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Creative Corby:  A Regeneration Joint Venture for Corby

SYNOPSIS BOX
To recommend that Council enter into a Joint Venture (JV) to enhance the pace and

quality of regeneration across the Borough

1. Relevant Background Details
The report shown at Appendix 1 was presented to the One Corby Policy Committee on
13 December 2005 when it was agreed as per recommendation (i) that Full Council be
recommended that Corby Borough Council seek to establish a Joint Venture.  A copy of
the full minute is being distributed as part of the Full Council agenda.
The purpose of this report is to elaborate further on the process, options and risks
associated with the Joint Venture and other points raised by Members at and since the
One Corby Policy Committee meeting.

2. Report
Options
There is a discussion of Options in the report at Appendix 1 and these were debated at
length at the One Corby Policy Committee.  The following endeavours to reflect key
elements of that discussion and elaborate further:

• The basic option of doing nothing cannot be considered valid given the Council’s
commitment to the Borough’s regeneration and growth.  The Council has already
made it very clear what it wants to achieve on a number of the assets and projects
discussed in the Appendix 1 report particularly in respect of Arran Way and
Kingswood.

• The Council could try and develop and redevelop its assets on its own.  There is a
growing variety and depth of skills within the Council which would enable us to do so
to a large degree. However it would leave us stretched and potentially vulnerable if
key people leave and could hold back other projects/priorities within the Council.
However, by harnessing the skills and business acumen of the private sector and by
engaging with all those others shown as potential partners in the Joint Venture a
better utilisation of our assets should result for the benefit of the Borough and its
community.

• The Council could seek other potential principal business partners in order to fully test
the market and seek to maximise the returns to the Council.  However there is no
legal requirement to do so.  The Joint Venture will be a partnership rather than a
commercially based contract and as such does not require a competitive procurement
process.

Moreover, as projects are brought forward within the joint venture for implementation they
will all go through an open and transparent tendering process in order to optimise the
quality of development and the return generated.
Were other principal business partners sought it is difficult to see how a more attractive
and beneficial arrangement could be struck with them.  The Corby Developments (CDL)
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proposal is given at ‘Financial Issues’ on page 3 of Appendix 1.  Other options
considered and discarded included:

a. Advertise nationally in the regeneration and property press for a partner
This would potentially provide an opportunity to partner an even bigger company than
Corby Developments, but in our judgement it could prove counter productive by creating
uncertainty/instability in the property market and jeopardising the prospects for the timely
delivery of Priors Hall.   There would also  be costs and a potential delay arising from the
procurement process but in the longer term these would be of minimal significance given
the prize at state.

b. Restructure the proposed joint venture into a direct delivery partnership or
company
This would be along the lines of those that operate in places such as Barnsley MBC with
the Miller Partnership.  It would design and build projects across the Borough without any
further procurement process.  Setting it up would involve a far more complex, expensive
and time consuming procurement process.  It would effectively put all our eggs in one
basket and would need to be continuously benchmarked and reviewed to ensure
ongoing returns were maximised.  We consider that the benefits and flexibilities of the
two stage process in the Corby Joint Venture proposal have significant advantages over
this model.

c. Partner with another local or sub-regional development company
At a superficial level this is attractive but the majority of potential Corby and
Northamptonshire partners are in reality land owners rather than regeneration or
development companies.   On this  basis we have ruled them out as Borough-wide
partners while recognising that they have much to offer on individual projects e.g. our
highly successful joint venture with Great Oakley Farms and Coftons at Oakley Vale.
There is nothing to stop consortia of this kind tendering for projects emerging from the
CBC/Corby Developments joint venture where land-holdings coincide.

d.  Engage a Masterplanner/Developer
This is closer to our current status quo.
They would work with the Council to bring our assets to the market for either a fixed fee
or on a commission basis.  However, this is not necessarily going to be financially better
and would incur the costs and delay of procurement.

e. Service Contract
A service contract with a Masterplanner/designer similar to d) above but where the
Council commission the work to be done under a service contract.  However, this would
not allow the Council to reinvest the gain in value achieved back into the process
therefore the scope for additional regeneration would be significantly reduced.
In any of the above scenarios, other principal business partners are very unlikely to have
the same level of interest, commitment and drive as displayed by Corby Developments in
making Corby’s regeneration and growth wholly successful.
Corby Developments and its parent Bee Bee Developments have very significant land
holdings in Corby and the wider North Northamptonshire growth areas.  They have
invested heavily in the area and have long-term aspirations for its regeneration and
growth much in common with this Councils and the Governments.  Their Priors Hall
development, which straddles the Corby Borough Council/East Northants boundary, has
recently been favourably considered by East Northants Council which brings it in line with
the decisions of this Council for its development.  Priors Hall has an 18-year build-out
period throughout which Corby Developments will be involved.  Corby Developments/Bee
Bee Developments have also bought Rockingham Motor Speedway and have permission
to further develop this as a centre for holding major non-motoring events and exhibitions.
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They have already attracted the biggest annual construction industry exhibition in Europe
to relocate from Milton Keynes to Rockingham Motor Speedway from 2006.
In all the above respects our interests and priorities coincide with those of Corby
Developments interests and in other ways Corby Developments/Bee Bee Developments
have shown commitment to Corby itself by their involvement in and support to the current
masterplanning work in Kingswood, and the creation of the new ‘teen’ café in Canada
Square which was carried out at their own volition and with their financial support.  They
are also to financially support the new Academy at Priors Hall.

Risks
At the One Corby Policy Committee (OCPC) Members discussed a number of potential
risks they foresaw in entering the Joint Venture with Corby Developments.
They were concerned that the Borough Council could be open to challenge legally on the
basis of the circumstances under which the Joint Venture was entered into.  The Council
has taken legal advice on this and is satisfied provided the individual projects are
properly procured through open tendering that the joint venture proposed is lawful.
The legal advice can be summarised as follows:
We are satisfied that a joint venture between the Council and CDL can be structured so
that it is within the Council’s powers and that there are advantages to a Limited Liability
Partnership (LLP) solution although there are uncertainties in setting up the joint venture
as an LLP for which opinion of Council will need to be sought (Trowers and Hamlin).
Members of One Corby Policy Committee also considered that challenge could be made
on the basis of how good a  ‘deal’ had been struck on the Joint Venture.  Again this is
discussed in Options above, and under ‘Financial Issues’ in Appendix 1.  It is considered
for all the reasons outlined that this is a win-win situation for the Borough.  It guarantees
a minimum return, tests the market for every project and provides a vehicle to reinvest all
residual profits (i.e. those remaining when the Council has been paid) in agreed extra
regeneration activities – speeding up the pace of development and growth.
Members also raised the issues of the Joint Venture ‘sitting’ on assets and Corby
Development’s potential use of them.  Member’s attention is drawn to the draft ‘Heads of
Terms’ attached at Appendix 1, paragraphs 12 and 13 where these issues are dealt with.
Under paragraph 12 assets can be ‘withdrawn’ and ‘revert back’ to Corby Borough
Council, who in any case retain ownership throughout (paragraph 8 refers).  Under
paragraph 13 Corby Developments only has the ‘right to bid’ for assets if the Joint
Venture is unable to secure a suitable delivery partner for a project.  If Corby
Development is subsequently successful returns to the Joint Venture will be as per any
other delivery partner with no preferential treatment to Corby Developments.  If not
successful the assets revert to Corby Borough Council.
The Joint Venture will exist, subject to the availability of funds, until its Business Plan is
completed or after a period decided by the Joint Venture Board (paragraph 17).
Concern was also expressed about potential ‘planning’ conflicts but provided there is no
overlap between Board Membership and Development Control/Local Plan Committee
membership this should not be an issue.

Other Issues
Other issues have also been raised by Members around the Draft ‘Heads of Terms’ in
particular:

• Paragraph 4 – At One Corby Policy Committee the number on the Board has been
raised to 8, to include Catalyst Corby, and another body as yet to be agreed.  This
was in response to Member suggestions.
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• Paragraph 5 – A request has been made that Corby Borough Council’s Scrutiny
Panel also review the Business Plan.  This can be accommodated with comments etc
made fed back to the Joint Venture’s Board by the Corby Borough Council
representation.

• Paragraph 6 – Clarity required on Corby Borough Council’s own process of identifying
assets for inclusion in the Joint Venture.  This is the subject of a separate report to
One Corby Policy Committee in February 2006.

• Paragraph 8 – Question raised about the ‘costs’ in terms of how and who pays and
the need for an external audit of the joint venture.  This is a standard business cost
and process that will be part of the ongoing running costs to be offset against the
profits of the new partnership.

• Paragraph 11/13 – Concern raised over Corby Developments potential use of Corby
Borough Council assets but as explained above Corby Developments will only be
allowed to ‘bid’ for such if no suitable delivery partners for a project is found.  That bid
maybe successful or not, and if successful the ‘return’ to the Joint Venture will be as
per any other delivery partner.

• Question has also been made about how the Board will operate and run.  This is
dependent ultimately on which form of delivery vehicle is used and which is being
worked on and developed as negotiations continue and as other potential Board
partners input to the process. It will form part of the Articles and Memoranda
governing the operation of the new partnership.  Details will be presented to Members
at a future date.

3. Options to be considered (if any)
As above and in Appendix 1.

4. Issues to be taken into account:-
Policy Priorities
Financial
The CBC land to be marketed through the JV will be subject to an independent valuation
in current use. CDL will guarantee an increase in value of at least 5%, and will pay this
amount as an annual premium to CBC for each year that the land is held. Any receipts
from land disposal in excess of the base valuation plus 5% annual increase will be
retained by the JV for use in supporting regeneration projects. This will enhance the initial
£3m contribution from the S106.
As an example, if a piece of land was initially valued at £1m, and was disposed of two
years later for £1.2m, CBC would receive two payments of £50k. The "surplus" of £100k
on disposal would be utilised by the JV for re-investment in other regeneration projects.
This example assumes that the enhanced value of £1.2m is achieved due to the
expertise from the JV in bringing it to development for a premium value based on the
quality of presentation, development know-how and marketing expertise of the new
company.

Legal
Detailed work is currently being undertaken by one of the Country's top solicitor practices
to ensure that the new JV is properly constituted and to clarify what the company can or
cannot do. Central to this are considerations of procurement, taxation and governance
arrangements, particularly for a limited liability partnership which are still quite a new form
of legal entity.
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Performance Information
Financial criteria for the company are defined in Appendix 1.  It will operate an action
plan that will be rolled forward annually, with careful monitoring of performance and
outcomes.

Best Value
Will be adhered through the competitive dispersal of all land parcels and assets.

Human Rights
Will apply in terms of the impact of the new company’s activities on families and
individuals affected.

Equalities
Will be positively provided through the company’s emphasis on urban regeneration and
growth.

Community Safety
Will be a major consideration in any development/design brief.

5. Conclusion
Having considered the views and comments of Members and the handful of
representations from other landowners and individual members of the public, we remain
convinced that the proposed joint venture partnership with Corby Developments offers
the best way forward to accelerate our One Corby Regeneration Objectives.  It will
secure the redevelopment of under-used Council land and buildings in a way that
maximises their contribution to the overall regeneration and growth of the Borough.   As a
complementary benefit, it will also strengthen Corby Development’s involvement and
commitment to the success of the Borough.

6. Recommendations
i. That Corby Borough Council establish a Joint Venture in line with the detail contained

in Appendix 1 and the relevant One Corby Policy Committee resolution of
13 December 2005.

Background Papers
OCPC Draft Minutes 13th December 2005

External Consultations
Catalyst Corby – Executive Committee 16 December 2005

List of Appendices
Appendix 1 - Report to One Corby Policy Committee – 13 December 2005

Wards
ALL

Officer to Contact
Norman Stronach – Corporate Director (Operational Services)
Tel:  01536 464156


