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1.  INTRODUCTION 
 
EDAW have been jointly commissioned by Catalyst Corby 
(CC) the local urban regeneration agency in Corby, Corby 
Borough Council (CBC) local council, to prepare a spatial 
masterplan for the Town Centre.   This will be used to inform 
the Area Action Plan (AAP) currently being prepared by 
Atkins.  The preparation of the masterplan will provide 
confidence and ensure that the current development 
proposals come forward in a holistic manner to realise the 
overall vision for the town centre.  
 
Besides EDAW, White Young Green have been advising on 
transport issues, with inputs from Hawkins Brown Architects 
designers for the Civic Hub and S+P Architects designers for 
the New Pool Facility.  The masterplan has also been 
development in consultation with Chapman Taylor Architects, 
designers for the retail development.  Other key members of 
the Town Centre Steering Group include English 
Partnerships, East Midlands Development Agency (EMDA), 
the Government Office, CABE and the Office of the Deputy 
Prime Minister (ODPM).  Other key partners are Tresham 
Institute and Land Securities who are main land holders in the 
Parkland Gateway and retail areas respectively. 
 
 

The masterplan has been subject to an internal design review 
by CABE.  The masterplan aims to deliver a vision for Corby 
that is not only firmly embedded in the local heritage and 
character of the  town and its environs, but one that will 
promote a modern and diverse town centre capable of 
meeting the needs of its local residents while attracting new 
residents, businesses, visitors and investors.  It will be a town 
promoting innovation, high quality design and sustainable 
strategies to create a PLACE that is culturally and 
economically confident where residents and visitors alike can 
live, work and play…and most importantly take pride. 
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2.  BACKGROUND CONTEXT 
 
Regeneration Strategy 
The establishment of Catalyst Corby to work alongside the 
other public sector stakeholders, was partially a response to 
the recognition of the step change required in the towns 
fortunes to achieve a balanced sustainable community.  One 
of Catalyst Corby’s first activities was to produce a 
Regeneration Strategy with would guide the redevelopment of 
the area. 
 
The Regeneration Strategy was centred on a vision to deliver 
a bold and confident new Corby for the 21st Century.  One in 
which the town would become a vibrant and successful place 
where people will want to shop, work, visit and do business.  
The Regeneration Strategy was based around a growth 
agenda which would see economic and population growth 
which would underpin the transformation of the town.  This 
would lead to a population growth from the current 53,000 to 
100,000 people which would reverse the trend of our 
migration, especially young adults.  Over time this would lead 
to a rebalancing of the socio-economic profile of the town and 
underpin private and public sector investment in commercial, 
social and transport infrastructure.  Consequently, this 
objective of expansion will create the critical mass to attract 
significant investment in the town centre and new employment 
and housing areas.  
 

The regeneration framework provides the platform to bring 
forward the detailed physical, cultural and social proposals 
that will shape the dynamic change of Corby.  These 
proposals will deliver years of investment to achieve the step-
change in image, opportunity and social cohesion that is 
needed to make Corby a successful and prosperous place.  
 
The regeneration framework is based around five interlinked 
components which are anchored by the creation of a new 
Central Corby. 
 
These five components set the context for Corby: 
• Corby Central Framework to establish itself as a location 

for high quality commercial, leisure and civic facilities that 
enhance the quality of life as a whole and reposition it as a 
major regional centre;  

• New Housing Strategy to improve and extend the housing 
market – through new opportunities in and around the 
urban area; 

• Housing Regeneration Strategy to regenerate the existing 
housing areas by making them high quality, safe places to 
live; 

• Economic Strategy to create the environment to attract 
added value jobs, broaden the economic structure and 
open-up opportunities; and 
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• Transport Strategy to offer the best opportunity to create a 
critical mass of development to deliver better public 
transport across the town.  

 
Town centre 
The town centre has suffered from considerable spending 
leakage to competing centres across the region, due to its 
limited range of supporting facilities, and poor quality public 
realm environment.  Comprehensive regeneration of the town 
centre will address this loss of expenditure, providing a range 
of new and high quality facilities to draw new shoppers, 
visitors, workers and residents into the central area.  
 
As part of the Regeneration Strategy, a central area 
framework was produced to guide the revitalisation of, and 
establish a strategic vision for the town centre inclusive of 
land uses and broad design ideas. The study area was 
defined by Westcott Way to the south, Cottingham Road to 
the west and north and Station Road to the east.  The Central 
Area Framework plan promoted a new vision for Corby, built 
on the town centre becoming an active, dynamic town centre, 
offering a comprehensive range of new cultural, civic, retail, 
educational, residential and leisure facilities. 
 
The big strategic moves established in this Central Area 
Framework are for the most part still relevant and provides the 
platform for the scale and depth of change required to 
transform the town. However due to a number of recent key 

projects coming forward it is timely to revisit the plan and to 
prepare a spatial masterplan to take account of the current 
position and guide future development. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

F i g u r e  2 . 1  S t u d y  A r e a  
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Key principles of the framework as illustrated in Figure 
2.2 were: 
• The concept of a Central Avenue creating a strong east-

west and key spine for the town; 
• The creation of 4 distinct ‘districts’ based on mixed use 

developments, including: 
o Station Gateway: Business and transport interchange 

focus; 
o Mixed Use Precinct:  Leisure destination and urban 

living focus; 
o Town Centre Core: refurbishment and expansion of 

the existing facility; 
o Parkland Gateway: Civic, cultural and mixed use 

focus. 
• Proposals for the long term gradual revitalisation of the 

existing residential areas for regeneration; 
• The promotion of new diverse mix of uses within the core 

town centre to compliment the existing retail focus; 
• The introduction of a new Civic focus for the town; 
• To create an evening economy with bars and restaurants 

together with a substantial leisure offer; 
• To strengthen the cultural offer focusing on access and 

learning; 

• To transform the retail experience and provide a platform 
for new occupiers to enter Corby.  
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F i g u r e 2 . 2 :  R e g e n e r a t i o n  F r a m e w o r k  2 0 0 3  
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Following on from the Regeneration Framework, EDAW 
undertook further detailed masterplanning work on the 
Parkland Gateway which culminated in the production of a 
Supplementary Planning Document (SPD) which was adopted 
by the CBC in 2005.  This document established a framework 
for the land use planning policy led development of the area 
within the context of national and regional policy guidance 
along with the Corby LDF.  This document was subject to 
public consultation and stake holder consultation and sets out 
a vision for the Parkland Gateway along with objectives and 
design principles to guide regeneration and change, and 
embraces a local urgency for positive transformation of the 
town centre 
 
The Regeneration Strategy and the SPD have provided the 
frameworks for bringing forward new developments within the 
town centres.  These include: 
• The redevelopment of the retail core with a phase 1 

scheme having been granted planning approval subject to 
conditions and S106.  This has coincided with a change in 
ownership of the retail core with Land Securities having 
acquired the development from Topps Estate.  Land 
Securities have introduced Chapman Taylor Architects 
who are overseeing the implementation of the phase 1 
scheme and currently developing options for phase 2 and 
subsequent phases of the retail scheme.  One of the key 
objectives of the masterplan is to establish the context for 
ensuring design quality and integration of the retail 

proposals into the wider town centre.  These concerns 
were raised by CABE over the phase 1 scheme 
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• The initial stages of the first phase of the Parkland 
Gateway project with the design teams of Hawkins Brown 
and S+P Architects on the Civic Hub (inclusive of a new 
theatre facility) and New Pool respectively, now appointed 
and progressing the detailed design philosophy of their 
particular schemes, with the pool project slightly ahead in 
the programming. Both these projects will be delivered 
simultaneously on the site along with the new town square. 
Recognising that these developments signify a new era 
and a time of change within the central area.  It is essential 
that they are of the highest quality, to establish the agenda 
for development and design throughout Corby. 

 
The product of this masterplanning process has been the 
result of active engagement and collaboration with the other 
design teams involved in the project along with the key 
stakeholders including CABE, to ensure a consistent 
approach and a robust masterplan design. 
 
 
 
 
 
 
 
 
 
 

 
F i g u r e 2 . 3 :  N e w  s m i m m i n g  P o o l  

F i g u r e 2 . 4 :  T h e  C o r b y  C u b e  
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3. Contextua l  Analys is :   
re -establ ish ing the  issues 
 
The preparation of the masterplan for the town centre 
provided an opportunity to review and revisit the previous 
position and to test if the ideas and principles established in 
the 2003 Regeneration Strategy document were still 
applicable in the current context, such as the concept of the 
central avenue and the proposed location and mix for new 
land uses.  At the same time, the masterplan provided the 
opportunity to undertake further detailed analysis on the 
access and movement strategy, parking, and public transport 
proposals.  

 

H a z e l  W o o d  
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Contextual Site Analysis 
Corby is a unique place, particularly because it has retained 
the ancient woodland of Hazel Wood as an integral part of the 
wider town centre and urban hinterland.  It is also surrounded 
by large network of open spaces and green corridors which all 
link together to create an interesting dynamic with the built 
form of the town. These green corridors radiate outwards from 
the Central Area like legs from the body of the town, but 
seldomly cross the expanse of the Central Area, which is an 
opportunity that the masterplan has investigated. 
 
This ‘green setting’ we believe is one of the defining 
characteristics of Corby as a place, along with the heritage of 
the steel works and its high proportion of third and fourth 
generation Scottish inhabitants.  The local sense of identity 
and place references of these elements have played an 
integral part in the design and development of the masterplan.   
 
 
As noted previously, the closure of the steel works has had a 
dramatic effect on the vitality and viability of the town centre.  
Presently, it trades as a poor relation to its neighbours and is 
characterised by low value outlets and limited leisure facilities.   
 
 
The core of the town centre sits on the ‘crest’ of the town and 
establishes the ‘at grade’ level for the retail core. This level 
falls away to the north and quite dramatically to the south 
along Westcott Way. This dramatic change in level equates to 
an approximate change of level up to 15m and presents a 

unique design challenge to overcome particularly with regard 
to access. 

 G e o r g e  S t r e e t  
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Land Uses  
The town centre retail core is focussed around value retailing 
and this is related both in its convenience goods offer (Netto, 
Co-Op, Quik Save) and companion goods (Poundland, 
Wilkinson).  Furthermore, the high street retail store offers, 
reflect a lower end of the chain stores standard offer.  The 
retail core is characterised by high vacancy rates, double the 
national average.  Shoppers generally have a negative 
opinion of the town centres retail offer and the quality of its 
built environment.  Within the town retail core, public sector 
residential development predominates.  
 
Although the Willows Art centre is an important leisure 
resource, it is of generally poor quality offer.  Other key 
occupiers include the Council and Tresham Institute.  To the 
east of the retail core is predominantly a residential area.  
 
Key public facilities within the central area include the Police 
Station and Magistrates Court along with the disused bus 
station. 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 

W i l l o w s  A r t  C e n t r e  
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Landscape Structure and Open Space  
The combination of the landscape elements creates a linear 
town centre which is oriented about the east/west axis.  Hazel 
wood is an ancient area of woodland which forms part of the 
wider Thoroughsale Wood.  At present the woodland and the 
parkland is a poorly managed and is an underutilised resource 
which is not integrated into the town centre.   
A further valuable, under-utilised green space is Coronation 
Park, (over 3 hectares) located to the north of the core retail 
area which provides various recreation and play facilities.  
Although the park falls away steeply towards the north it is a 
key space which is not adequately addressed by the built form 
within the town. 
 
From our analysis we have established that the town turns its 
‘back’ on the surrounding open spaces and make no attempt 
to embrace them by addressing them with building frontages.  
The resultant effect of this is evident in both Hazel Wood and 
Coronation Park which are greatly underutilised and 
unmanaged resources within the town centre, and for the 
most part have been left to fall into disrepair and provide a 
habitat for anti-social behaviour.   
 

 
 
 
 
 
 
 
 

B o a t i n g  L a k e  
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Physical Barriers  
The extent of the Central Area is strongly defined by the two 
strategic ‘A’ roads; Cottingham Road and Westcott Way 
running along the northern and southern boundaries 
respectively. Adjacent to these routes are established 
residential communities which are poorly connected into the 
wider town centre.  It is imperative to the success of the town 
that access and circulation is improved through the provision 
of easily accessible and safe crossing points at key desire 
lines across these main roads to create a more accessible 
and walkable town centre.  
 
Adjacent to the easterly open green is the railway line which is 
a spur from the Midland Mainline route from London up to 
Nottingham.  This presents a significant barrier to movement 
as it is set within a cutting in the landscape. Special 
consideration will need to be given to ensure that it does not 
become a defining edge to the town, and that a high quality 
pedestrian connection is made to integrate the Station 
gateway development area into the rest of the town centre.  
 
Currently, Elizabeth Street and George Street function as the 
primary north-south routes across the town for both vehicles 
and pedestrians. These routes are both dual carriageway with 
central reserves, resulting in wide large scale streets.  
Similarly to Cottingham Road and Westcott Way these road 
corridors cause segregation from the surrounding urban fabric 
and offer an unattractive pedestrian environment for users. 
 

 

 
 
 
The strong line of residential development along Wheatley 
Avenue establishes a hard edge to the central area in the 
east.  There is existing access to the open green but this is 
gated and not publicly accessible.  
 
 
 

O v e r  s c a l e d  s t r e e t  
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Built Form  
The overall quality of buildings throughout the town can be 
described as poor with many of the existing developments 
based on the 1960s design principles of; decked access, cul-
de-sac developments and exposed aggregate pre-cast 
concrete panels, much of which is now looking dated and in 
need of a facelift. Consequently the area is characterised by 
impenetrable large build blocks and poor legibility. 
 
The density of the town is very low with many areas of 
underutilised land, disused facilities, such as the bus station 
and ‘incidental’ space.  This is a key issue that will need to be 
addressed in the masterplan to ensure that the development 
opportunities are maximised.  At present development 
throughout the town is predominantly 2 storey with mono land 
use, with a large percentage of the residential accommodation 
being semi-detached and detached housing.  Additionally 
there is an abundance of surface level car parking. All these 
development forms are examples of ‘land intense’ 
developments and are contrary to compact spatial planning 
principles for urban environments incorporating higher density 
mixed use development and decked car parking.  
Consequently, as part of the masterplanning exercise, there is 
a real opportunity to consolidate some of these uses in more 
efficient design solutions to release land for new development 
opportunities and increase the critical mass of the town. 
 
The absence of distinctive built form is reinforced by the lack 
of appropriate development at the key gateways into the town. 
These locations are currently dominated by poor quality open  

 

 
 
 
spaces or inappropriately scaled development which gives no 
sense of arrival or identity for Corby.  This is evident at the 
round about junctions with George and Elizabeth Street along 
Westcott Way and Cottingham Road. 
 
Generally both at the gateways and along the main road 
corridors the built form is uninspiring, characterised by poor 

P o o r  q u a l i t y  b u i l t  f o r m  
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quality buildings, shabby public realm or expansive surface 
car parking. 
  
 
Public realm  
Reflecting a lack of investment in the town centre, the overall 
quality of the public realm throughout the town centre is 
irrefutably poor and dated.  Corporation Street is an important 
pedestrian west-east route, which at the eastern end tunnels 
into a narrow, illegible passage, connecting with Elizabeth 
Street. Additionally, apart from Corporation Street and the 
existing Spencer Court there are no key recreational spaces 
or focal routes within the town.   
 
Consequently there are few places to sit, relax or gather 
within the town centre.  The demise of the above spaces is 
compounded by the poor quality and limited range of activities 
fronting onto these spaces, coupled with the fact that they are 
not flexible to accommodate a range of activities and 
functions.  This creates a void within the town as the ‘common 
democratic’ spaces that are meant to be unifying components 
of the town fail to evoke a sense of place or pride for its 
residents. A summary of these issues are illustrated in figure 
3.1 
 

 
 
 

 

Q u e e n s  C o u r t  
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F i g u r e 3 . 1 :  E x i s t i n g  s i t e  i s s u e s  
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4.Transport ,  Access and 
Movement  
 
Vehicular Access and Movement 
The collective scale and arrangement of Cottingham Road, 
Westcott Way, George Street, Elizabeth Street, Alexandra 
Road and Station Road creates a dominating collar road 
network around the retail core, which for the most part is 
unsympathetic to human scale or the movement of a 
pedestrian. Most of these routes function as strategic 
vehicular thoroughfares, and are fairly heavily trafficked. This 
in conjunction with the lack of a ‘finer grain’ street pattern, 
results in limited choice and permeability through the town 
centre, resulting in an unfriendly pedestrian environment and 
unpleasant experience. 
 
Parking 
As previously mentioned there are numerous areas of surface 
car parking provision within the town with one multistory car 
park located adjacent to Westcott Way serving the existing 
retail scheme which is accessed via Anne Street.   Again this 
multi-storey car park is poor quality, reflecting a limited 
investment strategy.  All of the provisions are located in and 
accessed from the western half of the town with access 
primarily being from George Street. This leads to an uneven 
distribution of parking provision and creates a vehicular traffic 
bias towards the west of the town both in terms of destination 
and activity.  Consequently, a key issue for the masterplan to 

address is the relationship between the activity destination 
locations and the related parking provision, in order to reduce 
the need for and amount of private vehicular access through 
the town centre.  This is an underpinning concept of the 
transport and access strategy which is discussed later in the 
document. 
 
 

 
 
 
 

L a r g e  a r e a s  o f  s u r f a c e  c a r  p a r k i n g  
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Public Transport 
The town centre is still dominated by the car, which will 
undoubtedly remain the preferred form of transport.  
Historically, due to the poor public transport provision, non car 
users have had to rely on black cabs, who still perform and 
important transport service in the town.  Recently, however, 
Corby has made great strides to improve its public transport 
provision with significant investment in both new vehicles and 
routes  
 
However, a fundamental hindrance to public transport 
services is the established ‘taxi culture’ in the town which is 

perpetuated by the hierarchical location of a taxi rank in the 
heart of the town centre at the junction of Corporation and 
George Street.  A key challenge of the masterplan is to 
provide a public transport friendly environment which will 
elevate public transport provision in Corby to the top of the 
queue rebalancing the dominance of the car and taxi. These 
issues are illustrated diagrammatically in figure 4.1 
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F i g u r e 4 . 1 :  A c c e s s  a n d  M o v e m e n t  P r i n c i p l e s -  v e h i c u l a r  
l i n k a g e s  
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Servicing  
The existing strategy of providing servicing from internal or 
undercroft service areas accessed from the perimeter road 
network is a robust one although results in a variety of 

unfriendly ‘back alleys’.  This strategy creates a clear 
separation between vehicles and pedestrians in the town 
centre core and reduces the potential for conflict between the 
two. 
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Pedestrian Access and Movement 
Overall, there is an absence of a finer grained street pattern 
particularly within the core town centre.  This offers limited 
permeability, particularly along the north-south trajectory 
through the town.  For this reason pedestrians are forced to 
use George and Elizabeth Street which presently offers a poor 
pedestrian environment.  
 
The core of the retail area is a pedestrian only zone and this 
works well with Corporation Street acting as a primary central 
spine within the retail precinct.  This creates a very safe a 
friendly environment for shoppers with excellent accessibility 
as its all at one level.  We see this as a positive element of the 
existing operation of the town centre and building on this will 
be essential to the success and regeneration of the town 
centre. 
 
As previously mentioned, there are large residential 
communities that occupy the areas to the north, south and 
east of the core town centre; however these are separated by 
vehicular dominated routes.    To date, connectivity between 
the retail cores and these areas is addressed though the 
provision of at grade crossings for pedestrians.  Is it essential 
that these routes are reinforced in the masterplan and that the 
future pedestrian network ensures improved access and a 
quality experience, to encourage residents to walk and cycle 
to the town centre from the surrounding communities. These 
issues are illustrated in figure 4.2 
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F i g u r e 4 . 2 :  A c c e s s  a n d  M o v e m e n t  P r i n c i p l e s - P e d e s t r i a n  
l i n k a g e s  
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Summary of the Key Existing Issues 
• The structure and buildings in the town do not address the 

local natural assets of the existing Park or Woodland; 
• The disinvestment in buildings and public realm is 

reflected in a poor quality environment; 
• Generally there is poor connectivity within the town due to 

the lack of a finer grain street pattern; 
• The distinct lack of quality higher density residential 

development resulting in low resident numbers in the town 
centre; 

• Non existent or poor quality landmarks and gateway 
features at key town centre approaches to give a sense of 
arrival, identity and legibility to the town;  

• The prominence of a vehicular dominated network; 
• Poor north-south pedestrian connectivity through the town 

centre; 
• Too many examples of ’zoned’ or mono uses across the 

town centre highlighting  the need for more mixed use 
development; 

• The quality of the public realm is poor and there are limited 
public spaces within the town; 

• The existing road structure create strong northern and 
southern boundaries to the Central Area; 

• The large areas of poorly defined surface car parking 
weakens the urban pattern and structure of the town and 
create poor pedestrian environments; 

• The change in level along Westcott Way creates a 
significant physical barrier to pedestrian movement. 
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5.  Centra l  Area  Framework  
 
The following section sets out a masterplan framework for 
Corby’s Central Area and outlines the key overarching 
strategic principles that have underpinned the detailed 
thinking of the Town Centre Masterplan.  The principles 
discussed in this section build on the initial ideas set out in the 
2003 Development Framework, reflect the principles set out in 
the Parkland Gateway SPD and take into account the 
emerging development proposals. The outputs of this section 
are the established objectives for access and movement, 
urban structure and open space.  These overarching 
objectives establish the parameters to bring forward the 
detailed physical, cultural and social proposals that will shape 
the dynamic change of Corby.   
 
4 Distinct Places 
From an examination of the morphology of the town it is 
apparent that the central area can be broadly sub-divided into 
4 character areas.  These areas run across the length of the 
town in a vertical pattern and consist of the following areas: 
 
• Hazel Wood:  

A renewed nature and recreational focus linked to health 
based activities 
 

• Town Centre Core (inclusive of the Parkland Gateway, the 
Core Town Centre and the Northern Quarter):  

A new higher density urban centre with a focus on urban 
living incorporating a diverse mix of uses creating places 
to live, work and play in a high quality public realm setting 

 
• The Mixed Use Precinct: 

A regenerated residential community with new higher 
density accommodation based on a concept of sustainable 
town centre living integrated with a mix of uses, improved 
linkages and amenity spaces 
 

• Station Gateway: 
A feature gateway destination anchored by a new 
passenger rail station and transport interchange set within 
a strong landscaped setting with a focus on business, 
residential, educational and community uses 

 
The intension is that by defining these four broad areas, the 
Framework will give clarity to the atmosphere, character and 
lifestyle image of each of these distinctive areas under the 
overarching umbrella of the Central Area, with each area 
maintaining a sense of distinctiveness and identity. These 
individual themes are intended to provide guidance to future 
developers and designers on the type of places to be created 
as well as guiding and informing the type of interventions and 
uses within them. Collectively, they establish a framework for 
a broad range of development opportunities and diverse set of 
uses required to achieve the step change in image, 
opportunity and social cohesion that is needed to make Corby 
a successful and prosperous place.  
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Underling the above, the overarching objectives are: 
• To provide opportunities to create a critical mass of 

activities and uses which will establish a modern central 
area; 

• To reinforce the east-west spine of Corporation Street as a 
unifying and transitional element between the 4 character 
areas; 

• To establish a diverse, animated and active town centre 
with a sustainable critical mass of residents; 

• To rediscover the natural resource of the woodland and 
the park and integrate them with the urban fabric of the 
town; 

• Establish a strong gateway to the east around the location 
of the proposed railway station to maximise development 
opportunities and provide scope for growth; 

• Enhance the existing landscape structure and street 
pattern to reinforce the unique sense of place and identity 
of Corby; 

• Establish strong gateways at key entrance points into the 
town centre to create a strong sense of arrival and place; 

• Reinforce north-south movement patters across the retail 
core, linking the northern and southern residential areas; 
and 

• Where possible, animate the road frontages with active 
uses and, change the nature and relationship between the 
road and the adjacent uses. 
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F i g u r e 5 . 1 :  O v e r a r c h i n g  P r i n c i p l e s  
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Access and Movement 
In contrast to many other towns the transport network is 
effective from a vehicular perspective, as there is a strong 
legible network for users, with good capacity, servicing access 
and public transport routes.  Where this situation deteriorates 
however, is with regard to pedestrian and cycle movement 
into the retail core of the central area.  There is a well 
established pedestrian only zone within the core retail area 
with reasonable crossings from the surrounding communities 
to the edge of the retail core.  However, the connection 
between the edges and the pedestrian retail core, with the 
exception of the east-west movement along Corporation 
Street is very poor and consequently do not effectively 
integrate the surrounding residential communities.  
 
Our approach to the access and movement strategy therefore 
is based on building on the structure of the existing pedestrian 
network through the introduction of new connections and 
establishing a definitive hierarchy within the network of routes, 
to reinstate a balance between all the various transport 
modes.   
 
Fundamentally the Central Area Framework will address 
permeability as a real issue within the town as there is limited 
choice with many of the routes being inward focused. A 
prevailing aim of the access and movement strategy is to 
establish a clear hierarchical system throughout the town by 
creating new streets and connections.  These routes are 
primarily concentrated within the Parkland Gateway, through 

the retail core and in the Northern Quarter. As part of this 
approach the plan has created ‘Cross Walk’ a new north-
south route which cuts across Corporation Street at the heart 
of the retail core which will eventually link into the peripheral 
residential communities to the south and in the Northern 
Quarter as the Phase 2 retail scheme develops.  Fully 
implemented these new streets will create a robust framework 
for movement through the town for all user modes.   
 

 
 

G e o r g e  S t r e e t  



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

A further reinforcing of these principles is the proposal to 
downgrade George Street from a dual carriageway to a two-
way single carriageway with on-street parking, with restricted 
access to general traffic across the intersection with 
Corporation Street.  This will facilitate the transformation of 
George Street into a public transport priority route leading to a 
more pedestrian friendly armature with improved public realm 
treatments.  The removal of the dual carriageway will provide 
the opportunity to reduce the width of the street to 24m, 
bringing building frontages closer together to create a better 
integrated urban fabric. This structure will provide improved 
crossing opportunities, an enhanced experience for 
pedestrians and a strong setting for the Civic hub and 
adjacent developments.   
 
The access and movement strategy is complimented by 
ensuring that Elizabeth Street is kept as the primary north-
south vehicular route with no reduction in capacity. However, 
with environmental improvements it will also function as a 
comfortable and safe pedestrian route.  Both George Street 
and Elizabeth Street will be retained as locations for taxis and 
buses as these provide good points of accessibility to the 
town centre. 
 
Parking 
A further key objective of the access and movement proposals 
are to promote a new parking strategy that will deliver a more 
sustainable and controlled approach to parking provisions 
within the town as a whole.  At the moment parking provision 

is largely provided in surface car parks on the western side of 
the town centre putting a lot of demand related trips onto 
George Street.  With emerging proposals to re-establish the 
eastern quarter of the town centre as a focal destination 
location, with new anchor uses it is important that the parking 
provision responds to meet their requirements now and in the 
future.  
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To this effect the masterplan parking strategy is based around 
a series of new multistory car parks adjacent to key focal 
destinations i.e. the hub area, the retail precinct, the leisure 
quarter and at the proposed rail station, hopefully reducing the 
need for cross town traffic movements.  This combined with 
new parking management and information systems to ensure 
that drivers are well informed in advance about the location 
and availability of spaces at their desired destinations will 
establish an efficient parking system across the town.  
 
A similar approach to the existing service access arrangement 
has been adopted to provide access to multistory locations, 
with access directly from the primary vehicular network on the 
periphery of the pedestrianised core. 
 
Central Spine 
A fundamental concept of the Regeneration Framework was 
for a central spinal route linking the proposed railway station 
in the east though the town and the woodland to the 
Willowbrook Health Centre in the west.  This is still a key long 
term principle of the access and movement strategy for the 
Central Area.  It is, however, recognised that the delivery of 
the route east of Elizabeth Street is inextricably linked to land 
acquisition issues and the timing of development of the 
Station Gateway and the Mixed Use Precinct which will further 
reinforce the rationale to implement this route.  This eastward 
link remains a longer term objective of the plan and one that 
should continue to be an integral part of the thinking, 

particularly when detailed proposals for the Station Gateway 
and Mixed Use Precinct come forward.    
 
There is far more certainty however, with regard to the 
western part of the central spine.  An early priority of the 
masterplan is to ensure the delivery of the ‘Corby Walk’ as a 
strong physical and visual link from Elizabeth Street to the 
woodland. This will be continued within the woodland by 
enhancing and improving the safety and quality of the 
experience of the woodland route integrating new seating and 
activity areas, improved signage and lighting.  Through these 
improvements to the woodland routes, the area will be 
retained as an important resource for the town which 
residents and visitors feel comfortable and safe to use. 
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The overarching objectives of the access and movement 
strategy are: 
• To minimise the general conflict between pedestrians and 

vehicles;  
• To create a ‘walkable’ town centre that is easy to navigate, 

well maintained, comfortable to use and accessible to 
everyone; 

• To establish a clear hierarchical network of routes 
accommodating all user groups; 

• To concentrate primary vehicle movements on the 
periphery of the pedestrianised core;  

• To locate multistory car parks in proximity to activity focus 
destination locations to reduce the need for vehicles to be 
driven across the town centre; 

• To establish a network of public transport routes with 
convenient and comfortable set down/ pick up locations 
within a 400-500 catchment radius of key destinations; 

• To strengthen at grade north-south linkages through the 
town centre providing safe legible connections to the 
surrounding residential communities; 

• To increase and improve access through the woodland 
and integrate these routes into the wider pedestrian 
network; 

• To preserve Elizabeth Street as a strategic north-south 
vehicular route; 

• To ensure that all primary service provisions to be 
accommodated within the core of the development block 
or below grade; 

• To improve the quality, character and pedestrian 
experience along George Street and Elizabeth Road and 
at crossing points from the surrounding residential 
communities. 

 
These objectives are illustrated diagrammatically in Figure 5.2 
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Open Space Strategy 
Structural Green Spaces 
A defining characteristic of Corby is the natural resource of 
ancient woodland; Hazel Wood which forms part of the 
greater Thoroughsale Wood (Figure 5.3), which is literally 
located on the door step of the town centre.  If this space was 
adequately maintained and managed it could function as a 
large central park for the town and surrounding communities.  
Complimentary to this is Coronation Park which is located to 
the north of the town centre.  However both the woodland and 
the park are poorly managed and underutilised, largely in part 
to their poor integration into the urban fabric of the town.   
 
Beyond the immediate town centre there is an extensive 
network of green corridors connecting up the wider natural 
parks and spaces, providing essential habitats and for a wide 
range of flora and fauna.  The preservation of these ‘green 
corridors’ is a fundamental principle that has been integrated 
into the open space strategy as this creates sustainable 
ecological corridors, maintains biodiversity, improve the 
quality of the environment and provide a good ‘green’ 
structure for the town, which ultimately promotes nature and 
health as an embedded ingredient of the new vision. 
 
Key Elements of Open Space 
A key concept of the open space strategy is the renewed 
relationship between the town and its surrounding open 
spaces.  From the plan, it is evident that the relationship  
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between the Parkland Gateway and Hazel Wood are very 
important, as it presents the opportunity to create a definitive 
urban edge to the park with new active frontage onto the 
woodland.  To complement this, new investment and 
management programs will be required to improve and 
preserve the woodland as an amenity and natural resource, 
introducing controlled access and recreational activity areas.  
 
To the west of Hazel Wood is the boating lake and adjacent 
green which supports some fish and breeding water birds, and 
functions as a valuable tranquil reflective space for a diverse 
array of residents and visitors.  This area which is an integral 
part of the amenity space should be comprehensively 
improved as part of the woodland and its important health 
related theme linked with Willowbrook Health Centre. These 
issues are however outside the scope of this town centre 
masterplan but must not be overlooked and should be 
addressed in the detailed management and implementation 
strategy for Hazel Wood.  This will provide Corby with a 
rejuvenated an invaluable resource, not only for its residents 
but one that could attract interest regionally and nationally and 
bring new investment to the town. 
 
Corridor Improvements 
Complementing the approach to revitalise Hazel Wood are 
proposals for a series of corridor improvement programmes 
which will consist of comprehensive environmental 
enhancement schemes involving landscaping, lighting, 
signage and public art interventions along the strategic routes 

leading to the town centre, particularly along Cottingham 
Road and Westcott Way.  Detailed treatments are also  
proposed along George Street, Elizabeth Street and Station 
Road to create tree lined avenues with improved public realm 
treatment inclusive of new lighting, street furniture, public art 
and landscaping features.  This approach is consistent with 
the vision for the central avenue as a strong landscape 
armature running the entire length of the Central Area. 
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The ‘Corby Walk’ is a major element of the public open space 
strategy and key element of the west-east spine as it provides 
a strong connection between the town and the woodland and 
forms the spine that anchor’s the town’s key public spaces.  
These key public spaces include the new Town Square which 
will provide a multi-purpose focus for civic life within Corby.  
This is complemented by a range of other multifunctional 
spaces such as South Square, Stuart Place and Spencer 
Court and ‘The Market Place’.   The ‘Market Place’ sits at the 
geographical heart of the town and will be a focus for urban 
recreation and play, setting the tone for a new 
leisure/entertainment quarter for Corby. 
 

 

The overarching objectives of the Open Space Strategy 
are: 
• Build on the local identity of Corby as a town set within a 

woodland context; 
• Establish a network of interconnected ecological corridors 

and routes to connect existing open spaces; 
• Identify Westcott Way and Cottingham Road as strategic 

road corridors for environmental enhancements; 
• Transform George Street, Elizabeth Street and Station 

Road into safe and comfortable tree lined avenues 
accommodating all user modes; 

• Create a hierarchy of public spaces of varying sizes and 
characters to accommodate a range of activities and 
functions; 

• Establish Central Avenue as a high quality landscape 
armature between the proposed station in the east and the 
Willowbrook Health Centre in the west; 

• Improve accessibility through Hazel Wood with enhanced 
entry locations and develop it as the premier amenity 
space for the town with a healthy living focus; 

• Preserve and enhance the conservation and ecological 
value of the woodland; and 

• Reinstate Corporation Park as a quality open space with 
improved recreational facilities and connections.  

 
These objectives are illustrated in Figure 5.4 
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Urban Structure  
The strong pattern of the Corby road network clearly defines 
the primary gateways and approach routes to the town.  
However the opportunity to make strong architectural 
statement about the identity of Corby is as yet unfulfilled.  This 
has resulted in a mix of poor quality landscaped 
environments, and or, inadequately scaled building 
developments which gives no sense of arrival or identity on 
entry to the town, whether by car, public transport or on foot.  
 
The majority of building heights in the town are on average 
about 2 storeys with only two developments above 6 storeys.  
This combined with the lack of distinctive architecture, creates 
what could be described as a ‘monographic’ townscape which 
makes it uninteresting, illegible and difficult to navigate for first 
time visitors. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
The urban structure plan, Figure 5.5 overleaf, identifies the 
key town centre approach locations, and has earmarked these 
for distinctive landscape and/or architectural treatments to 
function as city wide landmark locations. These are located at 
the junctions between George Street, Cottingham Road and 
Westcott Way and Elizabeth Street and Cottingham Road and 
Westcott Way.  The context of these four locations, offer 
different opportunities for innovative proposals and capture 
the primary pedestrian routes into the town centre.  
Complementing these key routes the plan highlights other key 
locations for special façade treatments and or increased 
massing to reinforce key views and vistas.  These locations  
 
have been strategically identified to improve legibility across 
the town and add interest to the townscape.  
 
Elsewhere, the sites currently occupied by the existing police 
station and Stuart House provides an important focal point 
and to address the alignment the realignment of Central 
Avenue as it marks the transition between the Corby Walk 
and eastern extent of the route along Stuart Road and 
beyond.  These sites are identified as potential locations for 
distinctive buildings up to 8 storeys to reinforce the visual 
importance of this location within the town centre. 
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Street Patterns and block forms 
The introduction of a finer grain street pattern and new routes 
will create a range of flexible development opportunities by 
varying the size of plot.  This coupled with the principle of 
perimeter blocks to clearly identify private and public space; 
the masterplan will establish an improved urban grain across 
the town.  Consistent with good practice it is imperative that all 
development frontages that face onto or line key routes and 
spaces provide active frontages particularly at ground level, to 
promote a safe secure and lively environment for users.  
 
Notably, a large part of the building footprints of the retail core 
are retained in the urban structure plan, this is partially to 
preserve the existing grain of Corporation Street, but more 
importantly to avoid issues of land acquisition and building 
leases and to reduce disruption to existing residents. Other 
key buildings such as the Church, the Job Centre, the newly 
completed residential scheme on Cottingham Road and the 
Bingo Hall are retained as key ‘reference’ buildings. 
 
Westcott Way 
An important challenge in the redevelopment of Corby is the 
approach to resolving the change in level and the relationship 
of the urban form along Westcott Way by creating 
development with an urban scale up to 6 storeys and 
providing a composed elevation along the length of the road. 
This will give a strong sense of identity along this strategic 
corridor and offer a comfortable and safe route for pedestrians 
and cyclists. The culmination of this elevation will be a bold 

landmark feature at the south-eastern gateway that will 
address the geometry of this junction and occupy a real 
presence onto the roundabout. 
 
The overarching objectives are: 
• Establish town centre approaches as gateways suitable for 

distinctive design elements and increased massing; 
• Ensure that all primary pedestrian routes are overlooked 

and animated by active frontages, particularly at ground 
level; 

• All development to be based on the principle of perimeter 
block development with a clear distinction between public 
and private space; 

• A variety of plot sizes to be established to provide flexibility 
for a range of development opportunities to be brought 
forward; and  

• Development massing throughout the town to be a 
minimum of 3 storeys; increased massing up to 10 storeys 
to be used to reinforce key views and vistas to aid legibility 
throughout the town. 
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Spatial Framework Plan  
The Spatial Framework for the Central Area consolidates the 
above thinking and sets out the overarching principles that will 
guide the physical and social proposals coming forward in the 
town. These proposals achieve the Vision for the town centre, 
of creating a vibrant and active mixed use area.  Fundamental 
to this Framework Plan is the improvement of the town centre 
offer to the people of Corby and the wider catchment area by 
establishing a critical mass of development opportunities to 
act as a focus for activity.  This will be the catalyst in 
achieving the overall regeneration and growth of the town. To 
meet the challenges outlined above and to create a real 
‘heart’ to the town, the underpinning vision for the Central 
Area is to: 
• Transform the retail experience and provide a platform for 

new occupiers to enter Corby; 
• Create an ‘evening economy’ with bars and restaurants 

together with a substantial leisure offer; 
• Create a modern mixed use centre with quality ‘urban 

living’ residential areas; 
• Strengthen the cultural offer focusing on access, arts and 

learning;  
• Re-introduce a strong civic presence in the centre; and 
• Improve north-south and east-west permeability. 
 
To achieve the above vision the plan has established 4 
distinct districts which are interconnected by a central avenue 

running the length of the Central Area. Each area will provide 
a specific activity focus and offer a variety of regeneration 
opportunities. These are: 
• Station Gateway; 
• The Mixed Use Precinct; 
• Town Centre Core (inclusive of the Parkland Gateway); 
• Hazel Wood. 
 
As noted previously, a key component of the Spatial 
Framework is the creation of strategic north-south and east-
west routes through the heart of the town.  The Central 
Avenue and Crosswalk link will provide the focus for the 
physical restructuring of the surrounding urban fabric.  Uses 
will be ‘clustered’ to create nodes at strategic locations along 
these armatures to ensure that there is a critical mass to 
sustain development and to create interest, movement and 
activity along their entire length.   
 
Each of these four districts will contain a range of 
complementary mixed uses, from predominantly business 
uses at Station Gateway, community and residential 
regeneration in the Mixed Use Precinct, to retail uses in the 
Town Centre Core, civic/cultural uses at Parkland Gateway 
and recreational and leisure uses at Hazel Wood as follows.   
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• Station Gateway will be centred on a new passenger rail 
station and integrated transport interchange.  The 
development of quality commercial and residential 
accommodation together with a landmark transport 
interchange facility, supporting secondary retail in a high 
quality public realm setting will provide a real sense of 
arrival, improving the image and identity of the town centre 
setting the context for visitors to Corby. 
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• The Mixed Use Precinct is a much longer term aspiration 
of the plan, but an essential component in providing a 
landuse link ‘bridge’ between Station Gateway and the 
Town Centre Core.  The key development opportunity 
within this district is the redevelopment of the existing 
school site and part of the surrounding open space to 
provide a mixed use community and town centre living 
focus, possibly with some ancillary retail and business 
uses, to capitalise on the future increase in footfall and 
activity from the station.  A further fundamental component 
will be focused on establishing the eastern part of Central 
Avenue.  As proposals for this come forward consideration 
will need to be given to whether this is a public transport 
corridor only.   
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• Within the Town Centre Core the plan defines 3 key 
destination locations to provide a focus for activities and to 
generate movement through and around the town centre; 
a civic/cultural hub in the Parkland Gateway, a new anchor 
retail store at the south eastern gateway and a leisure and 
convenience hub at the north eastern gateway.  These 
development opportunities together with increased 
‘residential provision’ will establish a centre for ‘urban 
living’ adding vibrancy and life to drive the evening 
economy and provide an oasis for shoppers and residents.  
A unifying element of new streets and open spaces will 
improve permeability within the town and to the 
surrounding areas.  This will create an accessible and 
animated town centre to re-establish its position as the 
heart of the town, and rekindle civic pride and stimulate 
investment. 
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• Hazel Wood will undergo a dramatic transformation, 
creating a setting for multi-level residential development 
and pool facility overlooking a new park edge that will act 
as a visually impressive ‘gateway’ from the west and 
provide a sensitive transition between the town and the 
woodland.  Within the ‘Park’ footpaths will be improved 
and new connections will be created. Investment in 
enhanced lighting, landscaping, and new play and 
recreational facilities will be required along with the 
establishment of a long term management regime.  The 
boating lake will become an active destination with 
sympathetic redevelopment of the existing food and drink 
facility with a more diverse facility, improved edge 
treatments to the lake and habitat preservation for the local 
livestock. 
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summary, of the overarching objectives of the Spatical 
Framework Plan, detailed in Figure 5.6 are: 
• Build on the strength of Corby as a town set within a 

strong landscape structure; 
• Renew the relationship between the town centre and the 

surrounding open spaces; 
• Establish 3 new destination activity areas within the town 

centre  (Central Avenue) core providing a civic/cultural 
focus in the Parkland Gateway, a leisure hub to the north 
and a Retail hub to the south; 

• Create a finer grain of development through the town with 
an emphasis on north-south connections; 

• Use Central Avenue as a unifying landscape element to 
connect the town along a east-west axis; 

• Create a new north-south pedestrian route through the 
retail core, (Crosswalk), linking the residential areas, along 
Westcott Way and Cottingham Road; 

• Create a range of development opportunities, for retail, 
leisure, civic and residential uses; 

• Promote the gradual regeneration of mixed use and 
northern quarter areas; 

• Minimise conflict between pedestrians and vehicles by 
separating the movements when possible; 

• Create a town centre offering ‘urban living’  focused on 
higher density development and a diverse mix of uses 

• Establish a robust landscape structure enhancing 
biodiversity and promoting a concept of healthy living; and  

• Create an interconnected network of streets public realm 
and quality public open spaces 
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6.  The  Town Centre  Masterp lan  
 
Overview 
To compliment the overall Spatial Framework, a detailed 
masterplan has been prepared for the central area, including 
the Parkland Gateway.  
 
The town centre masterplan is an illustrative interpretation of 
the key ideas and objectives set out in the above Framework 
Strategy.  The masterplan seeks to assimilate the key ideas of 
the Vision and reflects a picture for the physical change 
required through the configuration of the development blocks 
and buildings; their relationship with open spaces and streets 
and suggests the appropriate massing and scale of these 
building elements to create a 3-dimensional picture. The 

masterplan also takes into account indicative land uses to 
establish an understanding of compatibility and mix; however 
these are not prescriptive, as places of enduring quality will 
require that the town centre masterplan is robust enough to 
adapt and change its pattern of use over time.   The overall 
masterplan is illustrated in Figure 6.1 and comprises of three 
interlinked areas which offer distinctively different uses and 
functions.  Each of these areas are discussed in detail in the 
remainder of this section: 
• Town Centre Core 
• Parkland Gateway 
• Northern Quarter 

 
 
 
 
 
 
 
 
 
 
 
 
 

 C o r e  T o w n  C e n t r e  P a r k l a n d  G a t e w a y  N o r t h e r n  Q u a r t e r  



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

F i g u r e  6 . 1 :  O v e r a l l  M a s t e r p l a n  



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

Town Centre Core 
The town centre core is primarily made up of the retail 
precinct which account for approximately 75% of the overall 
area.  The masterplan proposes a reconfiguration and 
remodelling of the existing retail area, involving considerable 
new development which will provide a total of approximately 
45,000sqm of retail space.  Other complimentary uses, 
including a significant leisure component located to the north 
of the town centre core.  Both of these uses have elements of 
residential and commercial at the upper levels to introduce 
additional layers of activity and animation.   
 
A central feature of the town centre core is a Phase 2 retail 
scheme incorporating a new retail anchor store positioned at 
the south eastern gateway to the town which will provide a 
strong draw and establish a new landmark element at this 
important location.  The new leisure based scheme to the 
north of Corporation Street along with a large food store in the 
north-east corner will counter balance the retail anchor, and 
offer an animated and lively backdrop for the proposed 
‘Market Place’.  It is the intention for both these developments 
to create strong destination locations and for them to become 
key catalysts for activity and the regeneration of the 
immediate environs. 
 T o w n  C e n t r e  C o r e  
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Clearly access by car and public transport will be critical to the 
future success of the retail development.  Parking provisions 
will be enhanced by two new multistory car parks. These will 
provide approximately 350 spaces in the north associated with 
the new food store development and 1600 spaces to the 
south.  Both design solutions for the multi-storey car parks 
have been integrated as part of the overall block structure to 
reduce their visual and physical impact on the townscape and 
public realm.  
 
In the south, the car park solution utilises the dramatic level 
change by stacking car park decks to create a podium which 
supports the retail development above. The car park is 
accessed directly from Westcott Way, and reduces the 
amount of traffic required to enter the town centre. This 
approach neatly integrates the car park within the 
development block and maintains a level plane for pedestrian 
movement at the retail level.   
 
To the north the car park is located above the food store 
which occupies the ground floor, with access taken from 
Alexandra Road.  Mixed use development has been used at 
the upper levels to wrap the primary facades facing onto 
Alexandra Road and Elizabeth, internalising the car park and 
hiding it from strategic view points. 
 

K e y  a n c h o r  d e s t i n a t i o n s  
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Residential 
To realise the objective of increasing the ‘critical mass’ of 
residents living in the town centre we have introduced a 
significant ‘urban living’ component within the town  A new 
residential cluster has been created around the location of the 
existing Spencer Court, which will benefit from the aspect of a 
new roof garden. This development defines a new pedestrian 
route connecting the retail mall to Westcott Way at its mid 
point and also along the desire line from the existing 
residential community to the south as part of the wider 
strategic north-south ‘Crosswalk’ to provide a safe 24hr public 
accessible route through the retail component. The massing 
of the residential components will provide a visual marker with 
a small tower to reinforce legibility along this axis and to 
punctuate the skyline along Westcott Way. This approach is 
reinforced at the southern gateway with additional mixed use 
development integrating residential uses as part of the 
proposed anchor store as well as along the back of the retail 
unit shops fronting onto the roof garden.   
 
A smaller scheme is proposed to the north of Corporation 
Street, with residential led development above ground level 
mixed use unit shops and the food store, with a building mass 
up to 4 storeys to create a landmark for the northern gateway.  
This mixed residential component will ‘police’ the public realm 
to improve safety and security and presents an attractive 
façade for the town by screening the building components of 
the multistory car park and leisure box. 
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Market Square 
By restructuring and reshaping the existing blocks around the 
location of the existing post office the masterplan creates a 
stronger north-south route unified by the new ‘Market Place’ 
and Spencer Court to the south.  This route crosses the Corby 
Walk forming a ‘cross roads’ at the heart of the town centre.  It 
is at this important juncture that the new ‘Market Place’ is 
located, right in the centre of the shopping core to seamlessly 
integrate the retail and leisure quarter.  The geometry of these 
axes established by these routes will give the town centre a 
strong structure and help users to develop a mental map and 
sense of place within the town.   

 
 

Stuart Place 
The final component of the Town Centre Core is Stuart Place 
an important element of public realm which will allow the 
alignment of the Central Avenue to complement the existing 
Stuart Road position.  Stuart Place resolves the offset 
geometry between the Corby Walk and Stuart Road by 
creating a transitional pedestrian oriented square, which is 
enclosed on all sides, but maintains vehicular access through 
it.  This space provides a safe high quality pedestrian crossing 
opportunity, an improved setting for the future development 
opportunities of the existing Police Station and Stuart House, 
while maintaining good vehicular capacity along Elizabeth 
Street. 
 

M a r k e t  S q u a r e  a s  s e e n  f r o m  T h e  C o r b y  W a l k  
S t u a r t  P l a c e  a n d  T h e  C o r b y  W a l k  
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Buses and Taxis 
New bus and taxi arrangements are proposed for both George 
Street and Elizabeth Street.  Both will involve, off road waiting 
arrangements.  George Street will be closed to all through 
traffic between Anne Street and Everest Lane, with the 
exception of public transport, and will be remodelled to create 
an at grade shared surface linking the retail core with the 
Parkland Gateway.  
 
Parkland Gateway 
The Parkland Gateway area is a key component of the Town 
Centre Masterplan.  It is an area which will bring forward a 
number of early wins, including the new swimming pool, Town 
Square and a Civic Hub/Theatre.  The success and impact of 
these developments are vital to the successful regeneration of 
the town.  They will establish an impetus for future 
development, raising interest and set standards of quality and 
design which will be required to be replicated throughout the 
Central Area and remainder of the town.  At present the 
existing buildings are arbitrarily arranged across the site and 
have no relationship with the woodland or the rest of the town, 
nor do they provide a legible or inviting environment for the 
pedestrian.  
 

P a r k l a n d  G a t e w a y  D e v e l o p m e n t  A r e a  
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It is anticipated that the gateway area will experience 
considerable remodelling, involving the 
redevelopment of Tresham Institute (subject to its 
relocation) and redevelopment of the Willows Arts 
Centre, as part of the Corby Hub Complex.  One of 
the primary aims of the Parkland Gateway 
development is to establish a strong ‘sense of place’ 
and rationalise the urban structure through a 
combination of flexible development plots and an 
interconnected network of streets and public spaces 
to integrate it with the surrounding urban fabric, and 
reconnect to the woodland. 
 
The premier focus of the Parkland Gateway area is 
the ‘Corby Cube’ which is a multifunctional civic 
building incorporating a new civic hub, library and 
theatre.  The building will need to be a bold and 
dramatic contemporary design embracing the 
heritage and character of Corby and will sit at the 
heart of a new Town Square.  The Cube along with 
the Town Square and the state of the art swimming 
facility will create a setting for a new and exciting 
civic/cultural focus for Corby.  This nucleus of activity 
creates the third activity focus area, and completes a 
robust circuitry network connecting the other two 
activity focus areas in the town centre core discussed 
above. These all work together forming three points of 
a triangle to evenly distribute activity through out  
the town centre.  
 

 
 
 

H u b  A r e a  



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

The development opportunities created by the existing Arts 
Centre and Pool buildings will accommodate new mixed use 
development.  The implementation of the Corby Walk will 
transform this area as a key destination within the town, and 
create a renewed dialogue between the town and the 
woodland.  
 
The layout of the development blocks establish movement 
corridors along the east-west axis, and creates new physical 
and visual linkages to the woodland from George Street, 
giving more opportunity to access the woodland as a 
recreational resource 

 
The redevelopment of the Parkland Gateway provides an 
opportunity to create a new urban edge overlooking the 
woodland and to improve integration of the town centre with 
the surrounding woodland.  To achieve this, the masterplan 
‘extends’ the town across George Street to include the 
Parkland Gateway area by reducing the width and scale of 
George Street and transforming it into a pedestrian friendly 
public space incorporating a shared platform. 
 
The rest is completed with residential led development with 
mixed use occupying the ground floor along the George Street 
frontage to present an active and complementary frontage to 
the opposite side of the street.   
 
The masterplan aspiration for a renewed relationship between 
the town and the woodland is strengthen by the creation of a 
new landscaped park running along the entire southern 
frontage of the Parkland Gateway development providing a 
new pedestrian and cycle link, residents parking and a variety 
of amenity provisions to serve the community.   
 
Within the Parkland Gateway areas, key specimen trees will 
be retained as a legacy to the old woodland edge.  The park 
edge will help to preserve the essence of their habitat, offer an 
enhanced landscape setting for the new development 
frontage whilst providing animation and passive surveillance 
of the public realm.   
 

H u b  a n d  n e w  T o w n  S q u a r e  
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In keeping with the parking strategy a multistory car park, 
providing approximately 400 spaces has been integrated into 
the development of the Parkland Gateway to meet the 
requirements of the new facilities.  This has been integrated 
within a mixed use block to reduce the visual and physical 
impact on the public realm.  Generally residential parking will 
be provided by a combination of on-street and on plot 
provision within ‘home zone’ courtyards. 
 
 
The Northern Quarter: George Street Frontage 
The masterplan proposals for the Northern Quarter reflect a 
longer term aspiration of the Town Centre Masterplan.  
Currently the area consists of an uncorrelated mix of uses and 
underutilised spaces with very limited north-south and no 
east-west permeability.  This area is an essential element of 
the overall masterplan vision as it aims to provide a 
relationship between the Parkland Gateway site and in the 
longer term with Coronation Park, but more importantly, it is 
the main gateway from the north. Change is already underway 
with a recently completed higher density residential scheme 
over 3 storeys along Cottingham Road on an infill site. 
 
A unique characteristic of the Northern Quarter is that the site 
is bounded by 4 different land uses, which presents an 
opportunity to create different distinctive urban responses. To 
the north is Cottingham Road, Alexandra Road to the south, 
George Street to the west and Coronation Park to the east.  
The plan incorporates mixed use schemes with a strong  

 
 
commercial frontage onto George Street to complement the 
character on the opposite sides of the street.  In contrast, in 
the future a more residential led focus can be delivered as 
development opportunities arise to better integrate the 
surrounding context.  An essential strategy of the northern 
quarter area is that a generous landscape buffer is 
established along the Cottingham Road drawing reference to 
the new residential scheme, the nature of the carriageway and 
the precedent of the existing residential houses on the 
opposite side of the street.  . 
 
Over the long term, the masterplan’s aspiration for the 
redevelopment of this area will introduce a more permeable 
network of routes linked into the wider urban fabric, a key 

N o r t h e r n  G a t e w a y  
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route being ‘Cross walk’ which will offer a direct strategic 
north-south link across the full extent of the town centre.   
 
 
7 .  Des ign Guidance 
Key Spaces and Elements of the Masterplan 
This section of the document sets out specific objectives and 
design guidance for key spaces and elements of the 
masterplan which will give a real sense of place and identity to 
Corby.  This additional guidance is not meant to be 
prescriptive, but to highlight particular design issues and 
aspirations for developers and designers,  to guide and 
encourage them to fully grasp the opportunities available as 
the masterplan is delivered. This will ensure that the Central 
Area is brought forward in a cohesive manner which meets 
and possibly even exceeds the aspirations of the masterplan: 
delivering a successful high quality town centre for Corby. 
 
The Hub Area 
The Corby Cube and town square will be a significant 
landmark building and public space in Corby, both of which 
will function as feature elements from the south-western 
approach and into the parkland.  Consistent with the objective 
of linking the Parkland Gateway into the retail core and 
reinforcing the Corby Walk, George Street will be transformed 
into a state of the art public realm street delivering the best 
practice in street and public realm design. The successful 

implementation of this scheme will be essential in creating a 
direct relationship with Willow Place (phase 1 retail scheme).   
 

T h e  H u b  A r e a  
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However, the development of the Corby Hub alone is not 
sufficient to realise the full potential of the site.  In this respect 
it is essential that the four development plots be collectively 
considered to embrace the alignment of the ‘Corby Walk’, the 
enclosure of the Town Square and the link to Willow Place.  
The successful synergy between the mix of uses, architecture, 
and activities delivered through these four separate 
development sites will ensure the success of the new 
civic/cultural quarter for Corby which in turn will have a 
catalytic effect on the regeneration of the town.  Design 
guidance is already established for the Parkland Gateway site 
in the adopted 2005 SPD.  Consequently, the following 
objectives focus specifically on the Hub Area in the context of 
the masterplan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• To provide a world class setting for the Hub/Theatre 
building and surrounding developments 

• To create the primary focal public space for Corby as a 
symbol of pride and aspiration in the form of a welcoming 
place to sit, relax, play, gather, celebrate and demonstrate 

• To provide a gateway between the town and the woodland 
• To provide a centralised high quality location along George 

Street accommodating public transport access in a safe 
comfortable pedestrian dominated environment 

• To enable the installation of cultural and social exhibitions, 
travelling and performing art within the square 

• To create a unified high quality public realm which gives 
priority to pedestrians at the primary desire lines across 
George Street 

• To provide a square capable of accommodating a diverse 
range of functions and activities, both active and 
contemplative 

• To provide a physical and visual connection between the 
woodland and the town 

• To create buildings that are of a sufficient scale and design 
quality to function as a town wide landmarks 

• To use high quality distinctive architecture to create a 
unique sense of place and provide adequate enclosure for 
the Town Square while reinforcing key pedestrian routes 
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• To provide a mix of uses to create a vibrant, lively and 
animated public scene 

 
Following on from these objectives, specific design guidance 
for the early key elements within the Parkland Gateway 
illustrated diagrammatically in Figure7.1 is as follows:  
 
 
 

 
 
 
 
 
 
 
 

F i g u r e  7 . 1 :  S i t e  S e c t i o n  
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Town Square 

• The Town Square must be accessible to all, and dramatic 
changes in level to be restricted; 

• A limited colour palette utilising local materials and a 
complimentary range of finishes and textures should be 
used to create a unified, interesting and homogenous 
design; 

• The overall size of the square to be of an appropriate size 
to accommodate the required functions and ensure the 
prominence of the square with the overall hierarchy of the 
public realm in Corby; 

• The design of the square to reinforce the visual and 
physical connection to the woodland through the alignment 
of the built form and the creative use of street furniture, 
lighting and landscape elements; 

• The design of the square to provide flexibility and 
accommodate a wide range of users;  

• The square should integrate water, lighting, hard and soft 
landscaping, public art and street furnishings were 
appropriate; to create a dynamic, stimulating and attractive 
space; and   

T h e  C i v i c  H u b  a n d  T o w n  S q u a r e  
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• The square is to be designed using highest quality 
materials to reflect its position within the hierarchy of the 
public realm network. 

 
Buildings 
• The relationship of views towards and from the site and 

the woodland to be carefully considered with regard to the 
composition, location and massing of the individual 
developments to give a sense of arrival and orientation 
within the town. 

• All building developments to be of a form and scale to 
provide adequate enclosure to the square and Corby Walk 
and be a minimum of 3 storeys height to provide protection 
from the elements and reinforce the alignment of the 
Corby Walk 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figures 7.2 and 7.3 illustrate the key design parameters for 
the Hub Area
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 F i g u r e 7 . 2 :  K e y  D e s i g n  P r i n c i p l e s  



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

 
 

 F i g u r e  7 . 3 :  K e y  D e s i g n  P a r a m e t e r s  



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

 

• Plot A to be of a reasonable size to accommodate a 
perimeter block development with courtyard parking 
provisions; 

• Developers to be encouraged to apply the best practice 
examples in sustainability and energy efficient 
technologies where appropriate e.g. solar power, CHP and 
waste water recycling and as a minimum to achieve the 
‘very good’ Breeam 12 Standard  and strive to achieve the 
excellent standard;  

• All buildings to provide active ground floor uses particularly 
onto the Town Square and the ‘Corby Walk’ to animate 
and inform the public realm, where this is not possible then 
visual permeability to be maintained; 

• The relationship of public routes through the site 
considered with regard to the treatment of the façades, 
location of access and the internal spatial organisation of 
the buildings to promote a sense of safety through passive 
and natural surveillance; 

• The Hub building to be positioned to address the primary 
pedestrian lines and vistas set up by the geometry of the 
site and be of sufficient massing (5 storeys minimum) to 
command the remaining development opportunities; and 

• The quality of the materials and language of the buildings 
should aim to create a distinctive character and reinforce a 
sense of place for the Parkland Gateway Area. 

 
Access and Circulation  
• George Street to be reduced to a street width of 24m to 

improve the urban scale relationship between the 
buildings, the street and the pedestrian; 

• All service accesses to the development plots to be 
provided outside the realm of the square and the ‘Corby 
Walk’; 

• Servicing to the Hub to be provide below grade to ensure 
attractive publicly accessible facades on all frontages of 
the building; and  

• The landscape strip parallel to Westcott Way to be 
designed to acknowledge the pedestrian routes from the 
east and the south and provide a visual buffer and 
improved setting for future development and Hub  
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Westcott Way Frontage 
Westcott Way is an important road corridor which experiences 
a distinct transition from the rural feel of the woodland edge 
on approach from the west compared to the urban character 
of the town towards the east.  Hence, the quality of design 
and appropriate scale of the retail/mixed use scheme along 
the section of Westcott Way between the roundabouts 
between George Street and Elizabeth Road is an important 
challenge for the town.  
 
The character of the carriageway is vehicular dominated, and 
it is not an environment that comfortably accommodates 
pedestrian and cycle movement as it is quite exposed and not 
overlooked. Additionally the existing desire lines cut across 
the road from the adjacent residential developments at the 
roundabouts and there is very little pedestrian movement 
along the road corridor.    
 
These factors along with the dramatic change in level has 
informed the approach illustrated in the masterplan for this 
location. The plan creates a definitive edge with and 
establishes urban character through the scale and relationship 
between the building and the road.  It is important that the 
building elevation establish a precedent for what Westcott 
Way may become in the future as the town grows and the 
road becomes integrated within the town as an ‘urban 
boulevard’ rather than being a defining edge to the town. 
 

The masterplan promotes a solution encouraging dynamic 
architectural forms to reinforce the approach from the 
southern gateway.  This should also allow the creation of the 
service area for the retail at grade within the core of the block, 
with direct access from Westcott Way.  Additionally, the 
masterplan supports the use of the multistory parking deck to 
adjust the change in level, above which a roof garden can be 
created to provide a sense of place and aspect for the 
residential mixed use development which encloses it.  To 
reduce the visual impact of the car park on the surrounding 
environs, mixed use development is proposed to screen the 
car park on the exposed elevations with active frontages down 
to ground level to overlook key access points to the retail 
scheme.   
 

W e s t c o t t  W a y  F r o n t a g e  
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The complexity and prominence of the Westcott Way 
elevation demands that it not only responds to its functional 
requirements but more importantly that it hangs together as a 
holistic architectural composition.  With this aspiration in mind, 
the elevation is envisaged as a ‘designed’ façade, responding 
to the particular context of Westcott Way, incorporating 
residential and commercial uses with frontages overlooking 
the road down to ground level. The opportunity to incorporate 
electronically supported animated and/or articulated façade, in 
combination with articulated building frontages should be 
embraced where appropriate to maximise the impact of this 

important signpost for the town and to create an attractive, 
safe, and comfortable environment for pedestrians. 
 
A final key element of the proposals is the creation of a new 
north-south route linking the retail core with the southern side 
of Westcott Way.  This besides allowing occupiers of the new 
residential development to access the town centre, will in the 
long term also further access arrangements from the 
residential development to have a direct link into the retail 
core.  Consequently, the AAP must reflect in policy the need 
to create new rules throughout the adjacent residential area to 
the south of Westcott Way to support this move.  
 
The overall objectives for Westcott Way Frontage are: 
• To establish a definitive urban edge and strong sense of 

scale along the southern boundary of the town centre; 
• To create a visually attractive and animated elevation 

along the Westcott Way corridor that is safe and 
comfortable for all users; 

• To provide a solution that is sympathetic to the character 
and scale of the road and surrounding context in this 
immediate location; 

• To overcome the challenge of the dramatic level change 
and maximise the scope for development opportunities in 
this part of the town centre;  

W e s t c o t t  W a y  E l e v a t i o n  
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• To establish a new emphasis on urban living; by 
increasing the residential accommodation provision within 
the town; and 

• To establish a number new north-south links into the town 
retail core. 
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Specific design guidance, consistent with the above objectives 
for Westcott Way is as follows:  
 
Streetscape 
• The façade of the development block to be designed as an 

overall elevation along the streetscape, be adequately lit, 
provide visual animation onto the public realm and vertical 
circulation cores at ground level to ensure access for all; 

• Westcott Way to be developed as a strategic landscaped 
corridor to soften the edge at ground level and make 
provisions for cyclists and pedestrians. 

 
Access and circulation  
• The pedestrian crossing points adjacent to the 

roundabouts to be reinforced and be integrated into the 
wider pedestrian network pattern; 

• Access to parking and service areas to be provided via 
openings in the façade to maintain a continuous building 
line along Westcott Way; 

• A new north-south route to be established at the midpoint 
of Westcott Way to break the scale of the retail block and 
increase permeability through the retail component. 

 
 
Built Form  
• The multistory parking deck and retail component to be 

integrated as part of a development block and be wrapped 
with mixed use development frontage, particularly at key 
pedestrian access locations; 

• Spencer Court and the roof garden to be fronted by active 
ground floor uses where appropriate and must be 
overlooked by the primary doors and windows; 

• The form, massing and design of the mixed use scheme to 
maximise the south facing aspect through innovative 
architectural solutions, be sensitive to the surrounding 
scale and existing context, and should provide visual 
landmark references; 

A c c e s s  t o  S o u t h  S q u a r e  f r o m  W e s t c o t t  W a y  
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• The use of balconies overlooking the public realm to be 
encouraged to provide passive surveillance from the upper 
levels; 

• Projections or recesses up to 500mm should be employed 
to add interest and articulation and to break the scale of 
large building components and create human scale; 

• Where residential development engages the public realm a 
clearly defined 1m (minimum) privacy strip and/or change 
of level up to 1.2m to be provided to give a sense of 
security and privacy to the residential component; and 

• A mix of 1, 2 and 3 bed residential accommodation and 
tenures to be delivered through the residential scheme. 
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Southern Gateway 
The Southern Gateway area principally comprises of the 
environs of the new retail anchor store and the frontage of 
Elizabeth Road leading up to the ‘Corby Walk’.  This area is a 
main approach to the town centre, and the masterplan 
identifies the need for a prominent architectural component to 
give a sense of arrival and make a statement about the 
aspirations for the quality of design in the town.   
 
The retail store will create a new anchor destination and is a 
focus for a new public space and the adjacent retail unit 
shops.  To increase the critical mass of residents and to 
integrate the retail component into the urban structure of the 
town, residential uses with mixed use ground floor 
opportunities are proposed to be wrapped around an ‘efficient 
retail box’ plan layout, to create a dynamic and dramatic ‘tear 
drop’ development at the Southern Gateway.  This responds 
positively to the geometry of the site and acknowledges the 
important pedestrian access points from the surrounding 
community. 
 
It is imperative that the Southern Gateway be designed to 
accommodate the relationships between the varying levels of 
the square and along Elizabeth Street.  This will ensure that 
the development is solidly ‘embedded’ into the surrounding 
urban fabric and is easily accessible by all. 

 S o u t h e r n  G a t e w a y  
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The overall design objectives for the Southern Gateway 
are: 
• To create a landmark gateway development for the south-

eastern gateway to the town and give a sense of arrival;  
• To establish a new focal activity destination in the town to 

encourage footfall and support the adjacent retail mall;  

• To enhance the quality and enclosure of Elizabeth Street 
and to improve the pedestrian and cycle environment 
along that route; and 

• To establish a new emphasis on urban living; by 
increasing the residential accommodation provision within 
the town. 
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Building on these objectives, specific design guidance to 
embrace the masterplan vision is as follows.  
• The overall massing and form of the Southern Gateway to 

be a minimum of 6 storeys above grade; 
• Access to be provided to the anchor store at grade from 

Elizabeth Street and Westcott Way with connections into 
South Square; 

• All primary doors and windows to be accessed and 
overlook the public realm to improve community safety and 
security; 

• The use of balconies and terraces overlooking the public 
realm to be encouraged to provide passive surveillance 
from the upper levels; 

• Where residential development engages the public realm a 
clearly defined 1m (minimum) privacy strip and/or change 
of level up to 1.2m to be provided to give a sense of 
security and privacy; 

• Residential development should look to maximise the 
southerly aspect of the site and incorporate roof terraces 
and large balconies to meet amenity requirements; 

• Projections or recesses up to 500mm should be employed 
to add interest and articulation and to break the scale of 
large building components and create human scale; 

• A mix of 1, 2 and 3 bed  residential accommodation and 
tenures to be delivered through the residential schemes; 

• The development block fronting onto Elizabeth Road to be 
designed to function in a split level arrangement, to 
provide access and frontages to both South Square and 
Elizabeth Street; 

• South Square to incorporate a responsive landscape 
design to meet the needs of the retail core inclusive of, 
street furniture lighting and public art to encourage 
pedestrian activity and use; and 

• At least one 24 hr publicly accessible route achieved 
through the use of lifts, ramps, steps and escalators to be 
maintained to provide permeability through the Southern 
Gateway independent of the anchor store. 
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The Leisure Hub and Corby Walk 
The Leisure Hub primarily consists of the redevelopment 
opportunity presented by the existing Deane House and 
surrounding buildings, the Oasis Retail Park and the TA site 
which collectively forms the major element of the northern 
gateway to the town.  An essential component of the Leisure 
Hub is the ‘Market Place’ a new public space that will embody 
the essence of the area.  
 
The ‘Market Place’ will be the second most significant public 
space within the hierarchal arrangement of spaces within 
Corby and will probably be the most animated.  Its central 
location at the heart of the town and its prominent relationship 
with Corby Walk and the new Crosswalk will create a nub of 
activity, as it is at this point where the two strategic routes 
through the town cross. It is for this reason that the 
masterplan proposes a leisure and entertainment focus in this 
location, to harness the magnitude of footfall and to reinforce 
the activity to create a very lively a playful space and to 
establish a relationship with the retail element. 
 
The Square will be formed by a combination of existing and 
new developments and offer a mix of retail, food and drink 
and leisure uses.   The atmosphere of the square draws 
references from the multifunctional qualities and ambience of 
the European context, which can transform from practical 
working spaces during the day including its use for the market 
into a sophisticated social recreational setting in the evening.  

 
It will create a place for ‘alfresco dining’, street performances 
and a variety of staged events against a state of the art 
landscaped setting and architectural backdrop. 

 
 
 
 
 
 
 
 
 
 
 

L e i s u r e  H u b  a n d  C o r b y  W a l k  
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 ‘Corby Walk’ has been conceived as an extension of the 
above ideas acting as a conduit for activity and animation 
connecting the Town Square and Stuart Place.  The ‘Corby 
Walk’ will be a ‘decorative canvas, incorporating the latest in 
public art technology, landscape and lighting design.  It is the 
strength of this armature that will realise a renewed 
relationship between the town and the woodland.  The ‘Corby 
Walk’ will provide a quality sheltered setting for cafes, informal 
seating areas, and vibrant landscape elements to create an 
invigorating and evocative experience for residents and 
visitors.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 

T h e  M a r k e t  P l a c e  
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The overall objectives for Leisure Hub and Corby Walk 
are: 
• To create a strong gateway from the north; 
• To improve the relationship between the town and 

Coronation Park; 
• To create a focus for entertainment and play 

accommodating outdoor performance and exhibitions to 
contrast with the function and character of the other public 
spaces in the town; 

• To provide a high quality setting for the leisure complex 
and retail development; 

• To establish a strong physical and visual connection 
between the woodland and the town and reinforce the 
concept of the central avenue along the spine of the town; 
and 

• To maintain the concept of the Central Avenue. 
 
Building on this , the specific design guidance for this area is 
as follows:  
 
Market Place 
• The square is to be designed using high quality materials 

to reflect its position within the hierarchy of the public 
realm network; 

• The east-west emphases of the ‘Corby Walk’ to be 
reinforced through the use of surface articulation, 
innovative street furniture design and implementation and 
lighting components to enhance legibility; 

• The Market Place to be bounded by a mix of uses at 
ground level inclusive of retail, food and drink to ensure 
that activity and animation is propagated throughout day 
and night; 

• The design of the Square to be flexible to accommodate a 
range of staged and temporary events and activities; 

 
Built Form 
• Development blocks around Market Place to be a 

minimum of 3 storeys to provide adequate enclosure and 
scale and to address Coronation Park, Alexandra Road 
and Elizabeth Street; 

• The quality of the materials and the architectural language 
of the buildings should create a distinctive character that 
reinforces a unique sense of play and community in 
contrast to the other public spaces in the town; 

• Residential led mixed use to be incorporated above leisure 
and retail uses to provide additional massing and 
overlooking of the public realm; 

• All primary doors, windows and balconies to overlook the 
public realm to promote passive surveillance of the public 
realm and added security; and 
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• Large format leisure uses to be incorporated as part of a 
perimeter block with mixed use ground floor frontage and 
courtyard servicing, with the major component of the 
leisure use at first floor level facing the square with 
residential/commercial use facing Elizabeth Street. 

 
Food store 
• A food store is to be incorporated as part of an integrated 

development block with the food store and smaller unit 
shops at ground level with residential led development 
above facing onto Alexandra Road and Elizabeth Street;   

• The provision of a multistory car park to be incorporated as 
part of the development block at first floor level with the 
food store at grade to preserve the potential for active 
ground floor uses to animate and inform the public realm; 
and 

• Massing up to 6 storeys to be explored at the north-east 
corner of the site to create a strong landmark feature on 
approach from the north at the junction with Alexandra 
Road and Elizabeth Street. 

 
 
 
 
 

 

 
 
 

 N o r t h  E a s t e r n  G a t e w a y  
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The Parkland Edge  
This is one of the most important aspects of the masterplan as 
it is through this element that built environment will establish a 
relationship with the ancient woodland, and define a strong 
edge to the town by means off a calculated restructuring of 
the woodland interface.  It will be an area of high aesthetic 
quality and development value, given its relationship to the 
woodland and proximity to the main facilities within the town.  
The Parkland Edge is primarily a residential neighbourhood, 
incorporating the façade of the new pool and a new linear 
park establishing a quality north south connection across the 
town.  
 
As part of this intervention a new park is created adjacent to 
the woodland to provide a transitional edge between the town 
and the woodland and establish a relationship between ‘urban 
living’ and the therapeutic benefits for health and well being 
available through quality open space provision. The park will 
create a setting for the retained specimen trees from the 
woodland and provide amenity uses for the new residential 
development and be an integral component of the wider 
improvements for the woodland.    
 
Within the Parkland Edge as elsewhere in the masterplan, 
development blocks are based on the principles of perimeter 
block development with internal courtyards for parking and 
back gardens, configured together to create a permeable 
network of streets firmly integrating them into the wider urban 

P a r k l a n d  E d g e  
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fabric.  The setting for these development blocks are 
consistent throughout the residential areas and based around 
the concept of ‘home zone’ streets incorporating landscaping, 
car parking, play and recreational spaces. 

U r b a n  e d g e  o v e r  l o o k i n g  t h e  W o o d l a n d  
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The overall objectives for the Parkland Edge are: 
• To define a strong edge to the town and to create a new 

frontage onto the woodland; 
• To establish a high quality landscape setting for the 

Parkland Gateway development; 
• To establish a new emphasis on urban living; by 

increasing the numbers of residential accommodation 
provision within the town and developing a theme of 
healthy living promoted by quality open space provision; 

• To define existing and create new pedestrian oriented 
gateways to and from the woodland which are easy to 
identify a convey a strong sense of arrival and direction; 

• To create a high quality north-south pedestrian route; and 
• To retain where possible large specimen trees in a new 

landscape park setting. 
 
Building on these objectives the design principles for the 
Parkland Edge area as follows: 
 
Built Form  
• Development fronting onto the woodland or park to be a 

minimum of 3 storeys high and must be sensitive to 
character of the surrounding area, with the  potential for 
elements up to 4 storeys to reinforce key views and vistas; 

• Use of balconies overlooking the public realm to be 
encouraged to provide passive surveillance from the upper 
levels; 

• Where residential development engages the public realm a 
clearly defined 1m (minimum) privacy strip and/or change 
of level up to 1.2m to be provided to give a sense of 
security and privacy; 

• A mix of 1,2 and 3 bed  residential accommodation and 
tenures to be delivered through the residential schemes’; 

• All development blocks to establish a clear distinction 
between public and private space’; 

• Developers to be encouraged to apply the best practice 
examples in sustainability and integrate energy efficient 
technologies were appropriate e.g. solar power, CHP and 
waste water recycling; 

• Variation along the building line with projections or 
recesses up to 500mm will be allowed to achieve visual 
richness of the streetscape without fragmenting it; and 

• Access to internal courtyards to be provided through 
openings in the façade to maintain continuity of the 
streetscape. 

 
Public Realm/Woodland 
• Provisions for new seating areas play spaces and 

recreational routes to be provided within the woodland and 
parks.  These to be adequately lit, signed and maintained 
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to promote increased usage, community safety and 
comfort; 

• A shared surface to a maximum width of 6m to be 
provided along the frontage of the residential 
developments to provide resident parking and access only 
and additional animation. This route to be connected to the 
primary road network by pedestrian and cycle connections 
only; 

• Where appropriate trees and under story that are lost 
through the creation of the Park Edge to be recycled for 
use within the development and/or woodland as 
construction materials, organic matter or as a fuel source; 

• Where new planting is to be introduced, emphasis should 
be placed on the use of native species of the local 
province; 

• A comprehensive management plan to be established to 
secure and enhance the ecological aspects of the 
woodland to ensure that the intervention of the parkland 
edge is sustained in the interest of the wider woodland 
context. 

 
It is through the above principles that the masterplan will be 
able to deliver the vision for a modern sustainable Town 
centre for Corby, offering a diverse range of activities and a 
stimulating setting for a mix of residential, civic, cultural, 
commercial, community and retail uses.  The catalytic effect of 
these key development projects will lead the way for the wider 
regeneration of the town, attracting new investment and 

interest.  It is through these interventions that Corby will 
achieve the step-change required to raise the profile of the 
town as a desirable place, that can provide all the 
contemporary combinations of a more sophisticated, 
successful and prosperous society.  
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8.  Transpor t  
Overview  
The detailed transport and access proposals are outlined in a 
separate technical report.  Excluding the improvements to the 
pedestrian access and circulation proposals which have been 
detailed previously, the main proposals are as follows: 
• Closure of George Street to through private traffic, 

including taxis between Anne Street and Everest Lane; 
• Improvement of bus drop off points and facilities along 

both George and Elizabeth Street; 
• Significant increase in car parking, capacity to serve the 

expanded central area principally focused on multi-decked 
provision; 

• Servicing to majority of the retail and residential elements, 
based around the current alignment of rear access street 
level service yards.  The only exception to this will be 
around the Hub, whilst with its current positioning will 
require, underground serving arrangements.  

 
George Street 
The masterplan proposes to convert George Street into a 
pedestrian focussed street.  The preferred masterplan option 
is to limit traffic to public transport and access only.   
 
Whilst not ideal, as an alternative it has been accepted by 
Northampton County Council (NCC) that public transport 
access along George Street could include both buses and 

taxis.  There is some concern at NCC about taxi’s continuing 
to use George Street since it would encourage tailgating and 
would lead to increase vehicle/pedestrian conflict.  However, 
given the amount of cross north-south taxi movements, the 
masterplan proposals are to exclude taxis during the day and 
to explore further the opportunity for through taxi movements 
during the evenings.  To accommodate these proposals, two 
replacement taxi waiting areas are proposed as follows: 
• Cardigan Place; and 
• Northern part of George Street (eastern side). 
 
Furthermore, to compensate for the loss of the existing 16 bay 
parking bay off George Street it is proposed to improve the 
taxi facilities as part of enhanced public transport facilities 
along Elizabeth Street.  
 
The extent of the closure of George Street to general traffic is 
to be between Anne Street and Everest Lane.  Anne Street is 
due to be closed to through traffic as part of the Phase 1 
LandSec development, so the only traffic that will use Ann 
Street will be traffic accessing Cardigan Place. 
 
The treatment of the closed section of George Street is 
important.  With the current proposals it is anticipated that 
traffic flows will be low along George Street between 
Alexandra Street and Westcott Way.  To support this view, 
traffic surveys were undertaken at existing accesses along 
George Street between Alexander Street and Warwick Way 
which confirmed this position.  Peak hours traffic flows were 



 

Town Centre Masterplan- 2nd WORKING DRAFT 
March 06 

found to be low at the Everest Lane and Cardigan Place 
junctions.  Traffic flows at the Council car park/Tresham 
Institute access were higher but forecast flows at this access 
are likely to be of the same order as those at Everest Lane 
and Cardigan Place junctions, since the main access to the 
future mscp site and other new development is further north 
off George Street.  
 
Based on existing traffic flows in Everest Lane and Cardigan 
Plan, which are likely to remain broadly unchanged, and the 
predicted through traffic along George Street, the treatments 
shown in the masterplan comfortably accommodate the 
predicted traffic flows both in terms of capacity and safety. 
 
Public transport facilities  
The public transport facilities along both George Street and 
Elizabeth Street are proposed to be improved as detailed in 
the masterplan.  It has been agreed with NCC that bus stop 
provision on George Street should be located as close a 
reasonably possible to Corporation Street.  The preferred 
locations are two spaces (southbound) on both sides of 
Corporation Street, and three spaces (northbound) on the 
south side of Corporation Street. 
 
An additional bus stop may well be required to replace the 
southbound bus stop in Anne Street which is lost in the 
LandSec redevelopment.  This was shown in the Transport 
Statement for the LandSec site on George Street, south of 

Cardigan Place.  This could be relocated closer to Corby Walk 
but needs discussion with the bus operators (Stagecoach). 
 
Bus stops should only be pick up/drop off points so that the 
area does not become a ‘bus station’.  To reinforce public 
transport provision, enhanced bus facilities are also proposed 
along Elizabeth Street, adjacent to the proposed new leisure 
development.  As detailed in the masterplan, this will involve 
separate bus layby’s so as not to disrupt traffic flows along 
Elizabeth Street 
 
Parking 
Not surprisingly, given the sub-optional performance of the 
town centre, typically weekday parking demand is at around 
65% of the parking supply and weekends are estimated to be 
around 80% of the supply.   
 
Consequently, the masterplan strategy for parking is that the 
provision should not be targeted to meet demand but should 
be considered as part of an accessibility study of the area.  
However, Corby is a special case and parking demand could 
very easily be under estimated if the masterplan achieves its 
aims.  Therefore, flexibility should be built into the plan for 
additional parking to be provided in later phases to meet 
demand.  
 
Within the main, retail core, 15,00 spaces are proposed in a 
large multi-storey facility at the southern retail area, plus 
around 350 spaces in the north east corner developed as part 
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of the food retail / leisure development.  In addition 415 
spaces in a multi-storey are proposed in the Parkland 
Gateway and it is assumed that the north-west corner of the 
Central Area will remain as exiting surface car parking for the 
time being.  
 
A preliminary assessment of the parking supply for the 
proposed development has been undertaken.  This indicates 
an overall proposed parking supply of around 3.2 spaces per 
100sqm GFA, which compares with a random selection of in 
town retail stores of around 4 per 100 sqm GFA. 
 
PPG13 recommends a maximum of 5 spaces per 100sqm 
GFA for typical retail, and local standards can be much lower 
for town centre redevelopment.  The current parking supply 
proposals seem to be of the right order, but all parties need to 
be comfortable that there is sufficient overall parking provision 
for future proposals. 
 
The redevelopment of the retail centre will involve the loss of 
significant amounts of the existing surface parking around the 
Willows, as well as the older multi-storey provision off 
Westcott Way.  Consequently, the phasing of development 
and levels of parking provision as development occurs will be 
critical.  In ensuring that adequate car parking is provided 
during the redevelopment of the retail core and Parkland 
Gateway short term temporary parking may need to be 
provided.  Options for this include the area around and 
including the disused bus station, (for the retail development) 
or once the new swimming pool is operational, on the old pool 

site.  In addition, it will be necessary to ‘replan’ the existing 
provision to ensure that shoppers and visitors to the town 
centre have preference over long stay occupiers.  Retailed 
proposals for short term flexible parking arrangements as 
development occurs in both the Parkland Gateway and Retail 
Core will need to come forward as part of the detailed 
proposals for each of these areas. 
 
Consideration of these aspects and acceptable solutions will 
consequently need to be considered as detailed planning 
applications and approvals come forward for the swimming 
pool, hub and retail schemes.  
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9.  Del ivery   
Overview 
As discussed previously, a principle purpose of the 
masterplan is to inform the future development form and 
context as specific development proposals coming forward, 
including the remaining retailing phases. 
 
As first recognised in the Regeneration Strategy achieving a 
critical mass of development momentum is vital to achieving a 
step change in the economic, social and physical fabric of 
Corby.  Besides the Priors Hall residential urban extension, 
this momentum of change is happening within the central 
area.  Currently, detailed design activity is underway on the 
design of the swimming pool complex, Civic Hub and Retail 
Phase 2 development.  These developments will complement 
the first phase of retail development which is currently 
underway. 
 
Town Planning 
Establishing a pro-active policy basis for regenerating the 
town centre is a vital pre-requisite of change.  Previous design 
work on the Parkland Gateway culminated in the Framework 
Plan being adopted by Corby Borough Council as SPD.  The 
masterplan is intended to build on this by establishing the 
parameters and principles which can be taken forward in an 
Area Action Plan (AAP).  It is intended that this AAP will be 
prepared shortly with the Preferred Options document being 
subject to Public Consultation in the Spring/Summer 2006.  as 

the AAP goes through the various stages towards adoption, 
the town planning policy basis for bring forward 
comprehensive redevelopment of the Central Area will be 
established.  It is anticipated that the AAP will be formally 
adopted by 2007.   
 
Early Wins 
As noted above, besides the retail scheme, early public sector 
led projects, including the swimming pool and Corby Hub and 
the town square are currently being worked up.  Funding for 
each of these projects is in place.  It is therefore vital that this 
momentum is maintained.  Consequently it is vital public 
sector agencies, particularly the Borough Council and Catalyst 
corby/NNT continue to work closely with Land Securities, the 
retail developers to ensure that Phase 2 of the retail led 
scheme comes forward. 
 
In parallel, it is vital to move forward the remainder of the 
Parkland Gateway Development Opportunity.  This is partly 
dependent on the decisions around Tresham Institute  
However, as noted in the separate transport report, before 
further development can occur within the Parkland Gateway, 
the multi-storey car parking provision will have to be provided.  
A key priority task for the public sector is to identify how this 
multi-storey provision is financed ahead of the reaming value 
generating residential uses in the Parkland Gateway. 
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Wider Central Area 
The first phase of office development as already been 
completed around the old railway station.  Clearly, the 
opening of the station and rail link to Kettering/London will be 
vital to maintain the development momentum within this area.  
Elsewhere within the mixed residential area the closure of the 
secondary school will provide a further development 
opportunity with could create a new development momentum 
within this wider area.  If and when this development comes 
forward, consideration of establishing the eastern arm of 
Central Avenue must be revisited. 
 
Elsewhere within the Central Area the timing of development 
along the frontage along George Way will be dependent on 
when the Tresham College redevelopment occurs.  
 
Public Realm/Open Space 
Achieving a new ‘quality feel’ within the central area will be 
fundamentally facilitated by the provision of quality public 
realm.  Development proposals and funding for the public 
spaces around the Hub/swimming pool and the western end 
of the Corby Walk are underway.  Elsewhere, public realm 
improvements will occur as Phase 2 of the retail scheme 
comes forward.  These on their own will not achieve the step 
change if the quality of the public realm experiences required 
to change residents and visitors experiences or Corby Town 
Centre.  It is therefore vital that the public sector agencies 
work together to ensure that the other key public realm 
elements are delivered.   

 
 
This will involve: 
• Ensuring that sufficient investment, both public and private 

is vested into delivering the remainder of the Corby Walk 
through the retail core; 

• The market place is delivered as part of the retail phase 
two scheme; 

• The public sector takes on the responsibilities for 
preparing renovating proposals, including management 
proposals for the woodland areas.  

 
Through these activities the momentum for change will be 
maintained and the vision for the Corby Central area, of a 
quality town centre, attractive to shoppers, residents, leisure 
visitors and one what the residents of Corby will be proud of 
can be achieved.   
 
Fundamentally, it will ensure that the town centre contain a 
range of civic, retail and leisure uses which will attract the 
expanding population and review the current trend of 
significant retail leakage to other neighbouring centres. 
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