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 Part 2 Local Plan for Corby – Emerging Draft Stage: Chapter on 
Town Centres and Town Centre Uses 

 

SYNOPSIS 

To update Members and seek feedback on the Part 2 Local Plan’s proposed chapter 
covering town centres and town centre uses, which includes related draft development 

policies  

1. Background 

1.1 Corby Borough Council is currently progressing in the making of its new Local Plan. The new 
Local Plan will be known as the Part 2 Local Plan (P2LP) and will replace the saved policies 
from the 1997 Local Plan. The P2LP will build upon the strategic policies and development 
allocations of the Part 1 Plan, the North Northamptonshire Joint Core Strategy (JCS), adopted 
in July 2016. It is not the intention of the P2LP to reiterate the strategic policies set out already 
in the JCS but to build upon them by providing a more locally specific focus. 

Town Centres and Town Centre Uses 

1.2 National planning policy requires Local Plans to help promote competitive town centres by 
setting out policies that are resilient to future economic change so that they remain functionally 
viable and making sure town centres provide a diverse range of facilities which increase their 
vitality throughout the day. The National Planning Policy Framework (NPPF) states that Local 
Plans should recognise town centres as hearts for the communities they serve, planning 
positively for their development and adopting a ‘town centre first’ approach to certain types of 
new development, such as retail or leisure uses. 

1.3 One of the key objectives of the JCS is to focus upon the continued regeneration and growth 
of the region’s town centres in order to improve their self-reliance and offer. This aim is 
reflected within Policy 12 of the JCS, covering town centres and town centre uses; the JCS 
allocates both Kettering and Corby Town Centres as the focus for new retail investment and 
high order facilities within the northern part of North Northamptonshire. In addition, the JCS 
sets out requirements for the Part 2 Local Plans in North Northamptonshire to prepare main 
town centre master plans and identify the extent of their town centre boundaries. 

1.4 As part of the plan-making process the Council carried out Regulation 18 ‘Issues and Options’ 
consultation in 2016 to seek views from members of the public and statutory consultees on the 
scope of the P2LP and possible options for future development within Corby Borough’s town 
centres, developing upon the policies in the JCS. For Corby Town Centre, the main town 
centre in the Borough, the proposal was to refresh the 2003 Regeneration Framework and the 
Corby Town Centre Draft Masterplan from 2006 and progress with a selection of relevant 
development principles and opportunity sites taken from these past strategies. This would 
ensure that the P2LP would be compliant with the JCS aims to regenerate town centres and to 
ensure Corby Town Centre grows into a functional centre to serve the planned population 
growth. Responses to the consultation provided support for the master plan principles put 
forward. 

1.5 Evidence put forward at the ‘Issues and Options’ stage set out new proposed boundaries for 
the town centres in the Borough based upon thorough assessment undertaken by the Council. 
These included the extent of town centres and retail boundaries such as delineation of 
shopping areas. The preferred boundaries were displayed within a background paper 
prepared for the Regulation 18 consultation. Responses to the consultation provided ample 



 
 

support for the adoption of new town centre boundaries over retaining the saved 1997 
boundaries. 

1.6 Following on from the Issues and Options consultation, and taking into account 
recommendations from respondents as well as new emerging evidence, a draft chapter for the 
next phase of the P2LP (entitled the Emerging Draft) has been prepared. 

2. Emerging Draft Chapter on Town Centre and Town Centre Uses 

2.1 The chapter contains draft development management policies and is divided into the following 
topic areas: 

 Retail Network and Hierarchy of Centres 

 Corby Town Centre Regeneration 

 Key Development Opportunities in Corby Town Centre 

 Corby Town Centre Retail Boundaries 

 Primary and Secondary Shopping Frontages 

 Threshold for Impact Testing 

2.2 Through its preparation, the draft chapter on town centres and town centre uses has been the 
subject of stakeholder engagement in order to allow for further evidence to be collated to 
inform policy direction. The draft chapter has been the subject of consultation with 
development management officers at Corby Borough Council, the CENTARA Neighbourhood 
Forum and Sovereign Centros, asset managers for Corby Town Centre. Responses from both 
of these stakeholders were received and have been used to inform the Emerging Draft 
chapter. 

2.3 The following sub-sections provide a brief summary on each topic area covered within the 
initial draft chapter: 

Retail Network and Hierarchy of Centres 

2.10 National policy requires local planning authorities to identify a network and hierarchy of local 
centres that are resilient to economic change. The JCS supports Corby Town Centre at the 
top of the retail hierarchy for the Borough, setting out a broad strategy for future enhancement 
of the centres and that the sustainable urban extensions will create new town centres. 

2.10 The Regulation 18 background paper ‘Assessment of Retail Network and Hierarchy’ set out 
the preferred hierarchy of the town centres in Corby Borough. It identifies Corby Town Centre 
as the main town centre in the Borough, with district and local centres sitting under the main 
town centre. The paper recommended the designation of 4 district centres and 9 local centres, 
including proposed centres within the committed SUEs. 

2.11 Following consultation support, the preferred option is to move forward with the hierarchy as 
recommended by the ‘Assessment of Retail Network and Hierarchy’ background paper for the 
purposes of the Emerging Draft P2LP. The hierarchy of centres for Corby Borough is set out in 
Draft Policy TC1 in Appendix 1. 

Corby Town Centre Regeneration 

2.4 Continuing the regeneration of Corby Town Centre is a key strategy to help secure growth in 
Corby, and the regeneration of town centres is supported by both national policy and in the 
JCS. The Emerging Draft chapter revisits the most relevant development principles and 
opportunity sites from the 2006 Town Centre Masterplan. The chapter puts forward two 
strategies which will help improve and grow Corby Town Centre. The spatial strategy (Draft 
Policy TC2 in Appendix 1) focuses on site-specific improvement opportunities and 
opportunities to improve town centre connectivity. The regeneration strategy (Draft Policy 
TC3 in Appendix 1) which intends to set out the Council’s expectations for what new 
development across the town centre should achieve in order to achieve the JCS aim of town 
centre regeneration. 



 
 

Key Opportunity Sites 

2.5 The NPPF requires local planning authorities to allocate a range of suitable sites in order to 
meet the scale and type of retail, leisure, commercial, office, tourism, cultural, community and 
residential developed needed to sustain town centres. Additionally, the JCS sets out target 
figures for new retail floorspace in both Corby and Kettering Town Centres to be met up to 
2031, with the target figure for Corby being 24,900m². 

2.6 Corby Town Centre has a number of development opportunity sites and these were promoted 
during the Issues and Options consultation. These sites were originally identified in the Corby 
Town Centre Draft Masterplan but are now identified as the preferred locations to help deliver 
the JCS retail floorspace figure, as well as other town centre uses in order to improve centre 
vitality and viability. 

2.7 Draft Policy TC4 in the Emerging Draft chapter promotes the three opportunity sites for 
mixed-use, retail-led development. Each site has specific design considerations setting the 
requirements for what new development is expected to deliver upon as a minimum. 

Corby Town Centre Retail Boundaries & Primary/Secondary Shopping Frontages 

2.8 National policy requires Local Plans to define the extent of town centres, in order to ensure 
that appropriate uses are located within town centres in order to regenerate and sustain their 
viability and vitality. Retail boundaries, such as primary shopping areas and shopping 
frontages, are important planning mechanisms to maintain retail uses within town centres. In 
light of the changing economic needs that town centres now serve, it is important that policies 
relating to shopping frontages are not overly restrictive to allow for only retail as permitted 
uses. 

2.9 Following both formal and supplementary consultation, the Emerging Draft will take forward 
the proposed town centre boundaries for all the town centres in Corby Borough that were 
outlined within the Regulation 18 background papers ‘Assessment of Retail Network and 
Hierarchy’ and ‘Review of Corby Town Centre Boundaries’. In light of support from 
consultation responses and new updated land use evidence, the preferred approach for 
shopping frontages in the Borough is to be flexible on permitted uses with the exception of 
Corby Town Centre, where the predominance of A1 retail uses is required to be safeguarded 
in line with Policy 12 of the JCS. 

Local Threshold for Impact Testing 

2.12 The scale of some retail, leisure and office development outside of existing centres have the 
potential to affect the vitality and viability of existing centres, potentially diverting investment 
away from these important areas. The NPPF requires impact assessments to be provided for 
developments over 2,500m² but allows for local authorities to set their own different threshold 
based upon local evidence. 

2.13 Following on from responses in the Regulation 18 consultation, the Council took the decision 
to accumulate local evidence to investigate adopting lower thresholds for the P2LP, as it was 
viewed by half of the respondents that the default NPPF threshold was unnecessarily high. 

2.14 A background paper entitled ‘Local Retail Impact Threshold’ was produced for the P2LP in 
September 2017. It reviewed the local evidence, which included annual retail development 
across the Borough, the healthiness of each town centre in the Borough, expenditure patterns, 
retail unit sizes and proposed retail development. The paper recommended that, based upon 
local circumstances, a series of retail thresholds all lower the NPPF default threshold should 
be applied to the town centres within the Corby Borough. 

2.15 In response to the evidence accumulated in the background paper, the preferred option for the 
P2LP is to adopt lower retail impact threshold than the NPPF default threshold. 

3. Next Steps 



 
 

3.1 The recommended action is for members to note the update to the Emerging Draft chapter in 
Appendix 1. We also welcome the feedback of members on any of the issues covered with the 
chapter. In particular, we would be very appreciative of any feedback concerning the following 
issues covered in the chapter: 

 Corby Town Centre Spatial Strategy 

 Corby Town Centre Regeneration Strategy 

 Key opportunity sites for development   

 Permitted uses in town centres 

4. Options to be considered  

4.1  Appendix 1 sets out much of the detail ahead of further Regulation 18 consultation so that this 
can be considered in an appropriate timeframe. The alternative is to present lots of detailed 
information at once, and so the intention is to release information as it becomes available to 
reduce the burden of reviewing detail at the same time as a consultation document is being 
proposed. 

5. Issues to be taken into account:- 

Policy Priorities  

The statutory development plan for the Borough forms a part of the Borough Council’s over-
arching policy framework. It has potentially wide-ranging policy implications beyond the field of 
spatial planning. There will be a need for positive interaction between the Council’s Local 
Plan, other plans and strategies of the Borough Council and national policy (and other 
stakeholders) to ensure that a consistent and holistic approach is adopted 

Financial 

Budget to support the preparation of the P2LP agreed at One Corby Policy Committee on 29th 
November 2016. 

Legal 

Preparation of a local plan is a statutory duty upon every Local Planning Authority. Local plans 
are prepared within the framework set out by the Planning and Compulsory Purchase Act 
2004, as amended by the Localism Act 2011. Once adopted, the Local Plan will become part 
of the statutory Development Plan. Section 38(6) of the act requires planning decisions to be 
made in accordance with the plan unless material considerations indicate otherwise. 

Performance Information/ Best Value 

None directly linked to this report. 

Human Rights 

It is intended that the new Local Plan, and the process of preparing it, should be inclusive and 
respectful of human rights. The adopted Statement of Community Involvement spells out the 
rights that the public have to engage with the plan-making process. Implications are (directly 
or indirectly) considered through the preparation of Sustainability Appraisal and Equalities 
Impact Assessment. 

Equalities and Sustainability 

The local plan will address a wide range of economic, social and environmental considerations 
with particular regard to identifying and addressing the needs of groups within the community 
with specific/additional needs. The Local Plan will be accompanied by a Sustainability 
Appraisal which includes equalities and sustainability assessment. 

Risk Management 



 
 

A risk assessment of the P2LP has been undertaken. As far as possible control measures 
have been put in place to minimise these risks, including regular project meetings where risk 
is reviewed.  

6. Recommendation 

It is recommended that Members: 

 Note the update given on the development of the Town Centre and Town Centre Uses 
chapter for the P2LP Emerging Draft stage 

 Provide comments on the initial draft text, to be developed further, for inclusion in the 
Emerging Draft P2LP, and published for consultation purposes 

Officers to Contact 

Matthew Pullan 

Planning Assistant (Local Plans) Ext 4165 

 

 



Appendix 1 – Working Draft Chapter  
 
9. Town Centre and Town Centre Uses  
_______________________________________________________________________________________________________________________________________________________ 

9.1 The NPPF states that local authorities should recognise town centres as the heart of their local 
communities, pursuing policies that support their viability and vitality and identifying a 
network of centres resilient to future economic change.  Maintaining thriving local centres for 
retail, leisure and commercial uses is a key outcome in the JCS and to help support this, the 
main town centre strategy is to focus new retail development within the town centres of 
Corby and Kettering. 

Introduction 

9.2 The JCS sets out a framework for the Part 2 Local Plans to protect the viability and vitality of 
town centres by maintaining the presence of A1 retail uses, defining a network of local centres 
accommodating town centre uses and applying retail impact testing to out-of-centre retail 
proposals. As a major location for new development growth over the next 15 years, it is 
important that Corby Borough maintains a strong sub-regional retail draw for North 
Northamptonshire and continues the significant regeneration of the town centre experienced 
over the past decade. 

9.3 For town centres and town centre uses, the issues considered relevant to the Part 2 Local Plan 
are as follows: 

• Retail Network and Hierarchy of Centres 
• Corby Town Centre Regeneration  
• Corby Town Centre Key Development Opportunities 
• Town Centre Retail Boundaries & Shopping Frontages 
• Local Retail Impact Threshold 

Retail Network and Hierarchy of Centres 

9.4 The NPPF requires local planning authorities to identify a network and hierarchy of local 
centres that are resilient to economic change. The JCS supports Corby Town Centre as the top 
of the retail hierarchy for the Borough, setting out a broad strategy for future enhancement of 
the centres and that the sustainable urban extensions will create new district centres. 

9.5 An assessment of the retail network and the retail hierarchy in Corby was prepared in 2016 for 
the Regulation 18 consultation. This updated the previous assessment carried out in 
December 2008, which identified a network of 24 centres that ranged from small groups of 
less than 4 units to large groups of shops comprising 35 units or more. In the 2016 
reassessment of these centres, it was agreed that centres which fit the definition of 
‘neighbourhood centre’ would be removed from the proposed hierarchy, as they do not meet 
the specifications as required by the NPPF. Thus, the 2016 report sets out a hierarchy of 20 
town centres including the proposed centres not currently developed but anticipated to be so 
by the end of the plan period. 

9.6 The Regulation 18 Scoping Consultation for the Part 2 Local Plan included a question on retail 
network and hierarchy of centres.  Two options were put forward as part of the consultation: 

Consultation 

a) Review the town centre boundaries and include updated boundaries on the Policies Map 
b) Retain town centre boundaries as identified in the 1997 Local Plan. 

9.7 Responses to the consultation from the main town centre owner supported option a). 
However the consultation response did not provide specific steer towards whether or not the 
preferred approach should be pursued through the following methodology: 

• Defining the extent of the town centre boundaries for each centre 
• Defining the primary shopping area within each centre 
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• Defining primary/secondary frontage designations within each centre 

9.8 The preferred approach for the Emerging Draft Part 2 Local Plan is to continue following the 
methodology as outlined in the 2016 update on the retail hierarchy, as set out above. 

Preferred Option 

Draft Policy 

Draft Policy TC1 - Retail Network and Hierarchy 

In accordance with the objectives of the NPPF and other policies within the North 
Northamptonshire Local Plan, town centre uses will be directed towards the Borough’s 
town centres. In addition, proposals for new retail uses will be directed to the Primary 
Shopping Area within the town centres.  

Within Corby Borough, the hierarchy of town centres is identified as follows: 

• Corby Town Centre 
Main Town Centre 

• Danesholme 
District Centre 

• Oakley Vale 
• Priors Hall Park (proposed) 
• Pytchley Court 
• Western Corby Extension (proposed) 

• Corby Old Village 
Local Centre 

• Farmstead Road 
• Greenhill Rise 
• Gretton Village Centre 
• Little Stanion (proposed) 
• Oakley Vale Phase 8 & 9 (proposed) 
• Studfall Avenue 
• Weldon Park (proposed) 
• Weldon Village Centre 

The hierarchy set out above will be used for the application of the sequential and impact 
tests set out in the NPPF to the assessment of retail development and other town centre 
uses that are proposed outside the defined town centre areas (other than small scale 
rural development and the creation of local centres to meet the day to day needs of 
residents in the Sustainable Urban Extensions). 
 

 

9.9 The proposed retail hierarchy ranks Corby Town Centre at the top hierarchal position of the 
retail network in Corby Borough. This demonstrates compliance with both the NPPF and the 
JCS. The retail hierarchy for the Emerging Draft Part 2 Local Plan also takes into account a re-
assessment of the 2009 retail network proposal, and omits 4 previously identified centres as 
they do not meet the criteria to be classed as a local centre as defined within the NPPF. It is 
considered that the proposed centres should be identified within the hierarchy, for the 
purpose of including them within the application of the sequential test when proposals come 
forward. 

Justification 
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9.10 No feedback was received from respondents to the Regulation 18 consultation in regards to 
the proposed town centre boundaries. Therefore for the Emerging Draft Part 2 Local Plan, the 
same boundaries that are proposed for Corby Town Centre should apply for the district and 
local centres as well, including designations for primary and secondary shopping frontages and 
primary shopping areas. It considered that applying these boundaries to all centres is 
important in providing for the most effective application of the sequential approach to site 
selection. 

9.11 The 2016 assessment of centres found that there were shop rows within the Borough falling 
outside of the retail hierarchy due to not meeting the requirements of the NPPF definitions for 
town centres. These are considered to have purely neighbourhood level significance but still 
provide an important function for the local communities they serve. The NPPF states that LPAs 
should plan positively for the provision of community facilities like shops and guard against 
their loss when they would reduce the community’s ability to meet its everyday needs. 
Therefore, a separate policy (Draft Policy TC8 – Neighbourhood shopping parades) was 
required to be developed to meet this purpose. The neighbourhood centres in the Borough 
are listed below and their preferred boundaries are displayed in Appendix 4 of this document.  

• Burghley Drive 
• Cottingham Village Centre 
• Gainsborough Road 
• Kingswood 
• Occupation Road 
• Rockingham Road South 
• Rockingham Road North 
• Welland Vale 
• Willow Brook Road 

9.12 The alternative option is to retain the 1997 Local Plan boundaries for the town centres. This 
option is not preferred due to the 1997 boundaries being considered out of date and 
therefore this option would be incompliant with the NPPF. 

Rejected Alternative Option 

Corby Town Centre Regeneration  

9.13 The NPPF requires that in drawing up Local Plans, Local Planning authorities should promote 
competitive town centre environments and set out policies for managing and growing town 
centres over the plan period. They should also recognise town centres as the heart of their 
communities and produce policies to support their viability and vitality. 

9.14 Corby Town Centre has seen significant regeneration and redevelopment over the last decade. 
This change was partly guided by the visioning of the Corby Regeneration Strategy launched in 
2003, which aimed to make Corby town centre a successful and vibrant place to shop, do 
business and visit. A draft Masterplan for the town centre was prepared in 2006 and one of its 
principal goals was to improve the connectivity between the town centre and the area 
surrounding the railway station and support mixed use development around the periphery. As 
the original strategy that guided the 2006 plan is over 14 years old, this prompted a review of 
town centre regeneration initiatives for the Regulation 18 consultation.  

9.15 A selection of the most relevant development principles from the 2006 Master Plan draft were 
taken forward as an approach to be considered. In addition, it was explained that the 
neighbourhood plan in preparation by the Corby CENTARA Neighbourhood Association was 
providing more of a focus upon improving connectivity between the town centre and the rest 
of the town, as well as preserving green spaces and community assets and improving parking 
provision. 

9.16 Two options were put forward for consideration in the Regulation 18 Scoping consultation 
Consultation and Further Evidence 
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a) Include development principles to guide regeneration of the town centre 
b) No development principles within the Part 2 Local Plan. This option would rely on national 

and strategic policy, which does not provide local context. 

9.17 Respondents were mostly in favour of adopting the chosen principles and some provided 
suggestions for them to be further developed in order to take into account better 
connectivity, sustainable transport modes and new parking provision. 

9.18 Further informal consultation with CENTARA Neighbourhood Forum in December 2017 raised 
issues in relation to existing parks and woodland, connectivity, mixed use development, 
gateway features and parking provision. Another significant development is that a planning 
application for 150 apartments at the Railway Station Interchange was submitted in December 
2017 (planning reference 17/00663/DPA) 

9.19 In response to the additional consultation and change of circumstances the development 
principles have been reviewed and amended where appropriate. Furthermore the Council will 
investigate parking provision in the town centre during the next stage of plan preparation.  

9.20 The preferred option is to proceed with option a) and take forward development principles to 
guide regeneration of the town centre. A selection of the master plan development principles 
will be carried forward to form a specific policy, with the rest of the principles being displayed 
within an illustrative concept plan.  

Preferred Option 

Draft Policies 

Draft Policy TC2 - Spatial Strategy for Corby Town Centre  

Proposals for Corby Town Centre that are in accordance with the Spatial Strategy (Figure 12) 
will be supported and encouraged.  

 

Draft Policy TC3  - Regeneration Strategy for Corby Town Centre 

Corby Town Centre will continue to succeed as a sustainable centre for retail, business, 
recreation, leisure and culture for the sub-region of North Northamptonshire and will support 
its high projected population growth. This will be delivered via a regeneration strategy for the 
town centre covering the following objectives: 

• Preserving the retail functionality of Corby Town Centre so that it remains a 
competitive shopping destination for the North Northamptonshire sub-region. 

• Encouraging the use of innovative and contemporary design solutions where it would 
complement the existing town centre. 

• Encouraging new buildings and spaces in close proximity to the neighbouring 
woodland at Hazelwood to establish a stronger relationship between both the natural 
and built environments.  

• Encouraging new development in Corby Town Centre to accommodate a more diverse 
range of appropriate main town centre uses, including uses which help develop the 
evening/night-time economy.  

• Where appropriate, identify and implement gateway features that provide attractive 
entrances to the Primary Shopping Area. 

• Identification of suitable measures to offset any reductions in parking provision on a 
short, medium and long term basis. 

• Encourage improvements to pedestrian signage and walking routes from/to car parks 
to/from the town centre.  

• Improving the public realm to ensure it is more accessible to disabled people and 
increase the amount of available disabled parking spaces within the town centre. 
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9.21 In order to help maintain Corby Town Centre’s regeneration strategy in the Part 2 Local Plan, a 
number of the development principles will be taken forward and form a policy that will be 
applied to all new development proposals within the town centre. The selected principles that 
form the policy are not specific to any certain site and can generally apply for the whole town 
centre. The formation of a strategic policy provides a more robust policy approach when 
seeking regeneration benefits from town centre development. 

Justification 

9.22 The following development principles are not intended to be the subject of a specific policy, 
and will instead be illustrated in the Town Centre concept plan (Figure 12 ): 

• Opportunities should be identified and implemented to improve connectivity, particularly 
to the east, including the railway station and Old Village area  

• Opportunities should be identified and implemented to enhance the entrance to the 
railway station  

• Opportunities  should be identified and implemented to strengthen the relationship 
between Hazelwood and the built form of the town centre 

• Opportunities should be identified and implemented to strengthen the relationship 
between West Glebe and Coronation Park to create linked green space  

• Opportunities should be identified and implemented to improve public transport 
provision, in particular to serve the railway station and enhance evening and Sunday 
service provision to meet the increased demand as a result of the improved retail and 
leisure offer  

• Opportunities should be identified and implemented to continue to improve the quality, 
character and pedestrian experience along George Street.  

9.23 The Town Centre concept plan is not intended as an allocation map but instead allows the 
principles set out above to be displayed visually for the purposes of improved legibility. It also 
informs how the development principles relating to the key opportunity sites (the subject of 
Draft Policy TC4) will interact with the principles listed above, which work towards a more 
comprehensive strategy to improve Corby Town Centre’s built environment. A draft version of 
the concept plan is provided below: 

Figure 12 – Spatial Strategy for Corby Town Centre Regeneration - Concept Plan 
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9.24 The rejected option is to not adopt any of the Masterplan development principles and instead 
rely upon national policy to guide the regeneration of Corby Town Centre. It has been rejected 
due to it not taking into account the local context. 

Rejected Alternative Option 

Corby Town Centre Key Development Opportunities   
 
9.25 The NPPF requires local planning authorities to allocate a range of suitable sites in order to 

meet the scale and type of retail, leisure, commercial, office, tourism, cultural, community and 
residential development needed to sustain town centres and that the needs for new retail and 
other town centre uses are not compromised by site availability. 

9.26 The JCS sets a requirement of 24,900m² of new comparison retail floor-space within the 
Northern Sub-area of North Northamptonshire. This area includes Corby and Kettering, the 
two towns within North Northamptonshire that have been allocated for the majority of retail 
floor-space growth over the plan period. The JCS splits the requirement equally between 
Corby and Kettering, with a minimum increase of 12,500m² in comparison retail floor-space 
for both towns by 2031.   

9.27 Corby Town Centre has a number of opportunity sites within its boundaries. Originally, the 
Town Centre Master Plan identified these sites as being important in contributing towards the 
transformation of the town centre. They are now identified as the key sites to help deliver the 
new floorspace requirement set out in the JCS. 

9.28 Submitted responses from the Regulation 18 Scoping consultation were generally in favour of 
identifying the opportunity sites from the 2006 Master plan and allocating them for 
appropriate town centre uses. Sovereign Centros, the Town centre owner, suggested the 
removal of one site (South East Gateway) due to a scheme in for planning during the 
consultation period. Respondents also supported the approach of applying site specific 
development principles for proposals coming forward upon those sites to implement. Several 
respondents provided additional site specific principles which were felt important to be 
considered in the Part 2 Local Plan.  

Consultation and Further Evidence 

9.29 Planning permission for the creation of a new surface level car park and retail extension to 
Market Walk East was granted in November 2017 (reference 16/00447/DPA), including 
provision for 4,700m² additional floorspace. Therefore 7,800m² will have to be met for the 
Part 2 Local Plan period and it is no longer necessary to identify it as an opportunity site within 
the Part 2 Local Plan.  

9.30 The three identified sites are to be taken forward in the Emerging Draft Plan. The sites are 
displayed in Appendix 3 of this document.  

Preferred Option 
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Draft Policy  

Policy TC4 – Key Development Opportunities 

The following sites have been identified as the main locations for new development growth 
within Corby Town Centre. All development opportunity sites are allocated for mixed use 
retail-led development. The redevelopment of these sites should contribute towards the 
provision of the 7,800m² minimum increase of net comparison shopping floorspace required 
by the North Northamptonshire Joint Core Strategy.  

The sites have been defined on the Corby Town Centre Policies Map. 

Each development site has a set of unique design principles. Development proposals which 
meet their respective design requirements will be supported. All proposals for the sites 
below should also comply with the additional principles set out in Joint Core Strategy Policy 
8: Place Shaping Principles. 

Alexandra Road 

Development proposals for this identified site are required to demonstrate implementation 
of the following design principles: 

• Retention of existing community services and facilities unless it is successfully 
demonstrated that it satisfies Policy 7 in the Joint Core Strategy  

• Creation of active frontage onto Alexandra Road and Elizabeth Street 
• Creation of active frontages onto New Post Office Square 
• Strengthening connectivity to New Post Office Square 

Former Tresham College 

Development proposals for this identified site are required to demonstrate implementation 
of the following design principles: 

• Creation of active frontages and urban edge onto George Street 
• Provide natural surveillance to ancient woodland 
• Protection of heritage asset ‘Roman Road Hazel Wood’ 
• Protection of important boundary trees 

All development proposals relating to the redevelopment of the Former Tresham College  
site are required to submit an archaeological assessment as part of the planning application.  

Oasis Retail Park 

Development proposals for this identified site are required to demonstrate implementation 
of the following design principles: 

• Creation of a landmark building at the corner of Alexandra Road and George Street 
• Improve connections to Everest Lane and New Post Office Square 
• Establish urban edge and ensure that Alexandra Road and George Street are 

overlooked and animated by active frontages 
• Create commercial frontage onto George Street to complement the character on the 

opposite side of the street 
• Development massing used to create strong edge to Alexandra Road 
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Justification 

9.31 In light of the received responses from the Regulation 18 consultation, it is considered that the 
approved consent at Market Walk East and the three sites and their respective development 
principles are suitable to accommodate the minimum new comparison floorspace 
requirement set within Policy 12 of the JCS, of which the majority still needs to be met up to 
2031. It is considered that this floorspace requirement is distributed across the allocations. In 
order to diversify the town centre offer, redevelopment upon all three sites that comes 
forward will be expected to provide a mix of town centre uses but be focused upon a retail 
element. 

Rejected Option 

9.32 While no alternative option on the identified sites was put forward at consultation, choosing 
to not identify development sites within the town centre would not be compliant to the JCS 
and the NPPF, which requires local authorities to allocate sufficient land within town centres 
to accommodate new provision of retail, commercial, recreational and cultural uses. 

Town Centre Retail Boundaries &Shopping Frontages 
 
9.33 The NPPF requires local planning authorities to define the extent of town centres. The 

boundaries of Corby Borough’s town centres will be used during the preparation of planning 
applications to ensure that uses such as retail, leisure and hotels are located within the town 
centres in order to help regenerate them and sustain their viability and vitality. Other town 
centre boundaries that are required to be defined are primary shopping areas and primary 
and secondary retail frontages. 

9.34 The designation of shopping frontages is an important planning mechanism to maintain retail 
uses within the network of centres. However, it is important that they are not too restrictive; 
retailing is dynamic and the continued growth of online retailing is expected to further reduce 
the number of shops in the future and shopping areas are encouraged to develop night-time 
economies that focus upon certain non-retail uses to broaden their offer. Therefore, in 
producing sound planning policies for town centres, planning authorities are required to take 
into account future economic changes which could potentially alter the key functions of their 
retail centres. 

9.35 A review of Corby Town Centre retail boundaries and shopping frontages was produced in July 
2016 for the purposes of the Regulation 18 Scoping Consultation. This report recommended a 
revised town centre boundary in order to take into account recently completed development 
schemes (such as Savoy cinema), as well as outline an approach identifying both the primary 
shopping frontages and any secondary shopping frontages within the town centre. The 
recommended town centre boundaries, primary shopping area and frontage designations for 
the other town centres in Corby Borough were outlined in an assessment of the retail 
hierarchy, also produced for the purposes of the Regulation 18 Scoping Consultation.  

Consultations 

9.36 The Regulation 18 Scoping consultation put across two options for the town centre retail 
boundaries, three options for primary shopping frontages and four options for secondary 
frontages, as follows:  

Corby Town Centre Retail Boundaries 

a) Review the retail boundaries and include updated boundaries on the Policies Map  
b) Do not identify up-to-date retail boundaries and retain those identified in the 1997 Local 

Plan  

Primary Shopping Frontages 

a) Ensure that development within the primary retail frontage maintains or increases 
provision of shops (A1 uses) 
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b) Increase provision of shops (A1 uses) by only allowing development of retail use in the 
primary retail frontage on the ground floor  

c) Introduce greater flexibility by only allowing proposals for change of use of redevelopment 
if the proposal adds to the attractiveness of the centre and does not lead to the 
predominance of A1 retail use being critically undermined. 

Secondary Shopping Frontages 

a) Support an increase in shops (A1 uses) in these areas to provide more retail spaces for the 
town centre.  

b) Manage other uses in the secondary frontages to encourage particular mixes of uses 
relevant to the particular town centre where they contribute to its vitality e.g. night time 
activities.  

c) Allow loss of shops (A1 uses) in these areas.  
d) Allow changes of uses between A1/A2/A3/A4 provided that retail uses were still the main 

use. 

9.37 One respondent (Sovereign Centros) supported option c) for primary frontages and option d) 
for secondary frontages. In general, respondents supported a more flexible approach to uses 
within both frontage types, in order to make sure that policies better reflect the changing 
priorities of town centres. Concerns were raised from Historic England about a flexible 
approach for primary and secondary frontage uses having an adverse impact on preserving the 
historic environment and immediate settings. 

9.38 In December 2017, councillors raised the mix of uses in shopping frontages as an issue to be 
investigated as part of the preparation of the Part 2 Local Plan, particularly in relation to fast 
food shops which predominantly fall under the A5 use classification. Following review of the 
current mix of uses within the town centres and ‘out of centre’ retail areas, as well as recent 
planning applications for A5 uses, it is considered that the current mix of uses within the 
Borough’s retail areas do not point towards a proliferation of A5 uses. It is therefore not 
considered that additional policy is required in regards to A5 uses in the Part 2 Local Plan in 
addition to the JCS that includes policies to protect amenity and design out anti-social 
behaviour. Support for a wide range of appropriate town centre uses, including fast food 
establishments that support the evening economy, across the retail hierarchy is compliant 
with the both the NPPF and JCS Policy 12, which both call for the need to broaden the mix of 
uses within town centres to support their vitality and viability in response to economic 
change. 

9.39 Further informal consultation with CENTARA Neighbourhood Forum in December 2017 
indicated that the boundary of the town centre should be expanded to include land north of 
Alexandra Road, including the former Co-op site and land to the east of Elizabeth Street 
including the Magistrates Court and Corby Police Station. 

Preferred Options 

9.40 For the town centre retail boundaries, the preferred option is option a). For the shopping 
frontages, the preferred option is option c) for primary frontages and option d) for secondary 
frontages.  

Draft Policy  

Draft Policy TC5 – Primary Shopping Area 

The Primary Shopping Areas for the town centres in the Borough are defined on the Policies 
Map. The Primary Shopping Areas will be used for the interpretation of the sequential test for 
main town centre uses apart from retail.   
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Draft Policy TC6 -  Town Centre Shopping Frontages 

Primary frontages are likely to include a high proportion of retail uses which may include 
food, drink, clothing and household goods. Secondary frontages provide greater 
opportunities for a diversity of uses such as restaurants, cinemas and businesses. 

In the Borough’s primary shopping frontages, proposals for A class retail uses (A1, A2, A3, 
A4 and A5 Use Classes) will be supported. Proposals for non-A class uses will be supported 
providing that the proposal does not lead to the predominance of A class uses becoming 
critically undermined.  

In the Borough’s secondary shopping frontages, proposals for all main town centre uses will 
be supported. 

For both primary and secondary shopping frontages within the town centres, the re-use or 
conversion of upper storeys will be encouraged.    

 

Draft Policy TC7 – Primary Shopping Frontages within the Main Town Centre 

In Corby Town Centre’s primary shopping frontages, proposals for non-A1 uses will be 
supported provided that: 

a) they would not undermine the predominance of A1 uses in the town centre, by 
reducing their proportion significantly below 50.7% or; 

b) it would not represent a significant severance in the identified cluster of A1 uses 
present within Corby Town Centre’s primary shopping area, focused around the 
following streets: 

i. Corporation Street/New Post Office Square 
ii. Willow Place/Queens Square 

 

Draft Policy TC8 – Neighbourhood shopping parades  

Small scale shopping precincts and shop rows within the Borough that do not fall into the 
retail hierarchy still provide an important role for the neighbourhoods they serve. Proposals 
for change of use from retail (A class uses) will be supported when it can be demonstrated 
that they are: 
 

a) no longer viable 
b) no longer required by the community they serve; or 
c) the existing use is to be reinstated elsewhere within an alternative or improved unit. 

 

Justification 

9.41 The responses from the Regulation 18 consultation were generally in favour of applying a 
more flexible policy approach to permitted uses within both primary and secondary shopping 
frontages in Corby Town Centre, in order to help increase the resilience of the town centre to 
changing retail demands and thus allow for a broader amount of suitable uses.  

9.42 Between May and July 2016, Experian GOAD undertook a retail survey for Corby Town Centre, 
documenting the use classifications and floorspace figures of 183 units within the town centre. 
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The land data was released in July 2017 and has been displayed in Table 15. The data shows 
that, at the time of the survey, 50.7% of the recorded units were in A1 use. This proportion is 
proposed to be used as a basis in quantifying the predominance of retail uses within Corby 
Town Centre.  

Table 15 – Experian GOAD retail data for Corby Town Centre (collected in May 2016) 

Use Class Total units Proportion of 
units (%) 

Total floorspace 
(m²) 

Proportion of 
floorspace (%) 

A1 (comparison) 75 40.9% 21,465 35.6% 
A1 (convenience) 18 9.8% 8,112 13.5% 
A2 26 14.2% 4,749 7.9% 
A3 21 11.5% 3,521 5.8% 
A4 2 1.1% 1,088 1.8% 
A5 9 4.9% 580 1.0% 
Other 26 14.2% 15,769 26.2% 
Vacant 6 3.3% 5,112 8.5% 
TOTAL 183 100% 60,239 100% 
     

9.43 The ‘Review of Boundaries in Corby Town Centre’ background paper defined the location of 
the primary frontages in Corby Town Centre based upon the identification of two major 
clusters of occupied A1 uses which were focused around Corporation Street/New Post Office 
Square and Willow Place/Queens Square. The review recommended that, in order to prevent 
the severance of these two clusters of A1 uses, it was important to maintain a high proportion 
of A1 uses within primary frontages. While this paper chiefly informed the designation of the 
frontages themselves, the same evidence can be applied to support the draft policy for 
primary shopping frontage uses. Draft Policy TC7 would support proposals for main town 
centre uses if they would not lead to the predominance of A1 retail uses becoming critically 
undermined. For proposals within Corby Town Centre, this would mean falling significantly 
below the current 50.7% proportion of A1 class retail uses currently within the centre or the 
cumulative effect of a proposal resulting in severing the clustering of A1 uses identified in the 
background paper.  

9.44 The NPPF defines secondary shopping frontages as being able to support a more diverse set of 
uses beyond traditional retail. In line with the respondents to the Regulation 18 consultation, 
in order to accommodate a more diverse range of town centre uses to maintain each town 
centre’s viability and vitality, and promote competitive town centre environments, all main 
town centre uses as defined in the NPPF are supported within the secondary shopping 
frontages. JCS Policy 8 and the North Northamptonshire Place-shaping SPD is to provide more 
detailed design and neighbour amenity requirements for proposals within the shopping 
frontage designations.  

9.45 Primary shopping frontages and secondary shopping frontages have been identified in the 
other town centres in the retail hierarchy. The maps in Appendix 4 of this document display 
the preferred boundary allocations in the town centres within the Borough.  

Rejected Alternative Options 

Primary frontages: 

a) Ensure that development within the primary retail frontage maintains or increases 
provision of shops (A1 uses) 

9.46 It is considered that this option provides an onerous level of restriction upon permitted uses 
within the primary shopping frontages. While A1 uses should remain the main uses found in 
these frontages, it is important that proposals be judged more upon whether or they would 
maintain or enhance the vitality and viability of the town centre as a whole and contribute 
towards extending a diverse offer of suitable town centre uses. 
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b) Increase provision of shops (A1 uses) by only allowing development of retail use in the 
primary retail frontage on the ground floor 

9.47 This option is not recommended as it is too restrictive on suitable uses allowed within the 
primary shopping frontages. Aiming to increase provision of only A-class uses in primary 
frontages risks harming opportunities to diversify the town centre offer, allowing it to remain 
viable. 

Secondary frontages: 

a) Support an increase in shops (A1 uses) in these areas to provide more retail spaces for the 
town centre.  

9.48 This option is not recommended due to it being too restrictive on allowing a greater range of 
suitable uses in the secondary shopping frontages. These frontages are required in the NPPF 
to provide a more diverse range of uses than primary shopping frontages. Although A1 uses 
are important features in secondary frontages, aiming to increase provision of them in these 
locations could potentially undermine the viability and vitality of town centres by seeking to 
not provide a broad mix of uses. 

b) Manage other uses in the secondary frontages to encourage particular mixes of uses 
relevant to the particular town centre where they contribute to its vitality e.g. night time 
activities.  

9.49 This option is not recommended due to the lack of robust evidence on particular town centre 
strengths and future retail trends, which could more effectively inform a more bespoke 
approach to retail policy that encourages certain town centre uses to be supported within 
certain town centres. 

c) Allow loss of shops (A1 uses) in these areas. 

9.50 This option is not recommended due to it being too lenient in allowing for loss of an important 
use in secondary shopping frontages. Policies should not seek to undermine the retail offer in 
these areas and instead should promote all town centre uses as being acceptable if they 
contribute to the vitality and viability of the town centre as a whole. 

Local Retail Impact Threshold 
 
9.51 The NPPF states that local planning authorities should require an impact assessment for retail,   

leisure and office development proposals outside of existing town centres and which are 
above a locally set floor-space threshold or, in absence of this, the standard threshold of 
2,500m². The JCS relies upon the standard threshold in the NPPF but allows the Part 2 Local 
Plans to establish their own local thresholds for the individual authority areas if necessary. 

9.48 In the case of Corby, for the period up to 2031, the latest information estimates that there is 
limited short-term spending capacity for additional retail space. It is therefore considered that 
even developments below 1,000m² could have a significant impact on designated centres in 
the Borough.1

Consultation 

 

9.49 The Regulation 18 consultation put forward two options for a retail impact threshold: 

a) Adopt a locally set threshold based upon local evidence 
b) Do not adopt a locally set threshold in the Part 2 Local Plan for Corby and use the national 

default threshold of 2,500m² in the NPPF. 

9.50 Respondents provided a mix of responses in the consultation in regards to adopting a retail 
impact threshold. Out of a total of four respondents, half (Sovereign Centros and East Carlton 
Parish Council) supported a locally set threshold and the other half (Cottingham Parish Council 

                                                           
1 Retail Capacity Update for North Northamptonshire (2014) 
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and JME Civil Ltd.) supported adoption of the default threshold of 2,500m² in the NPPF. 
Sovereign Centros, the landowner for Corby Town Centre, stated that due to latest evidence 
indicating limited spending capacity for additional retail space within the Town Centre there is 
justification for the need to set a lower impact threshold than the default 2,500m² required by 
the NPPF. In their submitted comments, it was suggested that an impact threshold of 350m² 
be applied for retail proposals in either edge of centre or out of town centre locations 

Preferred Option 

9.51 Due to the mix of responses, a background paper was produced which set out to assess the 
evidence further2

Draft policy 

. The background paper recommended Option a (adopt local threshold) as 
the preferred option.  

Draft Policy TC9 – Local Retail Impact Threshold 

In accordance with the National Planning Policy Framework, it is appropriate to identify 
locally set thresholds for the scale of out-of-centre retail, leisure and office 
development which should be subject to the assessment of the impact criteria set out 
by paragraph 26 of the Framework. 

Applications for retail, leisure and office development outside of a defined centre 
shown on the Policies map, which are not in accordance with the Part 2 Local Plan, will 
require an impact assessment when the proposed development is over the following 
floorspace thresholds; 

a) For Corby Town Centre – xxm² (net floorspace) 
b) For district centres – xxm² (net floorspace) 
c) For local centres – xxm² (net floorspace) 

The Council will also take into consideration the cumulative impact and sub-division 
units or piecemeal extensions coming forward over time of any proposed development. 
The retail impact assessment will not apply to small scale rural development and the 
creation of local centres to meet the day to day needs of residents in the SUEs. 

 
Justification 

9.52 In line with national guidance, it is suggested that an impact test should be undertaken in a 
proportionate and locally appropriate way, drawing on existing information where possible. 
Ideally, applicants and local planning authorities should seek to agree the scope, key impacts 
for assessment, and level of detail required in advance of applications being submitted. 

9.53 The background paper recommended that the town centres in the retail hierarchy should 
adopt local retail thresholds. In light of the evidence, a xxm² (net) threshold is considered 
appropriate for the Corby’s main town centre (Corby Town Centre). A xxm² (net) threshold 
and a xxm² (net) threshold are considered appropriate for the district and local centres 
respectively.3

9.54 The recommended local impact thresholds should not necessarily rule out future retailing in 
edge or out of centre sites. Where town centres are healthy and resilient, an impact 

  

                                                           
2 Retail Impact Threshold Background Paper September 2017 
3 For more information on the evidence base which informed the proposed impact thresholds, please refer to 
the Retail Impact Threshold Background Paper (September 2017). The background paper also provides 
information on how the proposed thresholds are to be applied in practice.  
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assessment alongside a sequential assessment could demonstrate that proposals are 
acceptable. The thresholds should simply be seen as a trigger point for further scrutiny of 
future retail proposals through the decision making process. 

9.55 Corby’s neighbourhood centres should be excluded from local retail impact testing. This will 
ensure its consistency with national policy and with the approach taken by the partner 
authorities in North Northamptonshire. The retail impact thresholds will also not apply to 
small scale rural development or the proposed town centres, in order to demonstrate 
compliance with Policy 12 of the JCS.   

Rejected Alternative Option 
9.56 Applying the default impact threshold outlined within the NPPF (2,500m²) is not 

recommended due to the figure not taking full account of local circumstances of retail, office 
and leisure development in Corby and the possibility of it undermining the deliverability of 
new retail within the Town Centre to meet the JCS floorspace requirement.  

 



Appendix 3 – Key Town Centre Development Opportunities  
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Appendix 4 – Town Centre Boundaries 
 
Corby Town Centre Boundary (base mapping to be updated) 
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Corby Town Centre – Primary Shopping Area (to be reviewed) 
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Corby Town Centre – Primary and Secondary Shopping Frontages(map to be reviewed) 
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Burghley Drive 
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Corby Old Village 
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Cottingham Village Centre 
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Danesholme 
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Farmstead Road 
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Gainsborough Road 
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Greenhill Rise 
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Gretton Village Centre 
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Kingswood 

 



Appendix 1 – Working Draft Chapter 
 

 
 

 

Oakley Vale 
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Occupation Road 
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Pytchley Court 
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Rockingham Road South 
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Rockingham Road North 
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Studfall Avenue 
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Weldon Village Centre 
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Welland Vale 
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Willow Brook Road 
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