
Appendix C 

Proposed Development, land west of Stanion, Corby 

Assessment of Planning Policy Justification 

 

1. Introduction 

1.1 This note assesses the application by Taylor Woodrow for a residential development of 
970 dwellings, public open space, primary school, community facility, associated 
development, and access details on land west of Stanion, known also by its Local Plan 
allocation as site R8.  Although the site is allocated in the Plan, PPG 3 requires that all 
proposed housing development on greenfield sites is tested against the policies in the 
PPG and it cannot automatically be assumed that the principle of development on the 
site remains in accordance with more recent planning policies.  

1.2 The note therefore considers the application against national, regional and local 
planning policies and against the emerging Local Development Framework (LDF) and 
relevant non-statutory plans. The following sections summarise the relevant policies and 
comment on their implications for this application in italics. 

 
2. The Planning Policy Framework 

2.1 The application has been assessed against the planning policy framework set out below.  
Section 38 of the Planning and Compulsory Purchase Act 2004 requires that proposals be 
determined in accordance with the Development Plan unless material considerations 
indicate otherwise.  

2.2 The policy framework comprises: 

 Development plans for the area, including Regional Planning Guidance/Regional Spatial 
Strategies. 

- adopted plans 
- emerging plans 
- non statutory plans 

 
National planning policies 

- PPS1 on Sustainable Development. 

- PPG3 on Housing. 

- PPS 7 on Sustainable Development in Rural Areas 

(Other PPGs, particularly PPG9 on Nature Conservation, PPG13 on Transport, PPG16 on 
Archaeology, PPG24 on Noise either cross-refer to the above or are relevant to the form 
and detail of the development rather than the principle and so are not considered here) 

3 Adopted Plans  

3.1 The adopted development plans for the area are: 

 (i) Regional Spatial Strategy for the East Midlands (March 2005), including Part A 
 and Part B of the Milton Keynes and South Midlands Sub-Regional Strategy. 

 (ii) Northamptonshire Structure Plan (March 2001). 

 (iii) Corby Local Plan (June 1997). 

3.2  RPG8 Regional Spatial Strategy for the East Midlands (March 2005) 

3.2.1 The Key Diagram includes Corby as a Growth Town and a Regeneration Priority within 
the Milton Keynes South Midlands Sub-Regional Strategy Area with Policies 5, 7, 9, 13, 
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16, 21, 32, 51 being  relevant (in addition to section 6 on the Sub-Regional Strategy - see 
below). 

3.2.2 Policy 1 sets out the Regional Core Objectives, covering issues of social exclusion, 
quality of the urban and rural environment, health, the economy, accessibility and 
sustainable transport, natural and cultural assets, biodiversity, energy and waste 
conservation, climate change and good design in environmental and social terms. 

3.2.3 Policy 2 on Locational Priorities for Development sets out a sequential approach for the 
selection of land for development with previously developed land to be developed 
before sites adjoining urban areas.  The locational priorities are:  

a) Suitable previously developed sites and buildings in the urban area 

b) Locations within urban areas 

c) Sites in locations adjoining urban areas 

d) Sites outside (not adjoining) urban areas 

3.2.4 The applicants argue that the site falls into category c). This is on the basis of guidance 
in “Planning for Sustainable Development- Towards Better Practice”, which states that 
a site “adjoining” urban areas does not have to be contiguous with it and may be 
adjoining the urban area where  

- it is physically closely related to the urban area 

- it has a positive relationship with the urban area 

- it has pedestrian, cycle and physical links  

- it has a strong local identity 

The applicants claim that the Master Plan indicates that these features have been 
achieved. I would agree that this is the case in relation to the first three criteria. The 
extent to which the latter is met will depend to some extent on the way in which the 
development progresses, in particular on whether the primary school and other local 
services are provided.  

3.2.5 Policy 3 sets out criteria for assessing the suitability of land in relation to availability of 
previously developed land and buildings; accessibility by non-car modes and potential to 
improve it; infrastructure capacity; physical constraints; impact on natural resources, 
environmental and cultural assets and health; viability; and suitability for mixed use 
development and contribution to strengthening communities.   

 
3.2.6 These factors are those that must be addressed in assessing the planning application. 

The availability of previously developed land is considered further below, but the site 
obviously does not fall into this category. The issues of physical constraints and 
environmental impacts etc. need to be addressed separately and in more detail. The 
matter of infrastructure capacity is also a complex one with both Borough-wide and 
local implications depending on the type of infrastructure under consideration: 
although generally the same concerns would be raised by any development wherever it 
is located, there is an argument that a relatively detached site such as this is less able 
to take advantage of existing infrastructure (particularly social infrastructure) than an 
urban extension which is more contiguous with existing residential development. 
Moreover, the nature of the R8 allocation, separated from the village of Stanion by 
existing and proposed main roads and an open space buffer, means that it does not help 
strengthen an existing community and it will need to be self-contained in terms of 
school, local shopping and community facilities in order to meet the objectives of 
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strengthening communities and providing for mixed use development. Indeed even with 
such facilities it would be difficult to argue that a mixed use development in the 
normally accepted sense is being proposed, although employment development exists 
and is being proposed nearby.  

 
3.2.7 Policies 4 and 5 promote better design and support Development Plans locating 

significant levels of new development in Corby, Kettering and Wellingborough.  

3.2.8 The proposal has come forward through the Development Plan process as anticipated by 
these policies. It claims to meet better design standards (to be assessed separately). 
The extent to which it would contribute to meeting required development levels is 
discussed below. 

3.2.9 Policy 13 states that Development Plans should ensure that new development is 
concentrated within existing urban areas or in planned extensions. In particular, as part 
of the expansion proposals, the regeneration of Corby should be pursued. It will be 
assisted by the provision in development plans of a level of housing development that 
would significantly reduce the need for in-commuting. Development should be located 
and designed to respect the character of the surrounding countryside, taking particular 
account of the distinctive qualities of the landscape, woodland, and settlement pattern 
of Rockingham Forest. The quality of villages should not be degraded by inappropriate 
growth.  

 
3.2.10 As discussed above, it is reasonable to argue that this site comes into the category of a 

planned urban extension. It conforms with the policy in being part of Development Plan 
provision and its scale and location are such that it would assist in significantly 
reducing in-commuting. Its separation from Stanion means that it does not need to be 
considered against the criterion of inappropriate growth of villages. Other aspects of 
its landscape impact are the subject of separate consideration in the context of the ES.   

 
3.2.11 Policy 18, on regional priorities for affordable housing, states that Local Development 

Frameworks should include policies seeking the provision of a mix of dwellings in terms 
of size, type, affordability and location, in order to help create inclusive communities 
which provide wider housing opportunity and choice. The level of affordable housing to 
be provided should be justified by local housing need assessments and an assessment of 
the viability of seeking a particular proportion of affordable housing from such 
developments. 

 
3.2.12 The scheme proposes to provide affordable housing. The applicant states that, 

following discussion, provision has been agreed and the comments of the Housing 
Strategy Manager will be relevant to this issue. 

 
3.2.13 Policy 20 sets a regional target for re-using previously developed land and buildings for 

housing of 60% of additional dwellings on previously developed land and through 
conversions by 2021 at the regional level. Development Plans should put in place policies 
to achieve appropriate targets for higher levels of re-use of previously developed land 
than in the past.  

 
3.2.14 This is a greenfield site and so would not contribute to this target, although the 

amount of suitable previously developed land in Corby (dealt with in more detail 
below) and the size of the requirement are such that the majority of the development 
in the Borough will need to be on greenfield sites.   
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3.2.15 Policy 21 on Regional Priority Areas for Regeneration states that Local Development 
Frameworks and the strategies of Sub-Regional Strategic Partnerships should include 
proposals to assist the regeneration of areas of the greatest identified need, including 
Corby.  

 

3.3 Milton Keynes and South Midlands Sub-Regional Strategy (March 2005) 

3.3.1 Strategy Policy 1 (The Spatial framework - Locations for Growth) states that the 
majority of development in the Sub-Region will be focused at various growth towns, 
including Corby/ Kettering / Wellingborough (34,000 dwellings 2001-2011). Provision is 
encouraged to be made from the urban areas including sustainable urban extensions 
well served by public transport. 

 
3.3.2 Strategy Policy 3 (Sustainable Communities)states that Sustainable Communities will be 

achieved through development in accordance with the various  principles of which the 
following are relevant to this development: 
• designing attractive cities, towns and public places; 
• promoting the highest standards of environmental performance; 
• ensuring good accessibility and providing better public transport; 
• facilitating safe and convenient movement on foot and by cycle; 
• reducing reliance on car-based transport; 
• facilitating the regeneration of deprived communities; 
• protecting, enhancing, and increasing strategic environmental and cultural assets; 
• providing green infrastructure for existing and expanding communities; 
• ensuring that the countryside is sensitively designed to assimilate urban extensions 
into the landscape and accommodate links to and from the wider countryside; 
• ensuring a supply of housing of the right types, sizes and tenure, and providing 
affordable housing; 
• providing social and environmental infrastructure; 
• managing and reducing demand (e.g. for water)where appropriate; 
• taking advantage of opportunities for different scales of renewable energy use; 
• maximising the contribution of previously developed land; 
• promoting and facilitating community development; and 
• ensuring improved community safety. 
 

3.3.3 As described in relation to the criteria in Policy 3 of the RSS, the development will 
meet some of these principles (or can be made to do so when detailed design is 
considered), but careful judgement will need to be made as to whether what is being 
offered in terms of proposed land uses and the Section 106 agreement will meet the 
criteria in relation to those concerned with transport, facilitating the regeneration of 
deprived communities, affordable housing, social infrastructure and community 
development. The issue of maximising the use of previously developed land discussed 
above, and below in the context of PPG 3.  

3.3.4 Strategy Policy 4 (Effective Delivery) sets out how delivery will be secured including 
through Local Delivery Vehicles covering the growth locations and early preparation of 
priority LDDs. Progress  will be monitored regularly as part of the Annual Monitoring 
Reports prepared by the Regional Assemblies.  
 

3.3.5 Northamptonshire Policy 1 (The Spatial Framework) identifies a housing requirement of 
16,800 new dwellings for Corby (2001-2021) at an annual rate of 580 dwellings  (2001-
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2006), 680 dwellings per year (2001-2006),  680 dwellings per year (2006-2011) rising to 
1,060 dwellings per year (2011-2021).   

3.3.6 The land supply situation was outlined in a report to the Local Plan Committee in June 
2005 on the Urban Housing Capacity Study. Including the application site, commitments 
and allocations as at 31st March 2004 amounted to some 5,000 dwellings made up as 
follows:  

  Completions  April 2001- March 2004              682 
  Unimplemented Planning permissions 3,168 
  1997 Local Plan allocations   1,169 (including 970 on this site) 
        5,019  
 In addition, allowance needs to be made for the following: 

- Development in the town centre - 510 in the period to 2021.  
- Windfall development on small sites (urban and rural) - based on past rates this 

would amount to about 340 over the 17 year period to 2021.  
- Urban housing capacity study - this identifies land for some 2139 dwellings on 

brownfield and greenfield sites within the urban area  
- Increase in density on Oakley Vale - an additional 500 dwellings over and above 

the outline planning permission.  

 Taking these figures would reduce the requirement in the Northamptonshire Policy 1 as 
follows: 

  Requirement    16,800 
  Commitments (from above)     5,019           
  Residual requirement   11,781 
  Less 
  Town centre development        510 
  Small windfalls  `      340 
  Urban housing capacity     2,139 
  Oakley Vale density increase           500 
         8,292 

3.3.7 Since the base date for these housing figures, planning permission has been granted for 
development at Priors Hall.  Including a part in East Northamptonshire (no permission 
as yet), 5,100 dwellings are proposed, all of which would count towards the MKSM SRS 
requirement. Thus there appears to be a need to release land in the form of urban 
extension(s) on greenfield land to accommodate another 3,194 dwellings (8,294- 5,100) 
to meet the MKSM SRS requirement, even after the site R8 is taken into account. This 
requirement would be nearly 1,000 higher without R8.  

 
3.3.8  Moreover, this figure will need to be higher to take account of the rate of 

development proposed at Priors Hall (where about 800 dwellings are projected for the 
post 2021 period), so that the requirement would be in the order of 4000 dwellings, or 
5000 dwellings without the application site.   

 
3.3.9 Clearly, therefore, the proposed development on this site would make a major 

contribution towards housing requirements and this contribution is greater as a result 
of the increase in density to 35 d.p.h., bringing the capacity of the site from 750 in the 
Local Plan to 970 dwellings.   

 
3.3.10 Moreover, the applicants have stated that the scheme would be able to proceed quickly 

once planning permission was granted, starting on site in 2006 with significant 
completions each year from 2007 to 2011. This would enable it to help address the 
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recent poor completion rate in relation to the SRS annual requirements.  Although the 
Priors Hall development would substantially address this, enabling the annual land 
completion rates to reach the MKSM SRS target from 2006-7 onwards, it would not be 
enough to make up the shortfall already experienced in the first half of this decade. 
Without the R8 site (or other sites such as that being proposed for land east of Weldon) 
the shortfall of completions over the requirement would not be made up until 2010-11 
and after then a cumulative shortfall of housing land builds up year on year.  It is clear 
therefore that, in addition to Priors Hall, one additional large site is required to meet 
housing land needs in the next 5-6 years. 

 
3.3.11 Northamptonshire Policy 4 (Corby, Kettering and Wellingborough) states that:- 

 “all new sustainable urban extensions will require a master-planning approach 
developed with appropriate consultation and appraisal”. 

 It states that Local Development Documents (LDDs) should apply the principles in 
Strategic Policy 3 for creating sustainable communities and put into effect the proposals 
of the Sub-Regional Strategy to 2021, taking account of the longer term perspective to 
2031.  The capacity of the existing built up area will be utilised to the full to bringing 
forward surplus employment land and previously developed land.  In parallel, proposals 
for urban extensions will be brought forward. Land to the north east, north west, south, 
south west and west of Corby are identified as Areas of Search for sustainable 
extensions.   

 
3.3.12 The requirement for a master-planning approach replaces a requirement in the draft 

SRS for all urban extensions to be identified through Local Development Documents. 
The applicants have argued that, as a specific locational policy, this outweighs the 
general policies 5 and 13 which seek to locate development through Development Plans, 
Local Development Frameworks and Local Transport Plans and that an LDD is not 
therefore needed for permission to be granted. In my view this is not necessarily the 
case, since to make this implication one would need to understand the evolution of the 
policy and policy must be capable of being understood as written and read, without 
resorting to such historical information. Moreover there is no necessary conflict 
between the bringing forward of land for development in Development Plans under 
policies 5 and 13 and the requirement for a master-planning approach in 
Northamptonshire Policy 4, since the latter could merely be seen as adding detailed 
guidance to the initial Development Plan allocation. To make the wider assumption 
that Corby, Kettering and Wellingborough are effectively “LDF free zones” would 
seriously undermine the government’s plan-led system ( see PPS1  below).  

3.3.13 In any event this argument is not necessary in order to justify the proposed 
development of site R8. As an allocated site, it could be argued that it does not form 
part of a new sustainable extension in the terms of Northants Policy 4. Only if it were 
decided that there was no reason to grant permission at this stage (for instance as a 
result of PPG3- see below) and that the site should be reconsidered as part of the LDF 
process, would this policy be relevant. If that were the case, it would need to be 
considered as part of “land to the south of Corby”. If its allocation is confirmed, then 
this could be a factor in assessing the relative merits of an extension in this direction 
against the other options. 

3.3.14 In our view, however, the fact that the site has already been identified through the 
Development Plan process, including widespread public consultation and a public 
inquiry, is a material consideration in its favour when compared with any other 
proposal on greenfield land in the rural area. 
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3.4 Northamptonshire Structure Plan (March 2001) 

3.4.1 Policy H1 provides for the provision of 7,500 dwellings in Corby to the period 1996-2016. 

3.4.2 Policy CO1 relates to the Corby Special Policy Area policy which seeks to support 
regeneration by the provision of 7,000 dwellings and 190 hectares of industrial land 
within the existing urban area of Corby.  Paragraph 7.7 identified that regeneration 
should be tackled in a holistic way by tackling economic and social problems, creating 
confidence in the housing and employment markets and regenerating the town centre. 

3.4.3 Policy GS4 identifies a search sequence for deciding which sites to allow for 
development, based on guidance in PPG3 paragraph 31. 

3.4.4 As described below, this site forms part of the land identified in the Corby Local Plan 
to meet the earlier Structure Plan requirement, which is included within the above 
figures. It is therefore in conformity with the Structure Plan.  

 
 
3.5 Corby Local Plan (June 1997) 

3.5.1 The Corby Local Plan was prepared in the context of the !989 Structure Plan and 
Alteration No. 1 which dealt with housing and employment provision and was approved 
in 1992, covering the period 1988- 2006.  

 
3.5.2 The plan allocates the application site for residential development as “R8 West of 

Stanion - 38 hectares- 560 dwellings”.  In support of this proposal the Local Plan states 
that the development of the site will be guided by a Development Brief which will be 
published as supplementary planning guidance. It also states that the council will have 
regard to ways in which the development can be contained, in particular the early 
structural planting on land at site L8 located between site R8 and the village of Stanion.  

 
3.5.3 The application site is allocated for the use proposed, albeit that the allocation is for 

some 410 dwellings less than now being proposed. It should be noted however that the 
Local Plan allocation of 560 dwellings related only to the plan period to 2006 and it was 
always recognised that the eventual capacity of the site would be about 750. The 
increase in capacity to 970 is discussed below in the context of PPG3 and has already 
been referred to in relation to meeting the recent MKSM SRS housing target. 

 
3.5.4  With regard to other aspects of the Local Plan policy, it is considered that, given the 

provisions of current legislation relating to SPG and the MKSM SRS policy which calls 
only for a Master Plan approach, the requirement for a development brief and 
supplementary planning guidance no longer applies, providing the information 
submitted in support of the application is sufficient to meet the requirement for a 
masterplan and that the ES does not fall foul of the need to provide sufficient 
information to enable its environmental impacts to be properly assessed (the Rochdale 
case). In my view a sufficient level of detail is being provided to enable such an 
assessment.  

 
3.5.5 It will however be necessary for the developer to demonstrate that early structural 

planting of woodland species on site L8 can and will take place in advance of 
development on the application site. It is not clear to me whether the land is in the 
applicant’s ownership or control or, alternatively, that there is an agreement with the 
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owner of the land for such planting to proceed. This would need to be covered by the 
section 106 agreement and/or a Grampian condition.  

 

3.5.6 Policy L8 of the Local Plan allocates land immediately east of the application site, 
between it and Stanion, as “Parkland west of Stanion” and states that “The severed 
strip of land between the village and the proposed Geddington by-pass is included in the 
Proposal.” 

 
3.5.5 Other policies relevant to the site are:- 

 P1(R) Affordable Housing- aims to achieve a 50:50 split between affordable and private 
market housing.  

 P2 (R) Accessible Housing 

 P3 (R) Wheelchair Housing  

 P4 (R) New Housing Development  

 P1 (T) and P2 (T) Road Layout 

 P8 (T) and P10 (T) Car-Parking 

 P11 (T) Road Safety 

 P12 (T) Cyclists 

 P13 (T) Pedestrians  

 P15 (T) Disabled people 

 P1 (C) Flood Protection 

 P2 (C) Surface Water Run-off 

 P3(C) Funding of Works 

 P4 (C) Conservation and Enhancement of the Water Environment 

 P5 (C) Water Quality and Water Resources 

 P8 (C) Community Halls  

 C21 Extension of Corby Sewage Treatment Works 

 C26 Water supply -improvements to distribution system in Corby  

 P5 (L) Play space in new housing development 

 P8 (L) Access to the Countryside 

 P11 (L) New Playing Fields 

 P1 (E) Environmental Protection on Development Sites 

 P6 (E), P7(E) and P9(E)  Wildlife ... and Landscape Protection  

 P11 (E) Protection of ... Archaeological Sites 

3.5.6 Most of the above policies relate to the details rather than the principle of 
development. The applicants state that they will meet the requirements of Policies P3 
(R) and P4 (R) in compliance with Building Regulations and that the Master Plan has 
incorporated high quality urban design standards in order to meet Policy P4 (R). They 
also state that policy P2 (T) has been met by a highway layout which has had regard to 
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the relationship of the site to the surrounding area. However, there does not appear to 
have been consideration given to the possibility of further development to the south of 
the site, as may be permitted by one of the options to be assessed through the LDF 
process.  

 
3.5.7 The adequacy of the proposed development against the other policies listed above must 

be tested separately before approval can be given. Of particular importance are the 
issues of water supply and conservation, sewage capacity in Corby as a whole (not just 
in the adjoining pipework as stated in support of the application), environmental and 
archaeological protection, and the provision of recreational facilities (play areas, 
playing fields and community hall).  

 
4 Emerging Plan – Local Development Document 

4.1 Introduction 

4.1.1 The Local Development Scheme sets out the timetable for the adoption of the Local 
Development Framework by June 2007. Following the public consultation on an Issues 
Paper, and other background work, the Council are participating in the preparation of a 
North Northamptonshire Core Strategy and Statement of Community Involvement and 
are preparing a Site Specific Development Document and Proposals Map for Corby as 
well as Area Action Plans for the Town Centre, Kingswood/ Danesholme and Major 
Urban Extensions (to be determined).  

4.1.2 As a first stage in the preparation on of the North Northants Core Strategy, an Issues 
and Options Paper has recently been published for stakeholder consultation, but this 
contains nothing that is directly relevant to the consideration of this application. It is 
proposed that an equivalent paper for the Site Specific DPD for Corby will be subject to 
stakeholder consultation in September 2005. If no decision is made on this application 
before then, one issue may be the continued allocation of this site. To date, however, 
the only LDD publications relevant to this application are the Issues Paper published in 
September 2003 and subject to consultation early in 2004, the report by Barton 
Willmore on the Options for Major Growth from the MKSM SRS, and the Urban Housing 
Capacity Study by Roger Tym and Partners. The main conclusions from the latter have 
already been described and so are not repeated here. The following paragraphs 
describe the findings of the other two documents.  

4.2 LDF Issues Paper 2003 

4.2.1 The Issues Paper asked various questions. Selected answers to questions relevant to the 
development are as follows: 

Q2. Which areas do you think should be developed as urban extensions? 
Preference for 1 or 2 sites rather than small developments here and there.  Utilising 
brownfield land seen as very important – strong emphasis on sequential approach. 
Land west and south of Corby are most popular locations for urban extensions.  Strong 
emphasis placed on provision of adequate infrastructure, amenities and transportation 
facilities. 
 
Q3. Is there scope for further growth to be accommodated in our existing villages? 
Some negative responses but mostly positive. Availability mostly through limited infill. 
Development must be in keeping with surroundings, built using traditional materials 
and methods, improve viability of communities and be in-line with residents wishes. 
Scope for employment and infrastructure to meet social/economic needs. Desire to 
keep villages separate from Corby.  Flooding/floodplains are an issue. 
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Q4.  Do you think we should allow flexibility in housing density e.g. densities higher 
than 30 dwellings per hectare in urban areas with good access and facilities? 
People want to see good housing choice and communications etc within the Borough.  
Higher densities would be acceptable, but only where the site is suitable. An element 
of the respondents also wants to secure lower densities as well – but again, as long as 
the location was right.  Flexibility in density is site dependant. 
 
Q21. The framework will adopt a sequential approach to allocating land for 
development.  What measures can be included in the framework to ensure that this 
approach is efficient and successful? 
Measures thought to ensure an efficient approach to the sequential approach include:- 
- assessments of agricultural land 
- assessment of landscape quality and value 
- more public consultation 
- robust monitoring 
- robust phasing mechanisms 
- early planning 
- list previously developed sites and make sure they are all used first 
- clear definitions of “brownfield” land and other terminology i.e. sequential 
- avoid over-allocation of greenfield sites. 
 
Q22. What measures should the framework include to best protect and enhance 
Corby’s rural and historic heritage? 
There is concern over the protection of the Borough’s rural areas and historic assets – 
it is seen that these should be a priority for the LDF.  It is also thought that more 
needs to be done i.e. through policies to provide better protection from development. 

Q23. What balance should the framework place on the protection of these sites and 
the need for new development? 
High level of importance is placed on the protection and enhancement of the natural 
environment.  Access to such environments is also of high importance. 

4.2.2 While the above comments have no formal status in relation to development control 
they are a clear indication of public thinking in relation to the issues raised by the 
application.  They show that the proposed development runs contrary to the wish for 
brownfield sites to be developed first, but is in line with the preference for urban 
extensions to be south and west of Corby. The desire to avoid over-allocation of 
greenfield sites and for public consultation and early planning could be seen to be in 
favour of the development, since confirmation of this existing allocation would reduce 
pressure to release sites elsewhere and would be in line with previous consultation and 
planning. The comments reinforce the wish to keep villages such as Stanion separate 
from Corby and the concern to protect rural and historic heritage, which may be an 
issue for this site. They were of course not made with this site in mind, particularly 
since many of the correspondents would have assumed that, as a Local Plan allocation, 
its development is a foregone conclusion.  

 
4.3 Major Growth Areas Report 

4.3.1 This document considers the criteria for assessing the major growth options as required 
for the LDF covering the period 2001-2021, consistent with the MKSM SRS.  
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4.3.2 It states that all sites referred to in the MKSM SRS need to be re-evaluated excluding 
those outside Corby (unless a joint LDD is to be prepared). The same criteria and data 
should be used (but see conclusions below), having regard to Policies 1 and 2 of the RSS 
for E Midlands on Location of Development. The report then describes the impact of the 
5 options on each of the 19 evaluation criteria. There is some confusion as a result of 
different names used for Growth Options in the February MKSM consultant’s report and 
the July MKSM draft Sub-Regional Strategy for Northants. 

 
4.3.3 In relation to the assessment of major growth sites in the Regeneration Framework (see 

below), BW concludes that MKSM work has been carried out since, so Corby will need to 
carry out its own evaluation taking into account new information.  

 
4.3.4 Site assessment of the 5 options needs to be reviewed as part of the LDD in the 

following respects: 
1. Land outside Corby to be deleted unless there is a joint LDD with Kettering & 

Wellingborough because far less land needed. 
2. Revised map to be prepared identifying areas, boundaries and capacity and using 

descriptions in Sub-Regional Strategy Policy 4, but not necessarily excluding 
additional areas. 

3. Assessment to be based on following criteria and action 
a. Landscape: landscape and visual appraisal for each option. 
b. Ecology: further work on impact on County Wildlife Sites 
c. Cultural Heritage: specialist conservation advice to be sought 
d. Coalescence: assess the extent that the options affect character and setting 

of existing settlements, especially small ones. 
e. Contaminated Land: ground condition survey of Option 5 which adjoins a tip. 

(report should read North West, not North East) 
f. Minerals / Unstable Land - check consultant’s conclusion that only Option 4 

affected; assess ground conditions there. 
g. Floodplain: apply sequential approach to order of release based on flood risk 
h. Noise: seek specialist advice on extent of road and railway noise 
i. Water resources: Further assessment when scale of development and 

boundaries are known. 
j. Tree protection: specialist advice on enhancement of and minimising harm to 

ex. woodland, and on need and value of proposed woodland in adopted LP 
affected by Option 4. 

k. Agriculture: specialist advice on whether any option affects best and most 
versatile land. 

l. Accessibility: comparative assessment required using PPG3 criteria. 
m. Infrastructure Services: assessment of the list required to seek improvements 

through S 106. Consider SPG. 
 (But reconsider the criteria of regeneration, mix and variety of housing and ease of 

administrative implementation, with a view to deletion or clarification). 
 
5 Non-Statutory Plans 

5.1 Catalyst Corby Regeneration Framework (January 2003) 

5.1.1 Catalyst Corby’s Regeneration Framework contains a New Housing Strategy to deliver 
the levels and range of quality housing needed to meet the projected population growth 
and broaden the social structure. It puts forward a need for 1000 has. of extra housing 
land (24,000 dwellings, including 6000 in the urban area, of which 800 in the town 
centre) to allow population growth to 100,000 by 2031. However, this assumes only 50% 
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of the site area within the urban extensions is to be developed at a density of only 
30dph. The strategy will: 

 • Widen the present new housing offer through carefully implemented new development 
schemes, attractive to higher income groups, particularly the A and B social groups; 

 • Deliver a structured programme for the phased release of major housing development 
areas, reducing the risk of saturating the market at any time; 

 • Provide a range of housing opportunities, including some constructed at lower density 
to generate the perception of exceptional value for money; 

 • Develop competitively priced housing, particularly high quality housing; and 

 • Develop quality residential environments with significant areas of open space 

5.1.2 A land evaluation exercise was conducted to determine the scope for peripheral 
development. This involved an analysis of environmental, policy, physical and 
infrastructure constraints and an evaluation of the suitability of different peripheral 
sectors to accommodate additional growth against a set of criteria. The exercise 
established five major urban extensions on the north, east, south east, south and 
western edges of Corby to provide a range of house types and densities. The Oakley / 
Stanion extension area to the south has the capacity to accommodate 4,500 homes 
specifically excluding those to be constructed at West of Stanion, which is taken as a 
commitment by the Strategy. 

 
5.1.3 Although not a statutory plan, the Regeneration Framework is a material consideration, 

not least because it is referred to in the MKSM SRS as a basis for the LDF. It clearly 
assumes that housing development on land west of Stanion is a given. Its density 
assumptions are lower than now being proposed here, but there is no necessary conflict 
between this and the Regeneration Framework, providing other aspects of the New 
Housing Strategy can be achieved, in particular the need to provide a range of house 
types including some at lower density and some high quality housing at competitive 
prices. The phased release to avoid market saturation is also a key issue; information 
provided with this application and work undertaken on a housing trajectory associated 
with the Urban Housing Capacity Study indicate that development of this site can slot 
into a “gap” in delivery relative to required annual rates.  

 
5.2 Corby Community Strategy 2003-2008 
 
5.2.1 This puts forward a Vision, Aims and Priority Objectives under the themes of Economy, 

Environment and Community. Those relevant to this application come under the heading 
of Environment and are as follows:  

o Ensure the holistic and sustainable development of the town with balanced green 
space, cycle and walking routes ... 

o Develop and conserve the built and natural environment within the Regeneration 
Framework of Catalyst Corby, the Local Plan, the Structure Plan and the 
emerging Milton Keynes and South Midlands growth study (part of the Sustainable 
Communities Plan), to ensure that expansion of the urban area utilises 
Brownfield sites first, is sensitive to Greenfield areas and has a positive impact 
on rural settlements  

 
5.2.2 The proposal is considered to be in accordance with these objectives.  
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6 National Policy Guidance 

6.1 PPS1 on Delivering Sustainable Development (January 2005) 

6.1.1 PPS1 sets out the overarching planning policies on the delivery of sustainable 
development through the planning system. As well as relating to Development Plans, 
these policies may be material to decisions on individual planning applications.  The PPS 
states that planning should facilitate sustainable patterns of development by: 

(i) making suitable land available for development in line with economic, social and 
environmental objectives. 

(ii) contributing to sustainable economic development. 

(iii) protecting and enhancing the environment, the quality and character of the 
countryside and existing communities. 

(iv) ensuring high quality development through good and inclusive design and the 
efficient use of resources.  

(v) ensuring development supports existing communities and contributes to the 
creation of safe, sustainable, liveable and mixed communities with good access 
to jobs and key services for all.  

 
6.1.2 To meet the objectives of sustainable development (social progress, protection of the 

environment. prudent use of natural resources and stable levels of employment) 
national, regional and developments plans will provide the framework for sustainable 
development. Plans should be drawn up with community involvement to present a 
shared vision of how the area should develop. The plan-led system is: 

  “central to planning and plays a key role in integrating sustainable development 
objectives. Where the development plan contains relevant policies, applications 
for planning permission should be determined in line with the plan, unless 
material considerations indicate otherwise. Local communities, businesses, the 
voluntary sector and individuals have a right to a high quality service that is fast, 
fair, open, transparent and consistent and respects the cost, effort and 
commitment that has gone into engagement in plan making and in preparing and 
submitting applications.” 

 
6.1.3 The following key principles should be applied to ensure that development plans and 

decisions taken on planning applications contribute to the delivery of sustainable 
development: 

(i) Sustainable development to be pursued in an integrated manner through 
Development Plans 

(ii) Climate change to be addressed through policies which reduce energy use and 
emissions, promote renewable energy resources, and take climate change impacts into 
account in the location and design of development. 

(iii) A spatial planning approach, setting a clear vision for the future pattern of 
development after considering the needs and problems of their communities. Plans 
should carefully consider the interrelationship between social inclusion, protecting and 
enhancing the environment, the prudent use of natural resources and economic 
development.  
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(iv) High quality inclusive design in terms of function and impact over the lifetime of the 
development. Design which fails to take the opportunities available for improving the 
character and quality of an area should not be accepted.  

(v) Clear, comprehensive and inclusive access policies. 

(vi) Community involvement in drawing up the vision, strategy and specific plan policies, 
and in development proposals.  
 

6.1.4 Development plans should promote development that creates socially inclusive 
communities, including suitable mixes of housing. Plan policies should: 
– take into account the impact of development on the social fabric of communities; 
– seek to reduce social inequalities; 
– address accessibility to jobs, health, housing, education, shops, leisure and community      
facilities; 
– take into account the needs of all the community,  
– deliver safe, healthy and attractive places to live in; and 
– support the promotion of health and well being by provision for physical activity. 
 

6.1.5 Plan policies and planning decisions should be based on: 
 – up-to-date information on the environmental characteristics of the area; 
 – the potential impacts on the environment of development proposals (whether positive, 

negative, direct, indirect, cumulative, long-term or short-term); and, 
 – recognition of the limits of the environment to accept further development without 

irreversible damage. 
 Planning authorities should seek to enhance the environment as part of development 

proposals.  
 
6.1.6 Development plan policies should minimise the need to consume new resources over the 

lifetime of the development by making more efficient use or reuse of existing resources 
and promote the use of renewable resources, energy efficiency, sustainable use of 
water resources and sustainable drainage systems. 

 
6.1.7 Good design should: 

– address the connections between people and places by considering the needs of people 
to access jobs and key services; 
– be integrated into the existing urban form and the natural and built environments; 
– be an integral part of the processes for ensuring successful, safe and inclusive villages, 
towns and cities; 
– create an environment where everyone can access and benefit from the full range of 
opportunities available to members of society; and, 
– consider the direct and indirect impacts on the natural environment. 

 
6.1.8 Key design objectives should include ensuring that developments: 

– are sustainable, durable and adaptable and make efficient use of resources; 
– optimise the potential of the site to accommodate development, create and sustain an 
appropriate mix of uses and support local facilities and transport networks; 
– respond to their local context and create or reinforce local distinctiveness; 
– create safe and accessible environments not undermined by fear of crime; 
– address the needs of all in society and are accessible, usable and easy to understand;  
– are visually attractive as a result of good architecture and appropriate landscaping. 
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6.1.9 The requirements of PPS1 are wide ranging and should be reflected in policies 
contained in RSS and LDFs as they emerge. To a large extent therefore they have been 
addressed in the discussion above. In many cases, moreover, they are issues to be 
addressed in the form of development proposed rather than affecting the principle of 
the scheme. Nevertheless they are important in relation to this proposal in that they 
stress the importance of the plan-led system with community involvement, the need to 
make development land available to support sustainability objectives and existing 
communities, the need for sustainable development locations and the importance of 
integration with existing urban form and environments as part of good design. In these 
respects, the proposed development has many advantages especially when compared 
with other developments being proposed on greenfield sites without the benefit of 
previous local plan allocation and scrutiny. Crucial to the acceptability of the scheme, 
however, will be the extent to which the proposed development maximises these 
advantages by providing the appropriate range of community facilities, by establishing 
good sustainable transport links to retail, employment, educational and other facilities 
in Corby, and by meeting high standards of design and sustainable construction.   
 

6.2 The Planning System: General Principles (ODPM 2005) 

6.2.1 This companion paper to PPS1 on Delivering Sustainability Development confirms the  
circumstances when planning applications may be considered to be premature (see 
paragraph 17). 

6.2.2 As this site has already been identified through the Local Plan process, the issue of 
prematurity does not arise, albeit that the continued relevance of the allocation must 
be assessed in the light of the advice and policy in PPG3. In any event, given the early 
stage of the Local Development Framework in this case, Government advice indicates 
that refusal on prematurity grounds would seldom be justified.  

 
6.3  PPG3 on Housing 

6.3.1 This begins by setting out the Government’s objectives for housing, namely the 
opportunity of a decent home for all, greater choice of housing which should not 
reinforce social distinctions, recognising the needs of the community (including 
affordable and special housing), promoting more sustainable patterns of development, 
making better use of previously developed land in existing towns and cities, and the 
good design of housing environments.  It requires local planning authorities (LPAs) to 
take various actions to achieve these objectives, including giving priority to re-using 
previously developed land in preference to the development of greenfield sites and 
making more efficient use of land by reviewing planning policies. PPG3, paragraph 3, 
requires the provision of sufficient housing land to provide a choice of sites 
which are both suitable and available. 

6.3.2 The PPG emphasises the Government’s commitment to maximising the re-use of 
previously developed land in order to promote regeneration and minimise the amount of 
greenfield land being taken for development.  All LPAs should undertake urban housing 
capacity studies and planning authorities should draw on these studies. In identifying 
areas and sites for development local plans should identify housing sites, after making 
an allowance for windfalls, and manage the release of land over the plan period. 
Paragraph 29 of the PPG states that LPAs should adopt a systematic approach to 
assessing the development potential of sites and the sequence of their development.  
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6.3.3 In preparing revised development plans, LPAs should consider the sequence in which 
development takes place, giving precedence to previously developed land and buildings 
within urban areas, then urban extensions and finally new development around nodes in 
good public transport corridors (Para 30). In deciding which sites to allocate, LPAs 
should assess them against the following criteria, as set out in paragraph 31: 

- the availability of previously developed sites 
- location and accessibility to jobs, shops and services by non-car modes 
- capacity of existing and potential infrastructure 
- ability to build communities, and 
- the physical and environmental constraints  

 
6.3.4 Paragraph 37 states that plans should be kept up to date so as to properly reflect 

national policy guidance and that LPAs should revise their plans as quickly as possible to 
meet PPG3 by replacement plans or alteration of existing housing policies.  Paragraph 38 
advises that, in the interim, in considering planning applications for housing 
development, regard shall be had to the policy contained in the PPG as a material 
consideration which may supersede the policies in their plans.  The advice continues: 

 “Where the planning application relates to development of a greenfield site 
allocated for housing in an adopted local plan or UDP, it should be assessed and a 
decision made on the application in the light of the policies set out in this 
guidance. Comparison with available previously-developed sites against the 
criteria in paragraph 31 and in the light of the presumption in paragraph 32 … 
will be particularly relevant”.  

  
6.3.4 In creating sustainable residential environments, PPG3 states that LPAs should seek 

opportunities to locate larger housing developments around major nodes along good 
quality public transport corridors and should ensure that, both within and outside urban 
areas, all housing developments are accessible by a range of non-car modes.  In this 
context new housing development can make public transport services more viable. 

6.3.5 The PPG recognises that not all development can take place within urban areas and that 
how much takes place outside will depend on the overall need for housing, the capacity 
of urban areas and the efficiency with which land is developed.  Where development has 
to take place outside urban areas, the Government is looking for the most sustainable 
option and for planning as a community with a mix of uses, including shops, employment 
and services.  Planned extensions to existing urban areas are likely to be the next most 
sustainable option after urban sites, especially where existing physical and social 
infrastructure can be used, there is good public transport access (or it can be planned 
into the development) and there is good access to jobs, schools, shopping and leisure 
facilities. 

6.3.6 As discussed above, the early release of the site would clearly increase the housing land 
supply and provide greater opportunities for house completions to meet the Regional 
Spatial Strategy housing requirements and therefore PPG3. It has been established that 
greenfield development is required to meet housing requirements and that, in addition 
to development at Priors Hall, a large site is required to maintain house building rates 
to 2011. In all these calculations (including those in the Regeneration Framework and 
the more recent estimates following the Urban Housing Capacity Study) the 
development of this site has been assumed at a level of at least 750 dwellings. 
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6.3.7  An increase in capacity to 970 dwellings brings the density on the site to 35 dwellings 
per hectare, which is the minimum recommended in PPG3. While there may be an 
argument for lower densities than this on small sites in order to achieve the 
Regeneration Framework (and therefore SRS) objectives of more lower density/upper 
market housing, on a large site such as this it should still be possible to develop such 
housing on part of the site without compromising PPG3 policies and therefore wasting 
valuable land resources. The increase in density, providing it does not lead to other 
adverse environmental impacts, is therefore in line with current policy.  

6.3.8 On the basis of the definition in “Planning for Sustainable Development- Towards 
Better Practice” this site should be regarded as an urban extension adjoining the urban 
area, which is third of four stages in the sequential approach set out in Policy 2 of the 
RSS (after previously developed land and greenfield sites within the urban area).  

6.3.9 Advice in PPG3 does not require a comparative assessment of alternative sites, within 
each sequential stage. In other words, provided it has been established that insufficient 
previously developed land is available in the urban area, PPG3 does not require a 
comparative assessment of alternative sites for the release of an urban extension site, 
provided it meets the criteria for suitability of housing sites in paragraph 31 of PPG3. 
(See Laing Homes Limited v. Sec of State for Transport, Local Government and the 
Regions – Journal of Planning Law May 2003). 

6.3.10 Assessment against PPG3 Criteria for assessing Housing Sites 

(i)  Availability of Previously Developed Land 

 It is accepted that there is insufficient previously developed land currently identified 
to meet the RPG8 Housing requirements up to 2021, although some existing previously 
developed land in underutilised. 

(ii)   Accessibility to Jobs, Shops and Services other than by car 

Despite its rural location, the site is close to the centre of Corby. Proposals are put 
forward as part of this application for a 15 minute frequency bus service to and from 
the town centre through Oakley Vale and across the existing agricultural bridge 
(upgraded) into the site and for pedestrian and cycle links over the railway bridge and 
east towards Stanion. These routes would also provide access to the secondary school at 
Oakley Vale. The site is also well related to employment opportunities at the EuroHub 
Business Park and at the Weldon Industrial Estate.  

(iii)   Capacity of existing and potential infrastructure 

In terms of transport infrastructure, this is more than adequate at present as a result 
of the high standard on Longcroft Road and there is potential for this to be 
substantially improved as a result of the proposed A43 Corby Link Road and the public 
transport improvements described above. The capacity of existing water/drainage 
infrastructure to serve the proposed development is a matter to be resolved. Although 
there is adequate sewerage to serve the site, it is not clear whether the capacity exists 
within the Corby Sewage Works to support this development, together with others 
under construction and with planning permission, or whether an extension to the works 
is required either before development commences or at some stage as it progresses. 
However this problem would equally apply to any site being proposed in the Borough. 
As a fall-back solution the developers have suggested the use of on-site sewage 
treatment and / or storage facilities, although this is less than ideal for a development 
of this size.   

(iv)   The ability to build communities 



  

Envision                      Land  west of Stanion - Policy  Assessment 
Regeneration and Planning Solutions                               Page 18 of 19 
 

The ability to build communities is influenced by several factors including the size of 
population proposed, the mix of housing types, the provision of community facilities 
(especially a primary school) and the relationship of the site to existing communities. 
While the relative isolation of this proposal from Stanion militates against its ability to 
build communities, its increase in size to 970 dwellings assists its ability to support 
community facilities, organisations and informal activity. However even this size is 
somewhat small, with a figure of 1500 dwellings being more viable from a community 
development perspective.  

(v)  Physical and Environmental Constraints  

 These are dealt with in the Environmental Statement and in the Master Plan and were 
also subject to consideration at the time that the site was allocated in the Local Plan. 
They relate to landscape impact (although the site is not included in any special 
landscape designation, it is visible from many viewpoints, including an SLA), 
archaeology (particularly the line of a Roman road), adjoining ancient woodland (which 
also contains a County Wildlife site and various protected species), flood risk and 
drainage, best and most versatile agricultural land, traffic noise and air pollution (from 
the new link road), and lighting impacts. Proposals for mitigating most of these impacts 
are put forward and the acceptability of them will be assessed separately, but appear 
to be reasonable.  

6.3.11 Subject to appropriate mitigation, it is concluded that the proposed development of 
this site meets or could be made to meet the criteria in paragraph 31 of PPG3. Since 
there is no requirement to assess the sustainability of the site against others in the 
same sequential stage (in terms of the sequential test in Policy 2 of the RSS), this 
should be sufficient to justify the development of the site in policy terms, given the 
land supply situation in relation to need as already described. 

 
6.4 PPS7 Sustainable Development in Rural Areas 

6.4.1 This advice refers to underdeveloped countryside up to the fringes of larger urban areas.  
It states that new development outside areas allocated for development in development 
plans should be strictly controlled. The advice is therefore not relevant to this 
allocated site.   

 
 
6.5  PPG 13 “Transport” (March 2001) 
 
6.5.1 The general objectives of this PPG are to promote more sustainable transport choices, 

to promote accessibility to jobs, shopping, leisure and services by public transport, 
walking and cycling and to reduce the need to travel, especially by private car.  In order 
to deliver these objectives, local authorities should actively manage the pattern of 
urban growth to make the fullest use of public transport. 

 
6.5.2 The PPG reiterates PPG3, drawing out the implications for transport. The guidance 

states that to promote more sustainable patterns of development, the focus for 
additional housing should be in existing towns and cities.  In identifying sites Local 
Authorities should follow a search sequence starting with the reuse of previously 
developed land and buildings in urban areas.  To promote more sustainable residential 
environments they should require housing development to make more efficient use of 
land, critically examine the road, layout and parking standards applied to new 
development and seek significantly lower levels of off-street car-parking. 

 



  

Envision                      Land  west of Stanion - Policy  Assessment 
Regeneration and Planning Solutions                               Page 19 of 19 
 

6.5.3 The PPG states that conditions may legitimately be used to require on-site transport 
measures and facilities as part of development or to prohibit development until an off-
site measure is taken (Grampian condition).  Planning obligations may be used to 
achieve improvements to public transport, walking and cycling where such measures 
would influence travel patterns to the site.  Developers will be expected to contribute 
more to improving access by these modes for development away from town centres than 
for development on more central sites.   

 
6.5.4 The transport improvements proposed as part of this development accord with this 

advice (subject to further information on car-parking provision).  
 
7. Conclusions / Summary 
 
7.1 The appropriateness of development on this Local Plan allocated site must be re-

assessed in the light of PPG3. As a result of the requirements of the RSS/ MKSM SRS 
(reflecting the Government’s Sustainable Communities agenda) there is a need to 
increase house-building rates in Corby. While approval of development at Priors Hall will 
make a major contribution to meeting these requirements, it will not be able to deliver 
all that is required in the period to 2011.  

7.2 Recent work on urban capacity and housing land availability has established that there 
would still be a need for about 5,000 dwellings (if no allowance is made for this site) in 
the period to 2021 and that there would also be a shortfall in the period to 2011 if 
another large site in addition to Priors Hall does not come on stream in the next 2-3 
years. Indeed the release of the Priors Hall site, as well as the Regeneration Framework 
on which the SRS is based, is predicated on the assumption that this site will be 
developed as well. This will provide choice in the housing market but within a 
structured programme that will avoid saturation.  

7.3 An alternative to developing this site would be to release all or part of another major 
urban extension site adjoining the  through the LDF process but it would take some time 
and the application site has the advantage of having already been through a Local Plan 
consultation and public local inquiry process. Moreover, while the LDF assessment might 
show that other sites are more sustainable, there is no guarantee that this is the case, 
given the location of and public transport improvements proposed for the application 
site.  

7.4 The increase in density to 35dph and in capacity to 970 dwellings is in accordance with 
policy in PPG3 and with the objective to build communities. It also increases the 
viability of public transport provision to the site in accordance with PPG13 and of the 
provision of affordable housing, a primary school and community facilities. However, 
consideration needs to be given to making allowances in terms of layout for possible 
extension to the site, subject to the LDF process.  

7.5 The Environmental Statement raises various issues and the detailed consideration of 
these impacts and proposed mitigation need to be addressed in more detail outside this 
note, together with the issues of provision of community, retail, recreational and 
educational facilities and affordable housing. Subject to this, the site in principle offers 
the most sustainable greenfield option for large-scale housing development in the 
Borough to meet housing requirements in the short term.  


