the increased levels seen through the pandemic period, where substitute spending in restaurants was either not possible, or not demanded to the same extent given Covid 19 related fears. As per Figure 3.2, growth on a per head basis increased by 10.2% in 2020 and is now forecast to settle at 0.2% per annum over the longer-term, which is lower than that projected in previous Experian forecasts.  Even once inflation subsides, the rebound on convenience goods spending is therefore expected to be relatively modest in scale, not least due to the increase in availability of, and preference for, discount food shopping.  
In terms of comparison goods, consumer confidence has been hovering around all-time lows and Bulky goods sales in particular are likely to suffer as consumers put off major purchases, such as the replacement of white goods.  As projected recovery gains momentum by 2025 in the long-term growth per head is expected to average around 3%. 
Leisure spending fell markedly in 2020 given Covid 19 related lockdowns (-37.9%), recovering some of the lost ground in 2021 as restrictions eased (30.5%).  The latest data shows that the recovery gained momentum in the first three quarters of 2022 and for the year as a whole, sales are estimated to have come in 5% above the pre-pandemic 2019 level. 
Figure 3.2 - Experian’s Identified UK retail spending (including non-store) and leisure spending[footnoteRef:10] [10:  Experian, Retail Planner Briefing Note 20, February 2023] 

	Volume Growth Per Head (%)

Annual averages
	2020
	2021
	2022-31
	2031-40
	2022-41

	Retail Spend
	-0.4
	3.3
	0.7
	2.1
	1.4

	Convenience goods
	10.2
	-1.4
	-0.9
	0.2
	-0.4

	Comparison goods
	-6.8
	6.7
	1.7
	3.0
	2.3

	of which bulky
	6.4
	4.8
	1.9
	3.7
	2.7

	Non-bulky
	-12.1
	7.6
	1.6
	2.7
	2.1

	Leisure
	-37.9
	30.5
	2.7
	0.8
	1.8

	Consumer spending
	-10.9
	5.6
	1.3
	1.4
	1.4


Source: Figures 1b and 2 of Experian Retail Planner Briefing Note 20
Online Shopping
The rise in internet retailing has been at the forefront of retail evolution for a number of years. Covid-19 has accelerated this trend. 
Generally, Experian shows that growth in non-store retail is expected to be maintained, particularly through the wider adoption of commonplace technology such as mobile phones and tablets combined with 5G and fibre optic networks, faster delivery times and easier returns processes to make internet shopping even more convenient. Experian expects that market share will continue to grow strongly in the mid-term, whereby in 2026, 32.0% of retail expenditure would be spent online. The pace of e-commerce growth is anticipated to moderate over the longer term, reaching 38.2% of total retail sales by 2040[footnoteRef:11]. [11:  Experian, Retail Planner Briefing Note 20, February 2023] 

Figure 3.3 - Experian’s Identified and Forecast Market Share of Non-Retail Sales[footnoteRef:12] [12:  Experian, Retail Planner Briefing Note 20, February 2023] 

	Volume Growth Per Head (%)
	2023
	2026
	2030
	2035
	2040

	Total
	29.0
	32.0
	34.6
	36.7
	38.2

	Convenience goods
	18.6
	21.3
	23.4
	24.9
	25.9

	Comparison goods
	35.4
	38.2
	40.4
	42.1
	43.1


Source: Figure 5 of Experian Retail Planner Briefing Note 20
Omni-Channel Retail
[bookmark: _Hlk126077856]The ongoing popularity of internet shopping continues to have clear implications in respect of the viability of some ‘bricks and mortar’ retailers. However, this does not mean that physical retail is to become obsolete.
Omni-channel retail (or omni-channel commerce) is increasingly becoming the norm across the industry. This is a multichannel approach to sales that focuses on providing a seamless customer experience whether the client is shopping online or in a brick-and-mortar store. For example, many stores sell online but fulfil orders from regular stores rather than warehouses[footnoteRef:13]. Such purchases, therefore, help to sustain tangible retail floorspace.  [13:  This is particularly the case with food shopping and speciality comparison goods purchases, where retailers often try to tap into a wider market through an online presence.] 

A report by Barclays Corporate Banking, indicates that click and collect shopping was worth £42.4bn in the UK, comprising 8.4% of the UK’s total retail spending in 2022[footnoteRef:14]. In essence, goods that are bought online but picked up from a physical store, now account for 40% of sales for retailers who offer the service. This report therefore shows how online, and retail sales channels are becoming more intertwined.   [14:  Barclays, Click-and-collect economy worth over £42bn as ‘hybrid’ shopping grows, 2022 ] 

The acceleration in consumer behaviour change in 2020 has made an omni-channel strategy more important than ever. In research conducted by BigCommerce and Retail Dive in 2020, 46% of retail executives said they planned to increase their investment in omni-channel retailing moving forward, a move away from their plans prior to COVID-19[footnoteRef:15]. [15:  bigcommerce.co.uk ] 

When it comes to shopping in physical stores, 2021 research by Klarna[footnoteRef:16] (an online shopping platform) highlights that physical retail is still an important channel even for digital-savvy shoppers. Shoppers are nearly twice as likely to value seeing and feeling items they are buying in real life (88% of Klarna shoppers); meanwhile, half (49%) of shoppers value being able to visit showrooms and see items in store but pay online.  [16:  Internet Retailing, 13 October 2021 ] 

Conclusion
Retail has been an industry under significant stress, as many retailers find themselves squeezed between rising costs and the increasing volume of sales over the internet. Such difficulties have, of course, been exacerbated by the Covid-19 pandemic and the cost-of-living crisis associated with rising energy prices and inflation. In response to this unpredictability, those operating in the market are forced to adapt quickly or otherwise face falling profits.
There will still be the need and demand for physical stores, despite the increase in shopping online. This is particularly the case for convenience goods sales in light of the fact that the online shopping orders are typically picked from the shelves of physical stores. In respect of comparison goods, there is a need for the offer to become more ‘experiential’ in order to encourage shoppers onto the high street, and to ensure that shopping is viewed as a pleasurable pastime. The shopping experience needs to evolve and diversify both to attract footfall and convert increased activity into sales. Independents clearly have an important role to play in adding interest and in providing differentiation between shopping venues.
[bookmark: _Hlk126078023]In a market disrupted by continued changes in consumer behaviour, investing in the consumer experience is anticipated to be the key to success in securing resiliency in retail stores moving forward. Planning policy can play an important role in helping to future-proof city, town and village centres against the ongoing uncertainty.




[bookmark: _Toc146906709]Methodology for Town Centre Health Checks 
Health checks are recognised as important planning ‘tools’ for appraising and monitoring the changes in the overall vitality and viability of town centres and informing both plan-making and decision-taking at the local level. 
In this context, this Study provides detailed health check assessments for the three Town Centres of Sutton in Ashfield, Kirkby in Ashfield and Hucknall, as well as more simplified health checks for the seven local centres, namely Annesley Road, Forest Road, Huthwaite, Jacksdale, Outram Street, Stanton Hill and Watnall Road.  All of our on-site survey data was gathered in September 2023.
All of the health checks have been carried out in accordance with the Town Centres PPG, which sets out a number of key performance indicators used to help assess and monitor the overall health and performance of the centres. This has informed the creation of a matrix that sets out an easy-to-digest 20-point SWOT assessment which is utilised for the three main Town Centres of Sutton in Ashfield, Kirkby in Ashfield and Hucknall. The local centres have been assessed using a more simplified approach due to their small size. The general methodology is set out below.
20-Point SWOT Assessment
The Nexus 20-point SWOT assessment has been formulated to encompass the requirements of the Town Centres PPG. The 20-points are detailed below. 
1. Retail Offer
The retail offer has been compiled from a combination of Experian GOAD data and site visit observation (where GOAD data was unavailable). The units surveyed have been arranged into the standard Experian Goad categories i.e. convenience, comparison, service uses, and vacant units. Please note that Goad categorisations do not directly correspond with Use Class Order definitions.  Our surveys were undertaken in September 2023.
GOAD category data for 2023 has also been compared to the results from the previous retail study in 2016 to understand how compositions have changed over time. Please note that the overall number of units present in each centre may have changed since 2016, due to the coverage of Experian GOAD data. 
The health checks provide an effective ‘gap’ analysis tool to help identify retail types and categories that are under or over-represented in centres. This is based on benchmarking against Goad UK averages (Experian Category Report, 2023) for all circa 1,950 centres and shopping locations covered by Experian.
A full-scale set of plans covering each centre of the current retail hierarchy is contained at Appendix A.
2. Vacant Units
Taken from the data collected as part of the retail offer, the vacancy rate has been compared to that found in the previous retail study in 2016 as well as current national averages. We also consider any vacancy ‘hot-spots’ and reasoning why those might have occurred.
3. Culture and Leisure
Again, using our GOAD base plans, we are able to identify the number of Leisure Services, and assess the diversity of what is on offer.
4. Unhealthy Businesses
Looking at unhealthy businesses is important to understand the levels of health a centre is promoting. The Royal Society for Public Health published a report in 2018 titled ‘Health on the High Street: Running on empty’. The report uses “the Richter scale of health” to measure the healthiness of different types of shops and other businesses on the high street.
Vacant shops, tanning shops, off-licences, fast food outlets, bookmakers and high-cost credit outlets have been deemed the least health promoting, and are the categorisation in which this report will analyse unhealthy businesses. 
The full ‘Richter scale for Health’ can be seen at - https://www.rsph.org.uk/static/uploaded/dbdbb8e5-4375-4143-a3bb7c6455f398de.pdf
5. Visitor Satisfaction
Visitor Satisfaction is considered through amalgamation of data from the previous 2016 retail study and survey results obtained by BAS Consultancy.
6. Business Confidence
Rental values and market yield data has been obtained where available under license from CoStar. This data provides context to the business confidence in each centre.
7. Partnership Working
Partnership working is the level of engagement between the local authority, local business and the community.  As well as our on-site observations, we have also met with key stakeholders at Ashfield District Council to discuss this aspect further. 
8. Community Spirit
Levels of community spirit can be understood through the take-up of the items considered under ‘partnership working’ above. 
9. Events
Frequent events attract visitors to the centre for reasons besides visiting shops or businesses. 
10. Footfall
Footfall data has been collated by Visitor Insights Limited, on behalf of Ashfield District Council. Visitor Insights Limited use anonymous data collected by mobile phones to understand footfall in centres.  
11. Access
This is an assessment of how easy a centre is to reach; public transportation options; and access by other modes (such as cycling or walking). 
12. Car Parking
A centre’s vitality and viability can also be understood through an assessment of the provision and cost of car parking. This is undertaken using our own research and observations of the centres.
13. Environmental Quality
An assessment of environmental quality including cleanliness and attractiveness, the quality of buildings and the quality and provision of open spaces, is undertaken using our own research and observations of the centres. 
14. Historic Environment
An assessment of the historic environment is undertaken using listed building data provided by Historic England, along with a review of local conservation areas and locally designated heritage assets. 
15. Street Markets
An assessment of street markets, looking at the quality and provision of street markets is undertaken using our own research and observations of the centres. 
16. Independent Trading
We consider the level of independent trading in a centre versus the number of national multiple retailers, where a national multiple is defined as operating in 9 units or more nationally.  This reflects the uniqueness of a centre and the type of person that might be attracted to it. 
17. Crime and Safety
The perception of safety in each centre has been assessed using site visit observations as well as crime data provided by the police, and considers factors such as lighting, natural surveillance, and traffic safety. 
18. Night-time Economy
A night-time economy describes businesses that typically operate beyond the standard working day, such as restaurants and public houses. The night-time economy of a centre brings many benefits to both the local economy and vibrancy and safety in an area. The night-time economy has been assessed through each centre’s composition data. 
19. Public Investment
We have liaised with Ashfield District Council to understand the extent of recent public investment in each centre.  We consider potential future investment further in Section 15.
20. Technological Enhancement
In this ever- growing digital age, the technological enhancement of a centre is important to ensure it is functioning at its optimum level, and visitors are able to have the best experience. Examples include the introduction of apps that create a digital town hub which can, for example, connect the community and provide exclusive retail offers, the introduction of app-based bicycle and scooter hire schemes to encourage sustainable transport, and the use of technology in store where shoppers can find out information on an item online, or make a purchase using QR codes. The level of technological enhancement has been assessed through our own research and observations of the centres.
Commercial Demand 
We have established commercial demand by utilising occupier requirements for the local authority area from The Requirements List (https://www.therequirementlist.com/).  Requirements were found for the three district centres.     
[bookmark: _Toc146906710]Sutton-in-Ashfield Health Check
Description 
Sutton-in-Ashfield (“Sutton”) is the largest Town Centre in Ashfield.  It comprises 206 units and is located to the north of the District.
Figure 5.1 - Photos of Sutton-in-Ashfield Low Street
Portland Square

Source: Nexus Site Visit (August 2023)
Retail Offer 
[bookmark: _Hlk145593205]Figure 5.2 - Map showing composition of retail units in Sutton-in-Ashfield 
[image: ]
[bookmark: _Hlk145592848]Source: Experian GOAD
A larger print version of the Goad mapping is contained at Appendix A.
As shown in Table 5.4.1 below, Sutton has 28.8% comparison units, which is slightly higher than the national average of 26.9% of units. 10.2% of units are in convenience goods use, which also slightly exceeds the national average of 9.3%. Contrastingly, the service goods offer comprises 42.7% of units, lower than the national average of 49.9%. Retail services are well represented, comprising 19.0% of the total composition, which exceeds the national average of 15.8%.  The centre has a lesser role in the provision of financial & business services, and especially leisure services, which are well below national averages. 
In contrast to figures from the 2016 study, the most notable change is the number of comparison goods units which have become vacant. This is reflective of the national picture, with a large number of high-profile chain-store closures in the comparison goods sector.  There has been a net loss of 9 comparison goods units and a concurrent increase of 16 vacant units. There has also been a reduction in financial and business service units from 24 in 2016 to 16 in 2023. This is again reflective of the change in how we manage our finances, with a considerable shift to online platforms.   
Figure 5.3 - Sutton-in-Ashfield Composition Table
	 
	2023
	2016

	 
	Sutton (total)
	Sutton (%)
	National Average
	Sutton (total)
	Sutton (%)
	National Average

	Comparison
	59
	28.8%
	26.9%
	68
	33.5%
	32.1%

	Convenience
	21
	10.2%
	9.3%
	21
	10.3%
	8.6%

	Services (total)
	88
	42.9%
	49.9%
	91
	44.8%
	47.7%

	Retail
	39
	19.0%
	15.8%
	40
	19.7%
	14.3%

	Leisure
	33
	16.1%
	25.4%
	27
	13.3%
	22.7%

	Financial & Business 
	16
	7.8%
	8.7%
	24
	11.8%
	10.7%

	Vacant
	38
	18.4%
	13.8%
	22
	10.8%
	11.3%

	Other 
	-
	-
	-
	1
	0.5%
	0.1%

	Total
	206
	-
	-
	203
	-
	-


	Source: Experian Goad 
[image: A graph of a number of different colored barsDescription automatically generated with medium confidence]Figure 5.4 - Sutton-in-Ashfield Composition Graph
Vacant Units 
Figure 5.5 - Map showing distribution of vacant units in Sutton-in-Ashfield
[image: A map of a cityDescription automatically generated]
Sutton has a high vacancy rate, with 18.4% of all units being vacant.  This figure is significantly above the national average of 13.8%.   There are no notable clusters, with vacant units being spread throughout the centre.
This is a significant and notable increase from the previous 2016 study, which recorded 10.8% of units being vacant, a figure that was at that time below the then national average of 11.3%.
Culture & Leisure 
Statistically, Sutton has a weak Leisure offer, comprising 16% of units, compared to the national average of 23.4%.
The lack of leisure and local culture available in the centre was noticeable when visiting. This underrepresentation has not improved since the previous 2016 retail study where it was observed that there were no hotels, cinemas, bars or night clubs as well as a limited number of eat-in restaurants.
Figure 5.6 - Map showing distribution of leisure uses in Sutton-in-Ashfield
	[image: A map of a cityDescription automatically generated]


Unhealthy Businesses 
Figure 5.7 - Map showing distribution of unhealthy businesses in Sutton-in-Ashfield
[image: A map of a cityDescription automatically generated]
In Sutton, 49 businesses are classed by the Royal Society for Public Health as unhealthy, comprising 23.8% of all units in the centre. This is a larger proportion than in Hucknall, but a lesser proportion than Kirkby.   
Visitor Satisfaction 
The Local Market Assessment found that 33% of Visitors to Sutton had a neutral level of satisfaction, with 28.8% of visitors saying they’re satisfied with the centre. 21.2% of visitors are very dissatisfied with Sutton.  
Business Confidence 
In August 2023 the market rent per sq/ft was £12.28 and market yield was 8.5%. As with many centres, the COVID-19 Pandemic had a significant impact on business confidence, with sharp declines on both metrics shown in Figure 5.8 since 2020/2021.  However, both metrics have improved slightly since coming out of the lockdowns, offering some cause for optimism.    
[image: A graph with orange lineDescription automatically generated]Fogure 5.8 - Market Rent per SF and Market Yield in Sutton-in-Ashfield
Source: [image: A graph with orange lineDescription automatically generated]CoStar
Partnership Working
Partnership working in Sutton is limited, due to issues with engaging the community. The Council consider that part of this difficulty lies with the fact that around a third of local residents cannot afford access to the internet/mobile phones, which means they are unable to engage with online announcements of activities and events.
The Discover Ashfield website is a community platform that is run by the Council, which provides the details on events, local competitions, as well as what community assets are available and information on local days out for the Ashfield Area. Some aspects of the website are also posted frequently onto the Discover Ashfield Facebook page which has 1,600 followers.
Community Spirit 
The Idlewells Indoor market is an excellent example of encouraging community spirit. The market is well stocked and attended and has the feeling of an important community hub. There is also a Monday outdoor market, held in Portland Square, which also creates community spirit on a wider scale. This market is open between 9am-4pm. 
The Sutton in Ashfield Community Group that has 10,000 online followers. This is a positive platform for bringing the local community together.
Events 
The Diamond Club, located outside of the town centres boundary is a popular venue for local bands to perform, with performances in the diary for most weekends. 
Since 2022, a free summer event has been held just outside the town centre on Sutton Lawn, called Ashfield Day. The event features an open-air cinema, funfair, tribute acts, bars and a food court and market stalls.
A one-day Christmas market is also held yearly in Sutton in Ashfield, before being held in Kirkby and Hucknall. The evening market has funfair rides, hot food and drink, Christmas market stalls, along with a visit from Santa. 
Footfall 
In August 2023, 561,261 people were assessed to have visited Sutton.  Positively, this slightly exceeds the equivalent figure of 554,096 in August 2022.  Moreover, the red trendline shows that there has been footfall growth in the centre over the complete period January 2018 to August 2023.  
Figure 5.9 - Sutton Footfall Data January 2018 – July 2023
Source: Visitor Insights, provided to Ashfield Council
Access 
Sutton is mainly accessed by walking as well as by private vehicles and bus.  A number of local residents, who live in close proximity to the centre are observed to walk in.
Sutton in Ashfield bus station is located within the defined centre boundary, providing 17 bus routes. The routes provide services to Mansfield, Nottingham, Mansfield Woodhouse, Huthwaite, Derby, Underwood, Dalestorth, Alfreton, Ripley, Jacksdale, Selston, Kirkby and Hucknall. Busses leave every couple of minutes.
Sutton Parkway Train Station is located outside the centre.  There are three separate bus routes linking the town centre with the train station, each taking around 10 minutes one-way. There are hourly trains, with final destinations of Nottingham and Worksop.
In terms of pedestrian accessibility, a large area of Sutton is pedestrianised, particularly around Low Street leading up to Portland Square, which creates a very safe pedestrian environment. Improvements have also been made along Outram Street and Forest Street for pedestrian movement, with the widening of pavements and the addition of crossing points. 
Environmental Quality
Sutton was observed to be clean, with litter not being a noticeable problem. There seems to be no significant issue with graffiti.  
Around Sutton, there is a high number of public benches, providing important opportunities to increase dwell-time and social interaction.
As per Figure 5.10, within the town centre boundary, there is though very little green environment aside from standalone trees planted for landscaping purposes. However, just outside of the town centre is the large green open space of Sutton Lawn.  
	Figure 5.10 - Map showing green spaces in and around Sutton-in-Ashfield
[image: A map of a cityDescription automatically generated]
Car Parking 
There are five main car parks within the town centre. At Asda, there are 191 spaces that are free for customers for two hours. Towards the south of the centre, there are three car parks, with 133 free spaces between them.
There is a 300-space multi-storey car park at the Idlewells Shopping Centre which costs £0.80 for two hours, £2.50 for four hours, with the maximum charge being £5 for over 4 hours. The car park does however close at 6:30 pm Monday-Saturday. On Sunday’s the car park is however free, and open until 4pm. Other car parks in the centre are typically free for the first two hours, with low charges incurring from then on. 
Figure 5.11 - Map showing accessible car parks in Sutton-in-Ashfield District Centre
[image: A map of a cityDescription automatically generated]
Historic Environment
 The south-west of the town centre is located within the Sutton-in-Ashfield Church and Market Place Conservation Area and there are some locally listed buildings and heritage assets within the town centre.
Figure 5.12 - Map showing historic enviornment in Sutton-in-Ashfield
[image: A map of a cityDescription automatically generated]
Street Markets 
There is a permanent indoor market within Idlewells Shopping Centre, named Idlewells Market. There are 25 permanent stalls here, offering a range of goods. It is open 7 days a week and attracts a high number of people to Sutton. At the time of visiting, the market was very busy and at times it was difficult to move around suggesting that it is a strong success.
The market was recommended for refurbishment in 2016, so it is positive that this has successfully been completed, creating a vibrant indoor market for visitors. 
Additionally in Sutton, there is a street market held on Portland Square in Sutton every Monday between 9am-4pm. On Portland Square there are also occasional speciality markets such as the Christmas Market and Flower Market.
Independent Trading
29.6% of the units in Sutton are occupied by national multiples (i.e. brands with 9 or more units nationally) such as Shoezone, Iceland, The Works and Costa Coffee, with 70.4% of units occupied by independent traders. 
This is a significantly lower proportion of independent traders than found in Kirkby, though slightly higher than in Hucknall.
Figure 5.13 shows that national multiple traders feature heavily within the Idlewells Shopping Centre, as well as on Low Street.  Independent trading is heavily featured on Brook Street and Outram Street.  
Figure 5.13 - Map showing the distribution of national multiples in Sutton-in-Ashfield
[image: A map of a cityDescription automatically generated]
Crime & Safety 
Data from police.uk shows that there were 69 crimes reported in Sutton Town Centre in June 2023[footnoteRef:17]. This is up slightly from 60 crimes that were reported in June 2022.  [17:  police.uk, Your Area, Sutton in Ashfield] 

At the time of visiting, Sutton felt safe with frequent street lighting observed. CCTV was noticeable in the Idelwells Shopping Centre and the core area around the sundial.  
In October 2021, Ashfield District Council was successful in a bid for £550,000 of funding from the Safer Streets Fund. The funding was used to tackle violence against women and girls, and anti-social behaviour in the New Cross area as well as the wider area of Sutton. 
Night-time Economy 
Sutton has a relatively weak night-time economy. There are three public houses, two bars, and only three restaurants.
Figure 5.14 - Map showing the distribution of ‘night-time’ uses in Sutton-in-Ashfield
[image: A map of a cityDescription automatically generated]
Public Investment 
The Sutton and Kirkby Town Deal was awarded £62.6 million from the government on 8 June 2021. The funding ask for Sutton was £30.7 million. Alongside funding secured from the Towns Fund Accelerator Fund and the Future High Streets Fund, Ashfield as a district has now secured over £70 million for public investment.
The money is set to deliver the following in Sutton:
· Refurbishment of Sutton Theatre
· Purchase and repurposing of vacant retail space on Low Street
· Redevelopment of a derelict gateway site along Fox Street
· Developing a community workshop with equipment for members, including businesses to learn new skills, invent and build with access to prototyping equipment.
· The redesign on Portland Square to create an attractive and contemporary public space.
We discuss these aspects further in Section 15.  
Technological Enhancement 
In Sutton town centre there are five Premium BT WIFI hotspots located within shops, namely: EE, New Look, Natwest, William Hill and Asda.


Commercial Demand
Retailers looking to locate to Sutton-in-Ashfield, according to the Requirements List, are detailed below. 
	Occupier
	Description
	Size (min sq. ft)
	Size (max sq. ft)

	Poundstretcher
	Retail value store
	6,000
	30,000

	Formula One Autocentres
	Car servicing
	4,500
	7,000





[bookmark: _Toc146906711]Kirkby-in-Ashfield Health Check
Description
Kirkby-in-Ashfield (“Kirkby”) is located centrally in the District and comprises 133 units. 
[image: IMG_9838.jpg]Figure 6.1 - Photos of Kirkby-in-Ashfield Low Moor Road
Kirkby in Ashfield Library, Ashfield Precinct

[image: IMG_9846.jpg]Source: Nexus Site Visit (August 2023)
Retail Offer
[image: ]Figure 6.2 - Map showing composition of retail units in Kirkby-in-Ashfield 
Source: Experian GOAD
Comparison units make up 18.8% of the overall composition of Kirkby, a figure significantly below the national average of 26.9%. The total number of convenience units is slightly above the national average at 9.8%.  Services comprise 57.9% of the town centres total composition, which exceeds the national average of 49.9%. 
Kirkby has a provision of retail service units (25.6%) which significantly exceeds the UK average (15.8%).  The provision of leisure and financial & business services are broadly in line with national averages.  
As with Sutton, there has been a notable decrease in comparison goods units (25) since our 2016 study (42).  The contrasting figures suggest that the majority of these units have been converted to retail service units (22 units in 2016, increasing to 34 units in 2023).  
Figure 6.3 - Kirkby-in-Ashfield Composition Table
	 
	2023
	2016

	 
	Kirkby (total)
	Kirkby (%)
	National Average
	Kirkby (total)
	Kirkby (%)
	National Average

	Comparison
	25
	18.8%
	26.9%
	42
	31.1%
	32.1%

	Convenience
	13
	9.8%
	9.3%
	13
	9.6%
	8.6%

	Services (total)
	77
	57.9%
	49.9%
	64
	47.4%
	47.7%

	Retail
	34
	25.6%
	15.8%
	22
	16.3%
	14.3%

	Leisure
	31
	23.3%
	25.4%
	27
	20.0%
	22.7%

	Financial & Business 
	12
	9.0%
	8.7%
	15
	11.1%
	10.7%

	Vacant
	18
	13.5%
	13.8%
	13
	9.6%
	11.3%

	Other
	-
	-
	-
	3
	2.2%
	0.1%

	Total
	133
	 
	-
	135
	-
	-


Source: Goad 2023
Figure 6.4 - Kirkby-in-Ashfield Composition Graph
[image: A graph of a number of peopleDescription automatically generated]
Vacant Units
Figure 6.5 - Map showing distribution of vacant units in Kirkby-in-Ashfield
[image: A map of a cityDescription automatically generated]
Kirkby has a vacancy rate (13.5%) 2023 compared to the national average (13.8%).  This is lower than the vacancy rate in Sutton, but higher than the vacancy rate in Hucknall.    
The number of vacant units (18) has increased since the time of the 2016 study (13).  There is no obvious concentration of vacant units in any one part of the centre, as shown in Figure 6.5.
Culture & Leisure
Kirkby has a relatively healthy provision of leisure services.  The 31 units are predominantly made up of coffee shops and public houses, with a notable cluster along Station Street.  
Figure 6.6 - Map showing distribution of leisure uses in Kirkby-in-Ashfield
[image: A map of a cityDescription automatically generated]


Unhealthy Businesses
Figure 6.7 - Map showing distribution of unhealthy businesses in Kirkby-in-Ashfield
[image: A map of a city

Description automatically generated]
In Kirkby, 37 businesses are considered unhealthy under the Royal Society for Public Health guidance, comprising 27.8% of the total composition.  This is a larger proportion than in either Sutton or Hucknall.  
Visitor Satisfaction
The NEMS Market Research household survey that was conducted as part of the 2016 retail study found that the main reasons people visited Kirkby were because of the range of shops, the proximity to home and the strength of supermarket provision.
The Ashfield Local Market Assessment found that whilst 32.8% of visitors to Kirkby were satisfied with the centre, 29.3% of visitors were dissatisfied. This suggests an entirely mixed level of visitor satisfaction. 
Business Confidence
At August 2023, CoStar data shows that the market rent per sq/ft in Kirkby was £10.54 and market yield was 8.4%.
Figure 6.8 suggests that market rent is not forecast to reach pre-pandemic levels in the near future, and that whilst market yield is likely to plateaux, it is forecast to remain stubbornly high in the short-term.  
Figure 6.8 - Market Rent per SF and Market Yield in Kirkby-in-Ashfield
[image: A graph with orange lineDescription automatically generated] [image: A graph with orange lineDescription automatically generated]
Partnership Working
As part of the Towns Fund programme, Ashfield District Council works with other public body partner organisations, residents, and business to help change Kirkby’s long-term future by tackling antisocial behaviour, improving transport and growing the local economy.  This will build on the successful Discover Ashfield partnership that the Council has already established.  Discover Ashfield was set up in 2017 and includes representation from a wide range of business, community and public sector bodies, including academies, further education and Mansfield and Ashfield 2020. Community representation is from Citizen’s Advice Ashfield and Ashfield Voluntary Action. Ashfield District Council, Nottinghamshire County Council and the Local Enterprise Partnership – D2N2 also sit on the Board.  
Community Spirit
Along Lowmoor Steet, there is a tailor-made indoor market named Moor Market. The market is open on Monday to Saturday between 9-5pm. Within Moor Market is a café, and seven stall spaces. At the time of visiting, the market appeared to be quiet. Throughout the year they host seasonal stalls as well as pop up stalls such as a pre-loved fashion event. As per google reviews, it appears that most people visit Moor Market for the café.
Events
There is a very limited number of events organised in or around Kirkby, with a majority of advertised events in Kirkby actually taking place in Sutton.
Footfall
In August 2023, just over 510,000 people visited Kirkby.  This is below the 560,000 visitors in August 2022.  Notwithstanding, the redline trend-line suggests that footfall has increased over the period since 2018.     
	Figure 6.9 - Kirkby Footfall Data January 2018 – August 2023

Source: Visitor Insights 
Access
Kirkby is mainly accessed by walking, cycling and private vehicle and bus. 
The bus routes that run through Kirkby provide services to Mansfield, Sutton in Ashfield, Nottingham, Oakham Business Park, Blidworth, Ravenshead, Ikeston, Heanor, Hucknall and Sutton Junction.
Kirkby in Ashfield train station is located just outside of the defined centre and is on the same train line as Sutton Parkway train station with hourly trains to Nottingham and Worksop.
In terms of pedestrian accessibility, there is a large pedestrianised area along Low Moor Road, which leads up to a big square to the north of Low Moor Street. Outside of the pedestrianised area, pavements are often narrow, however there are regular pedestrian crossing points. 
Environmental Quality
In general, Kirkby was observed to be a clean centre, with limited litter and graffiti. There were a number of public bins noticed.
Around the Plaza at the northern end of Low Moor Road, there are a number of public benches. The civic square is occasionally used for events but is not utilised to its full advantage due to primarily a lack of active frontage.
Within the town centre boundary, there was little by way of greening besides some small areas where trees have been planted for landscaping purposes.  However, located just outside of the centre there are a number of green spaces, such as Morven Park, Kingsway Park (Destination Park) as well as some woodland and open space that is part of The Greenwood Community Forest – an initiative that enables Nottinghamshire’s communities to create, improve and enjoy woodlands and other high quality accessible green spaces in a sustainable way that benefits the environment, the landscape and the local economy.
	Figure 6.10 - Map showing green spaces in and around Kirkby-in-Ashfield
[image: A map of a cityDescription automatically generated]
Car Parking
There are two free car parks in Kirkby. One along Ellis Street, which has 29 spaces and one along Hodgkinson Road which has 66 spaces.  There is also a large car park at Morrisons, which is located within the centre and provides 2 hours free parking for customers.  Additional parking is also available at the leisure centre.


Figure 6.11 - Map showing accessible car parks in Kirkby-in-Ashfield District Centre
[image: A map of a cityDescription automatically generated]
Historic Environment 
There are no statutorily listed buildings but there are a number of locally listed buildings, especially along Kingsway and School Street. There are no conservation areas that cover any part of the town centre.
	Figure 6.12 - Map showing historic enviornment in Kirkby-in-Ashfield
[image: A map of a cityDescription automatically generated]
Street Markets
Kirkby Outdoor Market takes place every Tuesday, Friday, and Saturday between 9am-3pm along Lowmoor Road. An inside artisan market opened up in August 2021 named Moor Market which has seven undercover stalls and a cafe.
Independent Trading
14.3% of units in Kirkby are national multiples, with 85.7% being independent traders.  The centre therefore has a strong independent trading offer.  This is positive from the viewpoint of creating a unique offer but can also perhaps be indicative of a lack of attraction to a significant number of larger national multiples.  
Figure 6.13 - Map showing the distribution of national multiples in Kirkby-in-Ashfield
[image: A map of a cityDescription automatically generated]
Crime & Safety
Data from police.uk shows that, in June 2023, 45 crimes were reported in Kirkby’s defined town centre boundary[footnoteRef:18]. This is up significantly up from 30 that reported in June 2022.  [18:  police.uk, Your Area, Kirkby in Ashfield] 

At the time of visiting, Kirkby felt safe with active frontages providing natural surveillance to the vast majority of streets. A high number of streetlights line the streets of Kirkby and a number of CCTV cameras were noticed.
In July 2023, businesses in Hucknall were provided with walkie-talkies to battle against shoplifters in the town. Shopkeepers in Kirkby signed up to the Business Crime Forum, Shop Watch, which was launched by Ashfield District Council and Nottingham Police. The scheme links local shopkeepers together with handheld radios and regular face-to-face meetings. Since the scheme was launched, earlier in 2023, local businesses have reported a fall in shoplifting.
Night-time Economy
Only five of the units in Kirkby add to the night-time economy. Of these five, there are three public houses and two bars. There are no restaurants suggesting limited variety. 


Figure 6.14 - Map showing the distribution of ‘night-time’ uses in Kirkby-in-Ashfield
[image: A map of a cityDescription automatically generated]
Public Investment
In recent years, there has been £1.1 million of public realm improvements along Lowmoor Road and creating a new civic square along with investment in a shop front improvement grant scheme. 
[bookmark: _Hlk150416451]As part of the Sutton and Kirkby Town Deal, the funding ask for Kirkby was £31 million. With this money, a new Kirkby Health Hub and sports hub at Kingsway Park are set to be delivered and will give local residents greater access to healthier lifestyles and help tackle poor local health outcomes. Additionally, the gateway area around Kirkby Train Station will be developed to provide better access to the station and interchange to buses and the new cycle/ walking network to promote use of more sustainable forms of transport.  
Technological Enhancement
In Kirkby town centre there is just one Premium BT WIFI hotspot that is located in William Hill. 
Commercial Demand
The Requirements List shows just one known retailer looking to locate to Kirkby. 
	Occupier
	Description
	Size (min sq. ft)
	Size (max sq. ft)

	Lidl
	Supermarket
	18,000
	26,000



[bookmark: _Toc146906712]Hucknall Health Check
Description
Hucknall is the southernmost town in the Ashfield area and is located on the outskirts of Nottingham. The centre comprises 128 units. 
[image: IMG_9830.jpg][image: IMG_9825.jpg]Figure 7.1 - Photos of HucknallHigh Street (East)
High Street (West)

Source: Nexus Site Visit (August 2023)
Retail Offer
Figure 7.2 - Map showing composition of retail units in Hucknall
[image: ]
[bookmark: _Hlk145592933]Source: Experian GOAD
The total number of comparison units in Hucknall is slightly below the national average, comprising 24.2% of units compared to the national average of 26.9%. Convenience units make up 8.6% of the total composition, similar to the national average of 9.3%.
The service sector is well represented in Hucknall, comprising 59.4% of all units which is well above the national average of 49.9%. There is strong provision of retail services and financial & business services both exceed national averages.  
In line with Sutton and Kirkby, when compared to the previous study conducted in 2016, the number of comparison units in Hucknall has fallen significantly (46 units to 31 units). The number of convenience units has risen since 2016.  There has also been a significant increase in the number of retail and leisure service units.  Whilst the provision of financial & Business service units remains above the national average, unit number have declined significantly (27 to 17).  
Figure 7.3 - Hucknall Composition Table
	 
	2023
	2016

	 
	Hucknall (total)
	Hucknall (%)
	National Average
	Hucknall (total)
	Hucknall (%)
	National Average

	Comparison
	31
	24.2%
	26.9%
	46
	30.1%
	32.1%

	Convenience
	11
	8.6%
	9.3%
	9
	5.9%
	8.6%

	Services (total)
	76
	59.4%
	49.9%
	75
	49.0%
	47.7%

	Retail
	25
	19.5%
	15.8%
	22
	14.4%
	14.3%

	Leisure
	34
	26.6%
	25.4%
	26
	17.0%
	22.7%

	Financial & Business 
	17
	13.3%
	8.7%
	27
	17.6%
	10.7%

	Vacant
	10
	7.8%
	13.8%
	20
	13.1%
	11.3%

	Other
	-
	-
	-
	3
	2.0%
	0.1%

	Total
	128
	-
	-
	153
	-
	-



Figure 7.4 - Hucknall Composition Graph
[image: A graph of a number of peopleDescription automatically generated with medium confidence]
Vacant Units
Figure 7.5 - Map showing distribution of vacant units in Hucknall
[image: A map of a cityDescription automatically generated]
Positively, Hucknall has a lower-than-average vacancy rate. At the time of surveying, 7.8% of units in Hucknall were vacant, compared to the national average vacancy rate of 13.8%.  This is the lowest of the three Town Centres.  
This is also a positive change from the vacancy rate recorded in the 2016 retail study (13.1%). At that time, the vacancy rate was above the national average. As per Figure 7.5, there are no obvious clusters of vacant units.  
Culture & Leisure
Figure 7.6 - Map showing distribution of leisure uses in Hucknall
[image: A map of a cityDescription automatically generated]
Statistically, Hucknall has a leisure offer that is slightly above the national average, with leisure services comprising 26.6% of the total composition.
The Hucknall Street Market provides an important community asset in Hucknall and was well attended at the times of our visits.
Unhealthy Businesses
Figure 7.7 - Map showing distribution of unhealthy businesses in Hucknall
[image: A map of a cityDescription automatically generated]
26 businesses in Hucknall are deemed to be unhealthy by the Royal Society for Public Health guidance, comprising 20.3% of all units. This is a lower proportion than that found in Sutton or Kirkby.  
Visitor Satisfaction
The Ashfield Local Market Assessment found that visitors had a good level of satisfaction in Hucknall. 37% of visitors were satisfied with the centre, whilst 29.6% had a neutral opinion on Hucknall. 
Business Confidence
In August 2023, CoStar reported that the average market rent per sq/ft was £11.44 and the market yield was 7.9%. These are the lowest yields in the District which is positive. Market rents are higher than in Kirkby, though lower than in Sutton.  
[image: A graph with orange lineDescription automatically generated][image: A graph with orange lineDescription automatically generated]Figure 7.8 - Market Rent per SF and Market Yield in Hucknall
Partnership Working
Hucknall has the highest perceived rate of partnership working, which stakeholders felt was a result of a more affluent and elderly population who might be more prepared to spare their time. Events that are organised in the centre typically have higher attendance in comparison to Sutton and Kirkby and there is a good rate of cross partnership engagement with various community groups who are willing to support one another, but most importantly better support the local community.
The Hucknall Food Festival, which takes place in August is an example of a good community / council partnership.
Community Spirit
A successful outdoor market is held along High Street on Friday and Saturday between 9am-4pm that sells a wide variety of goods. 
There is an online community Facebook group for Hucknall where local residents share advice about local events that are happening in and around the local area. 
In Hucknall there are a few community centres, the Hucknall Young People Centre, the John Godber Centre and Food Cycle Hucknall which offers free hot meals for anyone who wishes to turn up and enjoy the company. It also serves as a food bank for the local community.
Events
The John Godber Centre hosts frequent events for the local community. The Rotary Club’s representation in Hucknall also organises events. In September, there is a Hucknall Community Day that invites Hucknall’s organisations, schools, churches, and community groups. The event takes place on Hucknall Market Place.
There are also speciality events that are held such as a food and drink festival and Christmas Market in Hucknall. 
Footfall
In August 2023, just over 413,000 people are shown to have visited Hucknall.  This is very simar to the year before.  Considering the overall period though, and unlike Sutton and Kirkby which are shown to have experienced increasing footfall, the red trendline suggests almost consistent footfall in Hucknall.  This is notwithstanding the centre demonstrating positive vitality and viability factors under a number of indicators.
Figure 7.9 - Hucknall Footfall Data January 2018 – August 2023

Source: Visitor Insights 
Access
Hucknall is mainly accessed by private vehicle and bus. The bus routes that serve Hucknall provide services to Mansfield, Sutton and Nottingham. Two local bus services also run every 30 minutes to local neighbourhoods. 
Hucknall Train Station is located a short distance from the defined town centre and is on the same train line that runs through Sutton and Kirkby. There are hourly trains to Nottingham and Worksop. 
Hucknall is also served by the Nottingham Tram service, and it is the final stop on the line. Trams run through Hucknall Station and leave on average every 8 minutes throughout the day with the end destination of Toton Lane, south-west Nottingham.
In terms of pedestrian access, in 2017 Hucknall underwent major works to pedestrianize the western half of the High Street.  Our observation is that those works have stood the test of time well, and that the pedestrianised area has become the main hub of the centre.    
Car Parking
There are a high number of free car parks in Hucknall. To the east of the centre, there is a 439-space car park for the Hucknall Park and Ride tram service. In the same area, there is also a large, 393 space car park that provides Tesco customers three hours free parking. 
Closer to the main town centre, there are a number of free carparks. 
Along Yorke Street, there are two carparks, namely Piggins Croft which has 335 spaces, and Yorke Street Car Park which has 16 spaces, that provide two hours free parking. After two hours charges incur for a 4-hour period or a 24-hour period.
There is a 67-space car park on the old Market Square, which has a two-hour maximum stay that is free.
There is one car park in Hucknall that charges along High Street, which has 39 spaces, starting at £0.40 an hour.  
Figure 7.10 - Map showing accessible car parks in Hucknall District Centre
[image: A map of a cityDescription automatically generated]
Environmental Quality
Hucknall was observed to be a clean centre, where litter and graffiti were not observed as being problematic.  The works to pedestrianize the High Street have created an attractive environment with public benches, and trees that have been planted for landscaping.  Just behind the Market Place car park is a large cemetery that is connected with the Church of St Mary Magdalene. Despite being a cemetery, the space largely serves as peaceful gardens with benches, extensive open space, and planting. 
Besides Market Place Car Park there is also a large square area that has some planting. However, the area is largely concreted, and improving the green environment here would be beneficial. The pedestrianised part of the High Street that runs from here could also benefit from improvements to its green environment, as currently there are just a few trees.
Figure 7.11 - Map showing green spaces in and around Hucknall
[image: A map of a cityDescription automatically generated]
Historic Environment 
Figure 7.12 - Map showing historic enviornment in Hucknall
[image: A map of a cityDescription automatically generated]
There are two listed buildings within Hucknall’s defined town centre. The Church of St Mary Magdalene is Grade II* Listed, and Hucknall Library is Grade II Listed. 
Hucknall Town Centre Conservation Area covers the whole of the defined town centre. Within the Conservation Area, there are also a number of locally listed buildings, and sites that have been nominated to be locally listed.
Street Markets
Hucknall Street Market is open on Friday’s and Saturday’s between 9am-4pm. It operates on the pedestrianised part of the high street and has a wide variety of weekly traders selling both comparison and convenience goods along with street food.
Independent Trading
30.9% of units in Hucknall are national multiples, which is the highest proportion of all centres. The corollary is that it has the lowest proportion of independent traders.  
Figure 7.13 - Map showing the distribution of national multiples in Hucknall
[image: A map of a cityDescription automatically generated]
Crime & Safety
In June 2023, there were 73 crimes reported in Hucknall Town Centre. This is significantly up from just 27 that were reported in June 2022.
Notwithstanding, Hucknall was very busy and felt safe as a visitor. Street lighting and CCTV felt well provided for.   
Night-time Economy
Eight units in Hucknall contribute to the centre’s night-time economy, comprising 6.3% of the centre’s units. Of these units, six are classed as Public Houses.  Although the restaurant offer is limited the centre does attract visitors.


Figure 7.14 - Map showing the distribution of ‘night-time’ uses in Hucknall
[image: A map of a cityDescription automatically generated]
Public Investment
In 2022, Ashfield District Council submitted a £11 million bid to the government’s Levelling Up Fund for the revitalisation of Hucknall Town Centre. The bid was made up of three main projects:
Skills and Economic Regeneration
· Supporting the Council’s Education and Skills Strategy which sets out intentions to ensure Ashfield has a skilled, future-proof workforce.
· Opportunities for shopfront improvement grants to help businesses to improve the exterior of their premises, and start up grants to enable new businesses to flourish.
· Exploring ways to expand Hucknall’s successful outdoor markets.
Cultural and Heritage Gateway 
· Celebrating Hucknall’s heritage by creating a new visitor experience at St Mary Magdalene Church focusing on Hucknall’s most famous residents from the past.
· Improvement of the streets, roads, and public space around the Byron Cinema to create a welcoming entrance into Hucknall town centre.
· A new 3G sports pitch for residents.
Access to Hucknall Town Centre
· Enhancements to signs, along with the creation of a digital app, to improve access to the town centre for pedestrians and cyclists. This will assist and encourage residents and visitors to travel around Hucknall using more sustainable, healthier methods.
· Improved comfort and welcome facilities at the train/tram station.
However, in early 2023, the bid was not successful.  This is analysed in more detail in the separate Local Market Report.
Prior to this bid, works had been successfully completed in Hucknall as part of the Hucknall Town Improvement Scheme, which had a primary objective to promote the regeneration of the town centre and to create a more attractive shopping environment. The first phase of the of the works included the construction of a new road and flood alleviation measures for the town which was completed in November 2016. Phase two of the works involved the pedestrianisation of Hucknall High Street between Baker Street and Watnall Road and was completed in June 2017.  Following the completion of the works, the historic weekly market was relocated to the pedestrianised area to take advantage of the traffic-free environment. 
Technological Enhancement
Unlike Sutton and Kirkby, free Wi-Fi was not observed to be available in the centre.
Commercial Demand
We have collected a number of retailers looking for new space in Hucknall according to The Requirements List.
	Occupier
	Description
	Size (min sq. ft)
	Size (max sq. ft)

	Poundstretcher
	Retail value store
	6,000
	30,000

	Lidl
	Supermarket
	18,000
	26,000

	PDSA
	Charity shop
	1,000
	3,000

	KFC
	Fast food restaurant
	1,000
	2,650



[bookmark: _Toc146906713]Annesley Road Health Check
Description
Annesley Road is a linear Local Centre located to the north-west of Hucknall Town Centre along Annesley Road. The centre is located in the Hucknall Central ward. 
[image: A street with cars parked on itDescription automatically generated][image: A street with buildings and a poleDescription automatically generated]Figure 8.1 - Photos of Annesley Road
Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 8.2 - Map showing composition of retail units in Annesley Road
[image: ]
Source: Experian GOAD
  Figure 8.3 - Annesley Road Composition Table
	 
	Annesley Road (Total)
	Annesley Road (%)
	National Average

	Comparison
	3
	10.3%
	26.9%

	Convenience
	2
	6.9%
	9.3%

	Services (total)
	17
	58.6%
	49.9%

	Retail
	10
	34.5%
	15.8%

	Leisure
	7
	24.1%
	25.4%

	Financial & Business
	0
	0.0%
	8.7%

	Vacant
	7
	24.1%
	13.8%

	Total
	29
	-
	-


Assessment
Annesley Road appears to be a popular centre for local residents, despite a reasonably high observed vacancy rate. The offer of units in the centre is not unique, or necessarily diverse in a way that would attract visitors from further afield.   Instead, the centre provides a range of units that serve the local community’s needs.
Despite the centre being busy at the time of visiting, it was still easy to find parking. Parking is available along Annesley Road in designated spaces and is free for two hours. Pedestrian movement around Annesley Road was easy due to wide pavements, and a centrally located zebra crossing. Traffic was not observed to be a problem at the time of visiting, however it may be a different scenario during peak travel times.
The centre was well lit, and CCTV cameras were observed, suggesting a reasonable level of safety for pedestrians at all times.
The overall environmental quality of the centre was reasonable, but there was room for improvement to shop fronts which would enhance the overall environment. To the west of the centre, the units felt run down in comparison to the rest of the centre. There were no street planters, nor green spaces observed in the centre. These could be additions that would improve the environmental quality.
[bookmark: _Toc146906714]Forest Road Health Check
Description 
Forest Road is a small linear local centre, located south of Kirkby-in-Ashfield. The centre is located in the Skegby Ward. 
[image: A brick building with cars parked on the side of the roadDescription automatically generated]Figure 9.1 - Photos of Forest Road
[image: A bus stop with a sign on the side of the roadDescription automatically generated]












Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 9.2 - Map showing composition of retail units in Forest Road
[image: ]
Source: Experian GOAD
  Figure 9.3 - Forest Road Composition Table
	 
	Forest Road (Total)
	Forest Road (%)
	National Average

	Comparison
	5
	31.3%
	26.9%

	Convenience
	1
	6.3%
	9.3%

	Services (total)
	9
	56.3%
	49.9%

	Retail
	4
	25.0%
	15.8%

	Leisure
	5
	31.3%
	25.4%

	Financial & Business
	0
	0.0%
	8.7%

	Vacant
	1
	6.3%
	13.8%

	Total
	16
	-
	-


Assessment
Although small, comprising just 16 units, Forest Road appeared to be a popular centre for local residents. At the time of visiting, a reasonably high level of footfall was observed, with people mainly visiting the Post Office and ‘Ian Whites’ Convenience Store. Although a low number of units in Forest Road, it felt as if the basic offer of businesses was adequate to serve local residents essential needs.
Parking was observed to be an issue when visiting, with no designated on-street parking, forcing visitors who get to the centre by private vehicle to park on the road, making passing difficult, and in some instances parking on the pavement, significantly restricting pedestrian accessibility. Due to parking issues, and Forest Road being a fairly busy road, pedestrian crossing wasn’t particularly safe due to limited visibility. Assuming a high number of people access the centre by foot from the local area, pedestrian improvements to the centre would be beneficial.
A half-hourly bus service stops along Forest Road, which provides a service to the three main town centres in the district, namely Kirkby-in-Ashfield, Sutton-in-Ashfield and Hucknall, along with stopping in Mansfield and Nottingham. 
Street lighting on Forest Road was mainly observed on the south side of Forest Road, adjacent to the units, suggesting that in winter months, safety for pedestrians visiting the shops may be reduced. There were also no CCTV cameras observed along Forest Road, however the centre does benefit from natural surveillance from residential dwellings that are dispersed between the units, and also adjacent to the units.
The residential dwellings opposite the units along Forest Road, and their associated front gardens improve the environmental quality of Forest Road. The built form of Forest Road is heterogeneous, varying between each block. Given the size of the centre, improvements could be done to improve shop fronts through signage standards, and also the addition of, for example, hanging baskets. 
There are two almost identical churches located within the centre, one which appeared vacant, and another one still operating. The presence of these churches made Forest Road distinct, and it would be beneficial to support works to the vacant church building to reinstate its community use to some capacity.
[bookmark: _Toc146906715]Huthwaite Health Check
Description 
Huthwaite is a local centre located in the northern area of the District, located west of Sutton-in-Ashfield. The centre is triangular in shape, located around Blackwell Road, Sutton Road, Markey Street, Chesterfield Road and Main Street. Huthwaite is located in the Huthwaite & Brierley Ward. 
[image: A street with buildings and carsDescription automatically generated][image: A bench on a brick streetDescription automatically generated]Figure 10.1 - Photos of Huthwaite
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Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 10.2 - Map showing composition of retail units in Huthwaite 
[image: ] 
Source: Experian GOAD
Figure 10.3 - Huthwaite Composition Table
	 
	Huthwaite (Total)
	Huthwaite (%)
	National Average

	Comparison
	1
	4.2%
	26.9%

	Convenience
	4
	16.7%
	9.3%

	Services (total)
	17
	70.8%
	49.9%

	Retail
	7
	29.2%
	15.8%

	Leisure
	10
	41.7%
	25.4%

	Financial & Business
	0
	0.0%
	8.7%

	Vacant
	2
	8.3%
	13.8%

	Total
	24
	-
	-


Assessment
Huthwaite is an attractive local centre, set around a triangular block. Situated on the block is ‘Market Place’, however unlike what the name suggests, the market square has never formally served a purpose of holding a permanent market, due to a charter never historically being granted. The market square currently serves as a free car park for visitors, however it would be a good setting for introducing a farmers market or similar.
There is free off-street parking in Huthwaite at the Market Square, along with parking available along Market Street which is a one-way road. As such, parking was not observed to be an issue. The one-way flow of traffic along Market Square makes it easy for pedestrians to cross, despite the road being absent of a crossing point. However, Main Street has no crossing points and has a two-way traffic flow suggesting potential for improvements, encouraging local residents to walk to the centre. Otherwise, pavements throughout the centre were wide and on the most part even.
Despite being a small centre, a bus route runs through the centre every ten minutes, providing services to Mansfield, Sutton-in-Ashfield, and Alfreton.
At the time of visiting, Huthwaite was busy. Its offering is not necessarily diverse, nor unique, with businesses that mainly serve the everyday needs of the local community. There are two supermarkets; Tesco Express and Co-op Food. Both were observed to be popular, with a steady footfall. 
The environmental quality of Huthwaite was pleasant, with a majority of units set facing the market square. There is a small, paved area towards the south of Market Place which features some planting and a bench. The area is quite large and could benefit from some additions which would improve its role as an informal community asset. Shopfronts in Huthwaite were all well maintained. However, if there were future works to the square, shopfront improvements to coincide with these would be beneficial, to set the shopfronts off from the square. 
Street lighting in Huthwaite is good, and there is plenty of natural surveillance. Despite there being no CCTV, overall Huthwaite felt like a very safe centre.
[bookmark: _Toc146906716]Jacksdale Health Check
Description
Jacksdale is a small Local Centre located along Main Road and Selston Road and is the western-most centre In the District, located near the border with Derbyshire. The centre lies in the Jacksdale Ward. 
[image: A building with windows on the sideDescription automatically generated][image: A tree on a brick roadDescription automatically generated]Figure 11.1 - Photos of JacksdaleMain Road
Main Road

Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 11.2 - Map showing composition of retail units in Jacksdale
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Source: Experian GOAD
Figure 11.3 - Jacksdale Composition Table
	 
	Jacksdale (Total)
	Jacksdale (%)
	National Average

	Comparison
	4
	21.1%
	26.9%

	Convenience
	3
	15.8%
	9.3%

	Services (total)
	11
	57.9%
	49.9%

	Retail
	5
	26.3%
	15.8%

	Leisure
	5
	26.3%
	25.4%

	Financial & Business
	1
	5.3%
	8.7%

	Vacant
	1
	5.3%
	13.8%

	Total
	19
	-
	-


Assessment
Despite Jacksdale being a small local centre, it covers a relatively large area from north to south as the commercial units are interspersed between residential dwellings. The offering of Jacksdale is mainly focused on Main Road, towards the south of the centre where there is a variety of businesses that serve the needs of the local community. Towards the north of the centre there is a Co-op store, which appeared to be a popular destination for people at the time of visiting.
There is a car park attached to the Co-op Food Store, where anyone can park for free for two hours. There are two further free parking locations in the centre, around the War Memorial and along Main Road. Despite there being a high level of off-street parking in the centre, unregulated on-street parking was still observed to be an issue outside the units along Main Road. In turn this created traffic flow issues as there was not enough room for two cars to pass in this instance. It may be helpful to consider parking regulations along Main Road.
Pedestrian movement around the centre was good due to low traffic flow, however there are no designated crossing points, and it may become a challenge in peak travel hours. Pavements were wide and evenly surfaced for the most part and did not experience on-curb parking.
Jacksdale felt quiet, with generally low footfall. The Rainbow One bus route runs through Jacksdale, providing hourly services to Alfreton, Eastwood and Nottingham City Centre. Additionally, there is a Monday-Saturday local bus service running between Selston and Easton, stopping at Jacksdale three times between 9am and 2pm. 
Jacksdale had a high environmental quality, made so by its cleanliness and number of trees within the centre. The War Memorial had some planters located on it, and adjacent to it on the other side of the road was a public garden. Some seating options around the War Memorial would further add to the centre’s attraction, and the planters could be replicated throughout the centre. The store fronts in the centre were all well-kept.
There was only limited street lighting around Jacksdale, suggesting potential issues in winter months for pedestrian movement. A number of CCTV cameras were noticed outside the commercial units, although it was unclear if they were privately installed or publicly provided. The residential setting on Jacksdale suggests that is a safe centre. 
[bookmark: _Toc146906717]Outram Street Health Check
Description 
Outram Street is a local centre that runs north from the Town Centre of Sutton-in-Ashfield. The centre is located in the Sutton Central & New Cross Ward.  
[image: A car parked on the side of a streetDescription automatically generated][image: A street with cars parked on itDescription automatically generated]Figure 12.1 - Photos of Outram Street (Looking North East)
Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 12.2 - Map showing composition of retail units in Outram Street
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Figure 12.3 - Outram Street Composition Table
	 
	Outram Street (Total)
	Outram Street (%)
	National Average

	Comparison
	14
	17.5%
	26.9%

	Convenience
	6
	7.5%
	9.3%

	Services (total)
	43
	53.8%
	49.9%

	Retail
	19
	23.8%
	15.8%

	Leisure
	21
	26.3%
	25.4%

	Financial & Business
	3
	3.8%
	8.7%

	Vacant
	17
	21.3%
	13.8%

	Total
	80
	-
	-


Assessment
Outram Street is a long, linear centre, that is located just outside of Sutton-in-Ashfield Town Centre. Despite its proximity to Sutton-in-Ashfield, there was little evidence of people linking their trips between the two on foot.
The centre is quiet, with limited footfall observed. The vacancy rate is well above national average.
The linear nature of Outram Street means that it is easy to navigate, made more so by wide pavements and crossing points. There is a free surface carpark located just outside of the centre’s boundary, towards the north along New Cross Street that was very popular at the time of visiting. It is also possible to park for free for an hour along Outram Street at various locations. Multiple bus services run along Outram Street providing services to Nottingham, Alfreton, Derby, Huthwaite, Hucknall, Alfreton, Ripley, Kirkby-in-Ashfield and Mansfield at varying levels of frequency. 
Outram Street’s environmental quality was reasonable given the setting of the centre. A majority of shop units were well kept, however there are a high number of units with their shutters down in the daytime meant that the centre does not feel particularly welcoming. The centre would benefit from some greening at points, to detract from the main road that runs through it. 
Safety in Outram Street felt mixed due to the daytime closures and high number of vacancies, meaning there was limited natural surveillance. However, with more businesses opening in the evenings, the issues diminished by that time.   
[bookmark: _Hlk142925142][bookmark: _Toc146906718]Stanton Hill Health Check
Description
Stanton Hill is a local centre located along High Street and is situated north of Sutton-in-Ashfield. The centre is located in the Stanton Hill & Teversal ward and is the northern most centre in the district.
[image: A tree on a streetDescription automatically generated][image: A building with windows on the side of itDescription automatically generated]Figure 13.1 - Photos of High Street, Stanton Hill (looking South East)
Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 13.2 - Map showing composition of retail units in Stanton Hill
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Source: Experian GOAD
Figure 13.3 - Stanton Hill Composition Table
	 
	Stanton Hill (Total)
	Stanton Hill (%)
	National Average

	Comparison
	3
	10.7%
	26.9%

	Convenience
	6
	21.4%
	9.3%

	Services (total)
	12
	42.9%
	49.9%

	Retail
	6
	21.4%
	15.8%

	Leisure
	6
	21.4%
	25.4%

	Financial & Business
	0
	0.0%
	8.7%

	Vacant
	7
	25.0%
	13.8%

	Total
	28
	-
	-


Assessment
Stanton Hill is a small yet a popular destination due to its supermarkets; Co-op Food and Heron Foods. The offering of units besides the supermarkets is limited, and likely only serves local resident’s needs. The units in Stanton Hill are scattered amongst residential dwellings, impacting the sense of place of the centre.
At the time of visiting, the main footfall was noticed around the supermarkets, and their associated car parks, with very few people noticed walking around elsewhere. Throughout the centre, there were wide and even pavements, along with a zebra crossing to the south of the centre along High Street. At the time of visiting, there was no apparent issues of heavy flowing traffic through the centre.
Free parking in Stanton Hill is available at both supermarkets, and it was also possible to park on the side roads along High Street. The parking provision seemed adequate in the centre for the number of visitors.
The centre had a high perception of safety, made so by a high level of natural surveillance from the residential dwellings throughout and frequent street lighting. 
The overall environmental quality of Stanton Hill was pleasant given the size of the centre. It was clean and in places, most noticeably outside Heron Foods, there were areas of street planting. However, unit frontages throughout the centre could do with general improvements, which would in turn enhance the streetscape.
[bookmark: _Toc146906719]Watnall Road Health Check
Description 
[bookmark: _Hlk142918205]Watnall Road is a popular Local Centre located just outside of Hucknall Town Centre. The centre is focused around Watnall Road and Derbyshire Road and is located in the Hucknall Central Ward. 
[image: A building on the side of a roadDescription automatically generated][image: A street with a building and clouds in the skyDescription automatically generated]Figure 14.1 - Photos of Watnall Road










Looking South
Junction with Beardall Street


Source: Nexus Site Visit (August 2023) 
GOAD Composition and Vacancies
Figure 14.2 - Map showing composition of retail units in Watnall Road
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Figure 14.3 - Watnall Road Composition Table
	 
	Watnall Road (Total)
	Watnall Road (%)
	National Average

	Comparison
	4
	11.1%
	26.9%

	Convenience
	1
	2.8%
	9.3%

	Services (total)
	29
	80.6%
	49.9%

	Retail
	12
	33.3%
	15.8%

	Leisure
	13
	36.1%
	25.4%

	Financial & Business
	4
	11.1%
	8.7%

	Vacant
	2
	5.6%
	13.8%

	Total
	36
	-
	-


Assessment
Watnall Road appeared to be a popular centre for local residents, despite its proximity to Hucknall. The offer of units in the centre likely mainly caters to the local residents.
Despite it being a seemingly popular centre, there were few obvious resting places.  Besides the lack of public spaces in the centre, the environmental quality was mixed. The centre was clean, however some shop units would benefit from improvement. Of note, the large unit on the corner of Watnall Road and Berdall Street, currently occupied by Kang Han Combat and Martial Arts Academy would benefit from street level improvements to enhance the architectural character that can be seen at first floor level.   
There is plenty of free off-street parking and it is easy to find a space. There was also a plentiful offer of on-street parking, however this was only free for between 30 minutes to an hour depending on location. 
It is easy to walk around Watnall Road due to wide and even pavements, however there is no pedestrian crossing points, and Watnall Road was observed to be moderately busy with vehicular traffic at the time of visiting. It is likely that in peak travel times, traffic could be an issue to pedestrian safety.
Watnall Road is compact, with a high level of natural surveillance due to residential dwellings. 


[bookmark: _Toc146906720]Recommendations
Introduction
Taking account of extant planning policy at both the local and national level, and the evidence gathered through this Study, this section provides guidance to inform the new Local Plan on the following matters:
[bookmark: _Hlk146553278]Primary Shopping Frontages
Town Centre Boundaries;
Retail Hierarchy;
Retail Impact Assessment Threshold;
Local Shopping Centres;
Towns Fund and the Future High Streets Fund Investment; 
Levelling Up Fund bid for Hucknall; and
Policy Direction.
We address each of these tasks in turn below.  
Primary Shopping Frontages
There have been a range of changes to the Planning system which impact on the Primary Shopping Frontages we previously considered under our 2016 study.  The most recent iteration of the National Planning Policy Framework (‘NPPF’) was published in September 2023 and reflects the fact that the traditional role of town centres has been somewhat undermined by structural changes in the retail sector, and that there may be a need to plan for a more diverse range of uses going forward. As such, the NPPF advocates a more flexible policy framework to support the future vitality and viability of town centres.  Building on this, one of the most impactful planning reforms of the last   3 years has been the consolidation of a number of separate Use Classes under a single Class E ‘Commercial, Business and Service’ use. This update to the Town and Country Planning (Use Classes) Order 1987 (the ‘UCO’) came into effect in September 2020. The new use class combines shops, restaurants, offices, gyms and nurseries (amongst other uses) such that planning permission is no longer required to switch uses.
Furthermore, in March 2021, an update was made to the General Permitted Development) (England) Order 2015 (the ‘GPDO’). This allows for the change of use from Class E properties to residential from August 2021 (extending a right that had previously been restricted to office uses). This permitted development right is subject to maximum size requirements, the property having been in use as Class E for two years and vacant for three months. An application to the determining authority for ‘Prior Approval’ is also required for limited consideration of impacts relating to transport, contamination, flood risk, noise, light, and neighbourhood amenity. Further limitations apply in Conservation Areas and for nurseries, as well as in areas covered by ‘Article 4 directions’ where the rights are extinguished.
The policy changes considered above mean that it has been necessary for many planning authorities to alter their street frontages policies which were traditionally based on a wider Use Class Order.  We have considered therefore what, if any, changes are required to Town Centre boundaries themselves (see below), and the policies which cover their designation.  
In respect of the latter, our advice is that the Council should pursue the definition of a Town Centre Boundary and within that area, a Primary Shopping Area, for each of its three large towns.  These designations accord with the requirements of Paragraph 86(b) of the NPPF.  
In our opinion, the Council does not also need to designate a Primary Shopping Frontage within a Primary Shopping Area.  Defining a Primary Shopping Frontage is not a requirement of the NPPF, and whilst it can be introduced as a locally applicable development management tool, when viewed in the context of the Use Class Order and Permitted Development changes outlined above, they are now inherently difficult to police.  Whereas previous policy may have been aimed at retaining retail uses within a tightly defined core area, such policies now have less teeth due to the policy changes.  There is, of course, also merit as to why the Government has introduced Class E and the permitted development right.  This is to alleviate planning restrictions on property owners so that they can more speedily bring forward alternative uses, which would generate additional footfall to a centre with wider overall benefits.  
Having conducted the health checks as part of this study, as well as in the Local Market Assessment (discussed further below, we are of the view that the District’s centres are already experiencing a range of commercial and economic pressures, which would suggest that flexibility is important and that the additional layer of a Primary Retail Frontage policy is unduly restrictive.  This, however, does not mean that there will be no control over undesirable development, as Primary Shopping Area policy would still apply.  We discuss potentially appropriate wording for such a policy under ‘Policy Direction’ below.  
Town Centre Boundaries
Town centre boundaries enable developers and decision-makers to consider the sequential and impact tests when considering individual proposals for development and/or change of use. It is also relevant for consideration of the impact thresholds (nationally set at 2,500 sq m gross external area under the NPPF).   
[bookmark: _Hlk147819271]Edge-of-centre is defined as sites which are within a 300m walking distance of the town centre boundary, whilst out-of-centre is defined as those areas beyond that 300m. Defining suitable town centre boundaries is therefore important in this context. 
The Council must weigh up the advantage of having sufficiently large, defined areas to cater for the likely demands of the range of existing and future town centre uses within a centre, but also, the disadvantages of defining too wide an area, whereby a number of sites which are not suitable for development fall within the edge-of-centre category. A balance must therefore be struck between the two.   
In practice, local authorities usually utilise the Primary Shopping Area definition to help designate those frontages which they aim to protect for retail uses, with a wider range of own centre uses allowable in areas outside the Primary Shopping  Frontages, but within the Town Centre. 
In general terms, and building on our observations in Section 3, we consider that the future of the High Street is likely to evolve quickly and that there is some danger in being closed to the idea of non-retail uses at ground floor level within the heart of town centres. The shift to online shopping and the lasting impacts of the Covid-19 pandemic have accelerated previous thinking on this. Moreover, any application for a change of use would need to be considered through a planning application in any event (where Permitted Development Rights do not apply) and so there is a significant degree of control, even where there is no defined Primary Shopping Area. 
Having considered the broader context and walked again around the peripheries of the Primary Shopping Area and Town Centre Boundaries discussed in our 2016 study, we are content that there are no necessary changes to those boundaries.  For completeness, these plans are contained at Appendix B.  
Retail Hierarchy
[bookmark: _Hlk147822626]Our 2016 Study was based upon an extensive Household Telephone Survey.  That survey enabled a detailed consideration of market shares relating to expenditure attributed to each of the Town and Local Centres, and assessment of whether there were any clear distinctions between centres which would warrant their moving upwards or downwards in the retail hierarchy.   
No such Survey was required by the Council in support of this Study, and so our focus has primarily been on whether our health checks identified any significant change in the status of a centre which would warrant a different hierarchy to that recommended in the Draft Local plan 2023.  Whist there have been changes to general composition, the magnitude of those changes would not in insolation warrant any changes to the hierarchy itself, and there have been no substantial town centre use additions (e.g. new shopping centres) which might also justify a different approach.  
Accordingly, we recommend that same retail hierarchy be carried forward that is proposed in the Draft Local Plan 2023.  This was as follows:
	Hierarchy
	

	Town Centres
	Sutton in Ashfield
Kirkby in Ashfield
Hucknall

	Local Shopping Centres
	Outram Street, Sutton
Stanton Hill
Huthwaite
Annesley Road, Hucknall
Watnall Road, Hucknall
Jacksdale
Forest Road, Annesley

	Shopping Parades
	Skegby
Nuncargate
Selston
Underwood

	Other Areas

	
Other Areas within the District


Retail Impact Assessment Threshold
In accordance with national planning policy, retail and leisure developments greater than 2,500 sq m proposed in edge-of-centre and out-of-centre locations will be subject to the assessment of the impact criteria set out by Paragraph 90 of the NPPF.
Where appropriate, Local Authorities are entitled to identify local thresholds in accordance with the following considerations identified within the NPPG (‘Ensuring the vitality of town centres’):
· Scale of proposals relative to town centres;
· the existing viability and vitality of town centres;
· cumulative effects of recent developments;
· whether local town centres are vulnerable;
· likely effects of development on any town centre strategy; and
· impact on any other planned investment.
Our 2016 Study concluded that a flat local retail impact threshold of 300 sq. m should be applied to the three primary Town Centres of Kirkby, Sutton and Hucknall. We set out our reasoning as follows.
[image: A paper with text on it

Description automatically generated]
The question is therefore whether there has been any change in circumstances which would warrant a different consideration now.  Out first point concerned the size of retail unit.  Our 2023 Goad assessments show that the centres now have modern-day units size averages of 231 sq m, 222 sq m and 160 sq m in Sutton, Hucknall and Kirkby respectively.  There is therefore no meaningful difference on that front.  
Secondly, we have considered the vulnerability of each centre relative to their updated health-check assessments.  As can be seen in figures 5.3 and 6.3, there has been a notable increase in the vacancy rate in both Sutton and Kirkby, one of the keys metrics in understanding the vulnerability of any centre.  In parallel, though Figure 7.3 suggests that vacancy rates have declined in Hucknall.
We have also taken account of the Vitality and Viability scoring proposed by BAS in the Local Market Assessment (as summarised below).  
Based on our previous assessment, as updated, we are therefore comfortable that the lower impact threshold of 300 sq metres can be sustained in Sutton and Kirkby, as we consider both centres vulnerable to sizable out-of-centre competition.  In light of its higher vitality and viability scoring and lower vacancy rates, the Council may wish to differentiate Hucknall at 500 sq m.
Levelling Up Fund for Hucknall & Towns Fund and the Future High Streets Fund Investment
We have assessed the measures proposed in Ashfield District Council’s Levelling Up Fund (LUF) Round 2 bid for Hucknall town centre and a further assessment of the investment that has been or is scheduled to be delivered in Sutton in Ashfield and Kirkby in Ashfield via Future High Street Fund and Towns Fund awards. 
The assessment of each element of the proposals was made against the health checks undertaken by Nexus in this study, as well as by BAS Consultancy in the related Local Market Assessment.  Site visits were made in August 2023. The health checks prepared by Nexus in this study considered a 20-point assessment, whilst the BAS Consultancy work also assessed each town centre according to a separate matrix of the 25 most impactful factors on vitality and viability that are within local control[footnoteRef:19]. These factors have been identified by the Institute of Place Management and are used by both the Institute and the national High Streets Task Force in determining the vitality and viability of centres. [19:  https://www.placemanagement.org/research/25-vital-and-viable-priorities/ ] 

During the BAS Consultancy health checks, each of the three town centres received a score against each of the 25 factors, with 1 being very poor and 5 being very good.  This provides a general picture of the factors that should receive attention in order to improve the vitality and viability of the centre. Each proposed intervention in the funding bids was then assessed in relation to the 25 factors the intervention would impact on.  The scoring of each factor is based on the extensive experience of the consultant, who determined through a series of assessments the appropriate score for each factor. The determinants for each score are:
· The on-site assessment of the centre
· Desk research on factors that may not be assessed in the centre (such as partnerships)
· Interviews with stakeholders
· Cross reference with the Nexus assessment where factors include similar attributes.
To provide a worked example, BAS Consultancy assessed Markets as an important factor influencing vitality and viability in the three centres. The assessment asks the consultant to consider how well the market is performing, if there is one. If there is no market, the score would be 0. Where the market does not draw footfall (ascertained through observation on market days, and through interviews with local people) the score would be 1 or 2 if there is moderate footfall. A score of 3 would be given where the market is seen to be driving more footfall compared to a market of the same size in a similar town, 4 if the market is driving significant footfall and 5 if the market represents the most important driver of footfall to the town centre and represents a key part of the local place brand.
More detail on the importance of each factor in the vitality and viability of town centres is provided via the link at footnote 19.
Although scores are subjective, they are based on BAS Consultancy experience, comparison with other places that have undergone assessments and are consistent, having been undertaken by the same person.
Some proposed interventions were assessed as likely to impact on a range of factors. For instance, the resurfacing of Titchfield Street, Albert Street and Woollerton Street in Hucknall to extend town centre shared space would improve the following factors: activity, experience, walking, accessibility, markets, barriers to entry and adaptability. We assessed nine interventions in total, of a possible twelve. The remaining three interventions were not considered to be likely to have a direct impact on the town centre economy or experience.
Hucknall Town Centre Investment
Although the Hucknall LUF bid was not successful, the District Council continues to view the proposed interventions as deliverable, albeit unfunded. Where funding does become available, the Council intends to deliver improvements incrementally, and therefore an element of the assessment has been to prioritise interventions in order of their impact on town centre viability, so that the Council can deliver the projects that are likely to have the greatest impact first.
Hucknall Vitality and Viability Scores
In the table below, Hucknall’s vitality and viability scores are set against the number of proposals in the LUF bid that were likely to have an impact on this factor, ordered by the largest number of impactful interventions first. This gives a clear indication of the factors that will be positively impacted by the LUF bid and the factors that are not impacted.
	Vitality and Viability Factor
	Score (1= v.poor, 5 = v.good)
	No of proposed interventions positively impacting

	Experience
	3
	7

	Activity
	3
	6

	Walking
	3
	5

	Accessibility
	3
	5

	Liveability
	4
	4

	Appearance
	3
	3

	Adaptability
	3
	3

	Barriers to entry
	3
	3

	Non retail offer
	3
	3

	Vision and strategy
	3
	2

	Place marketing
	3
	2

	Diversity
	3
	2

	Markets
	4
	2

	Safety / crime
	4
	2

	Functionality
	4
	2

	Innovation
	3
	2

	Commercial attractiveness
	3
	1

	Recreational space
	2
	1

	Anchors
	3
	1

	Retail offer
	3
	1

	Redevelopment plans
	3
	1

	Merchandise
	3
	1

	Place management
	3
	0

	Necessities
	4
	0

	Networks and partnerships
	3
	0

	TOTALS
	79
	59



The table tells us several things. Firstly, that none of the suggested interventions proposed in the LUF bid would have a discernible impact on three factors of vitality and viability – the degree to which formal place management takes place, the provision of basic necessities in the town centre, such as car parking, amenities and general facilities, and the number or efficacy of local networks and partnerships. 
Both Place Management and Networks and Partnerships have an average score, whereas Hucknall receives a good score for Necessities, already having a good level of amenities. For that reason, it would be advisable to focus on developing capacity in town centre management and improving local partnerships than it would to deliver further town centre amenities.
At the other end of the scale, the Hucknall LUF bid focuses strongly on interventions that improve the overall experience, and including accessibility, walkability, and activity. Given the shift in the function of town centres towards the experiential, this route is recommended and demonstrates a strategic approach to transformation in Hucknall. Of the 9 interventions we assessed a total of 59 positive impacts on vitality and viability factors occur.
Hucknall receives fair scores across most factors, with only access to public or recreational space dipping below the average. With only one intervention proposing to address the quality or provision of recreational space, it is further recommended that future proposals address this, either through the provision of recreational space in the centre or improvement to routes and wayfinding to local green spaces such as Titchfield Park or The Ranges Park.
In terms of prioritisation, the single intervention with the greatest impact across several factors is the redevelopment of properties along the High Street for a range of uses such as micro retail and education and training facilities. The other priorities should be the resurfacing (pedestrianization) of Titchfield Street, Albert Street and Woollerton Street to extend town centre shared space, and improvements to the Market Place Car Park area.
The Market Assessment report makes reference to interventions that were not proposed in the LUF bid, but that would be recommended, including further development of the market.


Kirkby in Ashfield and Sutton in Ashfield Town Investment Plan
The projects are taken from the Town Investment Plan but do not constitute the entirety of the list, since the report looks only at those projects likely to have a direct impact on the town centre economy. Schemes such as Enterprising Ashfield, the Automated Distribution and Manufacturing Centre and Ashfield Construction Centre will have an indirect impact on the town centre economy due to job creation in the district, creating more disposable income. However, those projects have not been included in the assessment.
The methodology for assessment is similar to that used for the LUF bid in Hucknall. Each project is considered in light of its relationship to the score of the two town centres against the 25 factors of vitality and viability.
Future High Streets Fund
Sutton Theatre - Refurbishment of a school theatre to open to the public, providing a wide range of entertainment, including theatre shows, cinema screenings and live music.
Low Street, Sutton - Purchase and repurposing of vacant retail space on Low Street, to revitalise the high street and create a vibrant connection between the north and west of the town centre.
Fox Street, Sutton - Redevelopment of a derelict gateway site that is impacting the wider town. Providing a pop-up food space and area for events with improved pedestrian linkages to the town centre and car parking.
Maker Space and business hub - Community workshop with equipment for members, including businesses to learn new skills, invent and build with access to prototyping equipment. Nottingham Trent University will use the venue to host events and deliver training for local businesses.
Towns Fund
North Kirkby Gateway - Acquisition and redevelopment of an underused town centre site for a health hub and housing to transform the northern part of the town around the Plaza. 
Visitor digital offer - A new Discover Ashfield website and Augmented Reality experience app will tell the great stories of the area; showcasing it as an attractive place to live, visit, study, work and do business.
Cycling and walking network - To provide a comprehensive network of high-quality walking and cycling routes, with a first phase being delivered through the accelerated funding.
Portland Square, Sutton - The project will refurbish Portland Square to create high quality public realm in the heart of the town, attracting more people to visit the town centre. The space will be reconfigured to improve connectivity between key areas of the town and create space for businesses to expand their offer outdoors. The scheme will also green up the urban environment with tree planting and landscaped areas.
West Kirkby Gateway - Development of the area around Kirkby Railway Station to create a thriving gateway to the town and to support future Network Rail investment.
High Street Property Fund - This project involves the purchase, repurposing and refurbishment of high street properties. It will focus on areas in greatest need of intervention, for example Outram Street and the high streets in Huthwaite and Stanton Hill in Sutton, Kirkby high street and Annesley in Kirkby.

Sutton Vitality and Viability Scores
The scores for Sutton were as follows:
	Sutton
	V&V score
	Projects impacting

	Adaptability
	3
	6

	Liveability
	3
	6

	Activity
	2
	5

	Experience
	3
	5

	Walking
	3
	5

	Accessibility
	3
	5

	Attractiveness
	2
	5

	Appearance
	2
	4

	Diversity
	3
	4

	Barriers to entry
	4
	4

	Safety / crime
	2
	4

	Functionality
	3
	4

	Retail offer
	3
	3

	Non-retail offer
	3
	3

	Redevelopment plans
	2
	3

	Innovation
	3
	3

	Anchors
	3
	2

	Place marketing
	2
	2

	Markets
	4
	2

	Recreational space
	3
	2

	Vision and strategy
	2
	1

	Necessities
	4
	1

	Merchandise
	3
	1

	Networks and partnerships
	2
	1

	Place management
	3
	0

	TOTAL
	70
	81



A total of eight interventions in Sutton yielded 81 positive impacts on factors influencing the vitality and viability of the town centre. In the case of Sutton, the focus of projects was on improving the adaptability of the town centre, which is too dependent on retail. Projects like the theatre, maker space, Fox Street and the High Street Property Fund are all good examples of the drive to diversify the town centre offer in innovative ways. 
 In contrast to Hucknall, which continues to function as a largely successful retail-driven town centre, and therefore benefits from a strategy which seeks to improve the experience for shoppers, Sutton’s oversupply of retail invites the diversification approach. The theatre is a good, if potentially sporadic, evening use and a new focus on informal outdoor dining at Fox Street is a good way of testing the market for more evening food uses, potentially as an approach to repurpose Outram Street.
The projects with the most impact on vitality and viability factors were Portland Square and Low Street, given their potential to improve experience, diversity, connections and uses in the town centre. The High Street Property Fund also has the potential to be transformative for Sutton, particularly in terms of removing barriers to entry for new businesses and creating space for non-retail uses. The Council might consider prioritising project by order of impact, as follows:
	Project
	No of impacts

	Portland Square
	16

	Fox Street
	14

	High Street Property Fund
	11

	Maker Space
	9

	Sutton Theatre
	8

	Low Street
	8

	Cycling and Walking network
	7

	Visitor digital offer
	4



However, a number of low scoring factors also receive less attention than might be warranted in the Investment Plan, including Redevelopment Plans, Place Marketing, Vision and Strategy and Networks and Partnerships. Given their scale and expense, Redevelopment Plans are likely to be few in number, and there can and should be only a small number of vision documents, hence the low scores. However, some attention on place marketing and branding would be warranted for Sutton, particularly focused on changing perceptions of the town following investment and presenting clear messaging on Sutton’s emerging place identity.
The Market Assessment Report considers further projects for Sutton.
Kirkby in Ashfield
Investment in Kirkby in respect of the Town Investment Plan is focused on fewer projects, though North and West Kirkby Gateway projects are larger in scale than most of the interventions in Sutton. Scores were as follows:

	Kirkby in Ashfield
	V&V score
	Projects impacting

	Liveability
	2
	5

	Activity
	2
	4

	Experience
	1
	4

	Appearance
	2
	3

	Walking
	2
	3

	Commercial attractiveness
	2
	3

	Redevelopment plans
	2
	3

	Functionality
	3
	3

	Retail offer
	3
	2

	Non-retail offer
	2
	2

	Accessibility
	3
	2

	Diversity
	1
	2

	Vision and strategy
	1
	1

	Necessities
	3
	1

	Merchandise
	1
	1

	Place marketing
	2
	1

	Recreational space
	2
	1

	Barriers to entry
	4
	1

	Adaptability
	3
	1

	Innovation
	2
	1

	Place management
	2
	0

	Anchors
	2
	0

	Networks and partnerships
	1
	0

	Markets
	2
	0

	Safety / crime
	2
	0

	TOTAL
	52
	44


 
In Kirkby’s case, the town centre investment strategy appears to centre on improving liveability for local residents, reflecting the activations and local groups the Council has been instrumental in establishing to improve wellbeing and health outcomes. 
Kirkby’s total vitality and viability score is significantly lower than Sutton’s and Hucknall’s, although the town centre is smaller and serves a smaller catchment including areas of significant deprivation. Projects earmarked for Kirby in the Town Investment Place also have fewer impacts on the vitality and viability factors however, with 44 individual impacts measured across five town centre projects:
	Project
	No of impacts

	West Kirkby Gateway
	11

	High Street Property Fund
	11

	North Kirkby Gateway
	9

	Cycling and walking network
	6

	Visitor digital offer
	6


With the right development, West Kirkby Gateway will strengthen the town centre commercial offer, although it may pull the centre of gravity away from the pedestrianised section depending on use. A leisure and/or hospitality use may be advisable on this site to support the night-time economy in different sections of the town centre, while avoiding the further dispersal of retail.
The High Street Property Fund is an important intervention in Kirkby where the pedestrianised centre has suffered retail closures. A strategy for the redevelopment of town centre retail might take into account the success of the Moor Market café use and challenges the Council has faced in identifying traders for the indoor market.
A business-led partnership that focuses on developing the town centre offer, and the Plaza, could be considered to progress the vision. Whilst Kirkby has a large number of independent traders, it is also served by a handful of larger operators, including Morrisons, Aldi, Farmfoods, Weatherspoons and the Kirkby Leisure Centre. 
In addition to activating the uses around the Plaza, the Council may wish to consider enhancing the Plaza itself to encourage further daytime use. The Plaza should be a flexible space that can be used for occasional events, markets and socialising, with a particular focus on providing opportunities for social connections that don’t revolve around shopping.
Policy Direction
To culminate our assessment, we consider here whether there are any fundamental changes required to the draft retail and town centres Policies of the Regulation 18 Ashfield Local Plan (2021) summarised previously in Section 2.  
Policy S13[footnoteRef:20] – At clauses 4a-4c, the Council may wish to incorporate reference to the Local Market Assessment concurrently produced to this Study where it discusses strategic direction in respect of each Town Centre.  Otherwise, the recommendations of this Study do not necessitate any amendment to the Policy.   [20:  To be renumbered as Policy S11 in the 2023 updated Plan.  ] 

Policy SH1 – We have recommended in this Study that Primary Shopping Frontages are removed from the Town Centres, with reliance instead placed on the Town Centre and Primary Shopping Area boundaries.  If this recommendation were to be taken forward, then it would be necessary to amend clauses 1e and 1f to regularise the level of ground floor protection sought.  Our recommendation is that clause 1f be deleted, as clause 1e sufficiently overs the protection sought for the “core retail function of the Primary Shopping Area”.  We have also suggested that it may be suitable to increase the Local Impact Threshold for Hucknall.  If this recommendation was taken forward, then it would be necessary to amend clause 4b of this policy.  
Policy SH2 – The recommendations of this Study do not necessitate any amendment to this Policy.  
Policy SH3 – The recommendations of this Study do not necessitate any amendment to this Policy.
[bookmark: _Toc98508631][bookmark: _Toc146906721]Glossary of Terms 
Bulky goods:	Goods of a large physical nature (for example DIY, furniture, carpets) that sometimes require large areas for storage or display.
Source: Planning Portal
Capacity:	Forecast resident spending within the catchment area, with which to support existing and additional retail floorspace.
Source: Planning Portal 
Comparison Goods:	Retail items not bought on a frequent basis, for example televisions and white goods (fridges, dishwashers etc.).
Source: Planning Portal 
Convenience Goods:	Everyday essential items, such as food.
	Source: Planning Portal 
Edge-of-Centre:	For retail purposes, a location that is well connected to, and up to 300 metres from, the primary shopping area. For all other main town centre uses, a location within 300 metres of a town centre boundary. For office development, this includes locations outside the town centre but within 500 metres of a public transport interchange. In determining whether a site falls within the definition of edge of centre, account should be taken of local circumstances.
	Source: NPPF
Expenditure per Capita:	The amount of money spent on retail goods per person in each Zone across the Study Area.
Expenditure:	Average annual expenditure levels for various forms of goods, multiplied by the population within the defined Study Area. 
Experian Goad:	Experian Goad is a retail property intelligence system that helps retail developers, property investors, planning professionals, and commercial agents to identify profitable locations for retail property development and investment projects.  It offers comprehensive retail location plans and easy to use reports covering over 3,000 shopping areas in the UK.
Experian App Library Micromarketer:	A population, expenditure and socio-demographic dataset that utilises the 2021 Census release, projected forward by using growth rates derived from Office for National Statistics projections and current age and gender estimates.
Financial & Business Services: 	An Experian Goad category comprising the likes of banks, building societies, employment agencies, legal services, estate agents and business services.  
	Source:  Experian Goad
Goad Plans:	A plan showing a bird’s eye view of a retail centre including the exact location of all retail outlets and vacant premises, fascia name, retail category, and floor space. Key location factors such as pedestrian zones, road crossings, bus stops and car parks are also featured, allowing you to instantly assess the site quality of existing or prospective store locations. 
	Source: Experian
Unhealthy Uses:	Retailers that are considered to promote unhealthy lifestyle choices due to the negative consequences associated with their products or services. 
Independent Retailers:	Retailers with less than ten outlets/ stores. 
	Source: Experian
Leisure Services:	An Experian Goad category for town centre leisure units which includes bars, cafes, cinemas, nightclubs, take-aways, hotels, public houses and restaurants. For clarity, it does not include facilities for leisure pursuits e.g., sports centres, swimming pools or health & fitness clubs.   
	Source: Experian Goad
Market Share:	The proportion of residents that visit a particular retail destination, derived from household survey results.
National Multiple:	Defined as retailers with ten or more stores/ outlets. 
	Source: Experia
Out- of- centre	 Areas beyond 300m walking distance from the centre.
Primary shopping area:	Defined area where retail development is concentrated.
	Source: NPPF
Retail Floorspace:	Total floor area of the property that is associated with all retail uses in square metres. May be expressed as a net figure (the sales area) or in gross (including storage, preparation and staff areas).
	Source: Planning Portal
Retail Impact:	The potential effects of proposed retail development upon existing shops.
Source: Planning Portal 
Retail Services:	An Experian Goad category comprising the likes of dry cleaners, health & beauty, opticians, photo processing, post offices and travel agents.
	Source: Experian Goad
Rental Value:	The fair market value of property while rented out in a lease.
Commercial Yield:	Commercial yield is a percentage figure that reflects the annual rental income compared to the value of the property. It gives you an indication of a property’s return on investment from rent.

Sales Density:	Turnover, per square metre. Various retail planning sources such as Verdict UK Food & Grocery Company Briefing Reports and Mintel Retail Rankings provide average (or benchmark) sales densities for national multiple convenience retailers.
Sequential Approach:	A planning principle that seeks to identify, allocate or develop certain types or locations of land before others. For example, town centre retail sites before edge or out-of-centre sites.
Source: Planning Portal 
Special Forms of Trading:	Special forms of trading (SFT) are defined as sales via the internet, mail order, stalls and markets, vending machines, door-to-door and telephone sales, including online sales by supermarkets, department stores and catalogue companies.
	Source: Experian
Turnover:	Amount of sales per unit area of retail floorspace
Source: Planning Portal 
Town Centre:	Area defined on the local authority’s proposal map, including the primary shopping area and areas predominantly occupied by main town centre uses within or adjacent to the primary shopping area. References to town centres or centres apply to city centres, town centres, district centres and local centres but exclude small parades of shops of purely neighbourhood significance. Unless they are identified as centres in Local Plans, existing out-of-centre developments, comprising or including main town centre uses, do not constitute town centres.
Source: NPPF
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b) Hucknall - Development should sustain and enhance the role of Hucknall,
strengthening the retail offer and provide a mix of suitable uses at an
appropriate scale with the aim of broadening the town centre's appeal
Development should have regard to objectives and schemes set out in
the Hucknall Town Centre Spatial Masterplan

©) Kirkby-in-Ashiield - Development that supports the consolidation and
facilfates in the Town Cenire wil be encouraged, particularly where this
broadens the range, and qualty of facilties, services and cultural
activities. Development should have regard o objectives and schemes
set out in the Kirkby Town Centre Spatial Masterplan.

d) Development that respects the individual local scale and character of the
local centre wil be supported.

&) Development of an appropriate scale should enhance Shopping Parades.

1) Development of an appropriate design, type and scale wil be supported in
other areas where it meets local needs but does not undermine existing
centres.

Capaciy.

To support the planned levels of housing and employment growth, proposals.

for convenience and comparison retai will be supported where the scale and

type of retai development reflects the District's capacity for i, as set out

below.

‘Comparison Goods Capaciy in Ashfield District

Year Floorspace Capacity (sa m net)
Minimum Maximum
2021 1300 2,000
2026 3700 5900
2032 7800 12300

Convenience Goods Capaciy in Ashield District

Year Floorspace Capacity (sq m net)
Minimum Maximum
2016 4,500 5600
2021 4300 6200
2026 5300 6700

202 5800 7300
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Strategic Policy $13 Vibrant Town Centres

Strategic Objectives | SO5, 506, SO7, 508, S09, SO10.

1. Main town centre uses' will be located in the Town Centres of Sutton in
Ashfield, Hucknall, and Kirkby-in-Ashfield and in local centres having regard
o the real hierarchy, the Ashfield Retail and Leisure Study and the deli
of the objectives and Schemes set out in the Town Centre Masterplans.
Development should promote the vitalty and viabily of the centres.

2. The extent of the Town Centres and Primary Shopping Areas are identified
on the Policies Map.

3. The Council wil require a sequential test and, where appropriate, an impact
assessment for proposed development for main town cenire uses which are
outside the town centres.

Retail Hierarchy

4. Proposals for development within the town centres, local centres and
shopping parades, identiied on the Policies Map, wil be supported where
the scale and nature of the proposed development will maintain and enhance.

the individual role of the cenre in accordance with the following retail
hierarchy.
Hierarchy Town/Settiement
Town Centres ‘Sutton in Ashfeld
Hucknall
Kirkby in Ashfield
Local Shopping Outram Street, Sution
Centres. Stanton Hil
Huthwaite
Forest Road, Annesley
Annesley Road, Hucknall
Watnall Road, Hucknall
Jacksdale
‘Shopping Parades Skegby
Nuncargate
Selston
Underwood

) Sutton in Ashield - Development should sustain and enhance the centre's.
role by maintaining and extending the range and qualiy of facil
senvices offered. Development should have regard to obj
schemes setout in the Sutton Town Centre Spatial Masterplan.
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In adition to considering the retail hierarchy recommended above, it is important to note the
average unit size across the three centres, which identifes relatively lite variation with the
average town centre unit measuring 220 5q m in Sutton, 213 5q m in Hucknall and 153 sq m in
Kirkby.

Despie the improvements n vitalty and viabiy that have restited from the signiicant
Mortisons investment i Kirkby, the cenre remains vulnerable to edge-of-cetre and out.of
centreretail developments as evidenced by the consistently strong performance of the edge-of-
centre Al foodstore (notwithstanding th fact that the Al has since estabished itsef as part
of the town centre, as reflected in our recommendations above).

We have also taken account of the on-going consolidation of a number of units within The
Idlewells Shopping Centre in Sutton, which reflects our understanding that the current rtail
market favours larger and more flexible units that might fall between the 500 5q m and 300 sq
mthresholds previously recommended for Sutton and Kirkby and Hucknall

Given the relative shortage of 300 - 500 5q m units in Sutton and the edge-of-centre and out.of-
centre location of The Broad Centre and other larger retailes to the south east of the centre,
along Station Road, we find that Suton is potentially vuinerable to the development of 300

500 5q m units that would directly compete with the town centre offer, jeopardising the vitalty
and viabilty of the centre. Whilst our heaith checks and site visis to each of the centres
identified that they are all on a postive curve, we remain of the opinion that the Council should
be cautious about any edge-of-centre or out.of-ceftre fetal development

We would therefore conclude that each of the three primary centres are potentially vulnerable
to competing edge-of-centre and out.of-centre retail developments of 300 5 m and above, and
that the threshold for Sutton shoud be bought n line wih that of Hucknall and Kirkby.

As such, we recommend a flatlocaly set threshold of 300 sq m across the District's three
‘main centres.

We would stress that whist the locally set threshoid would require the submission of an impact
assessment fo all edge-of-centre and out.of-centre developments exceeding the
recommended threshold of 300 sq m, national guidance dictates that the impact test should be:
undertaken in a proportionate and locally appropriate way, commensurate to the scale of
development proposed. The level of detail would typically be agreed with Council offcers during
the pre-application process in order to avoid overty onerous requirements that may othervise
estrict and delay development opportunities from coming forward
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