27th March 2019

LOCAL PLANS COMMITTEE

Part 2 Local Plan for Corby
SYNOPSIS
This report introduces the following topics for the Pre-Submission Publication version of the
Part 2 Local Plan: Green Infrastructure Corridors, Housing Land Allocations and Delivering
Economic Prosperity
1.

Introduction

1.1

The Part 2 Local Plan for Corby will provide detailed policies and additional non-strategic
development allocations to meet the requirements of the Joint Core Strategy, which sets the
overarching strategic policy framework and forms Part 1 of the Local Plan. Following
consultation on the Emerging Draft Options in summer 2018, officers are now preparing the
Pre-Submission plan which will be reported to Members at a future meeting of this
committee, where Members will be asked to endorse the Pre-Submission plan for
consultation.

1.2

This report introduces the following topics that will form part of the Pre-Submission
Publication Part 2 Local Plan:

1.3

• Green Infrastructure Corridors
• Housing Land Allocations
• Delivering Economic Prosperity
Members views are requested to inform the draft policy approach in the Pre-Submission
Publication version of the Part 2 Local Plan for Corby.

1.4

It is important to note that this is not necessarily the final text or approach, but is part of the
development of the final text. There could be other considerations that come to light between
now and the final version being presented to Local Plan Committee.

2.

Green Infrastructure Corridors

2.1

Green infrastructure corridors are a network of multi-functional green spaces that provide
opportunities for sustainable movement, either for leisure purposes or travel. These can
include river and canal banks, road and rail corridors, cycling routes, pedestrian paths and
rights of way. Benefits of green corridors include opportunities for people to take part in sport
and physical activities, biodiversity enhancements, flood protection and helping to improve
the overall environment and meet the priorities for health and wellbeing of the population.
National planning policy attaches great importance to conserving and enhancing the natural
environment, including making provision to maintain and enhance green corridor networks.

2.2

The Joint Core Strategy sets out the network of sub-regional and local green infrastructure
corridors within Corby and provides the framework for managing development and
investment to secure a net gain in green infrastructure, whilst ensuring the protection and
enhancement of the green infrastructure network.

2.3

The sub-regional and local corridors identified within the Joint Core Strategy are based on
the Northamptonshire Environmental Character and Green Infrastructure Suite 1 (2006)
prepared by RNRP, which identifies the following corridors for Corby:
Sub-regional Corridors
Jurassic Way
Willow Brook
Harpers Brook

1

http://www.rnrpenvironmentalcharacter.org.uk/

Local Corridors
Stoke Albany – Little Oakley
Geddington – Stanion
Stanion – Deene Park
Gretton – Harringworth (Jurassic
Way)
Welland Valley

2.4

The Joint Core Strategy allows scope for the alignment and extent of local corridors to be
defined through more local planning policies and evidence. Further work has been
undertaken to refine the local corridors and identify neighbourhood corridors as part of the
Part 2 Local Plan for Corby, based on various evidence base studies.

2.5

A Local Framework Study for Corby 2 was prepared as part of the RNRP suite of documents
to further identify local and neighbourhood corridors at a settlement level within the borough.
The study considered a number of themes, including: settlements analysis; environmental
character; hydrology; biodiversity; heritage and culture; green space resource; access and
movement; social, economic and health; and development initiatives and proposals.

2.6

As part of the analysis the study develops and realigns the multifunctional corridors to ‘fit’ the
local context, by proposing four additional local corridors. The study also identifies
opportunities for green infrastructure delivery within the town itself, by proposing a
framework of neighbourhood corridors which are intended to form the backbone of an open
space or public realm strategy for the town. The following corridors are identified for Corby:
Local Corridors
Harpers Brook – Weldon Park
Priors Hall – Harringworth
Corby – Cottingham
Southern Gateway – Rockingham

Neighbourhood Corridors
Cottingham Road
Weldon Road (A427)
Oakley Road (A6014)
Rockingham Road (A6003)
Corby Railway Line

2.7

Northamptonshire County Council 3 carried out an exercise during 2016 to identify the
distribution of concentrations of green infrastructure in the County. The work prepared by the
County Council is intended as information or a supplement to the RNRP evidence and not as
a replacement for work already completed, but acknowledges that new approaches have
since been developed and that the green infrastructure corridors identified by RNRP were
described in large part by connecting existing and aspirational biodiversity and access
resources.

2.8

The County Council’s approach is based on five equally-weighted themes, including: access;
biodiversity; historic environment; landscape; and open space. The County Council’s work
differs from that of RNRP in three key ways:
• It is based on a broader definition of green infrastructure
• Is uses an objective point-based system to calculate green infrastructure ‘value’
• It considers existing or known assets only; aspirational and planned assets are not
included

2.9

The findings of the study present a picture of what and where green infrastructure currently
exists based on the five themes listed above; however, translating the results of the analysis
into a network of sub-regional and local green infrastructure corridors was a matter of human
judgement.

2.10 A desk-based review was undertaken comparing the corridors mapped by RNRP with those
indicated by the County Council, showing some variation between the corridors identified
towards the north-east of the borough, where the Priors Hall and Weldon Park Sustainable
Urban Extensions (SUEs) meet. As such the detailed Master plans for Priors Hall, Weldon
Park and West Corby have been consulted to help determine the proposed local and
neighbourhood corridors planned as part of these SUEs and how these integrate with
existing corridors.
2.11 The updated Open Space, Sports and Recreational Facilities Assessment 4 (2017) considers
the quality and value of accessible open space sites along with their location in relation to
2

http://www.nnjpu.org.uk/docs/Green%20Infrastructure%20-%20Local%20Framework.pdf
This exercise has been undertaken by the Principal Project Officer at Northamptonshire County
Council, and is intended for information purposes for each individual LPA, therefore has not been
published.
4http://www.corby.gov.uk/sites/default/files/files/Open%20Space%20Study%20Standards%20Paper%
20November%202017.pdf
3
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the green infrastructure network. The majority of sites that are on, or near a green
infrastructure corridor, score high for both quality and value, highlighting the value
associated with sites connected to the green infrastructure network. It is considered this is
attributed to their multifunctional use as both areas of recreation and their extension to the
green infrastructure corridors within Corby, as well as their contribution to the wider green
infrastructure network, creating linkages between urban areas and accessible open spaces.
Gaps are identified within the green infrastructure network due to areas of higher population
density and there being a lack of connection from urban areas into accessible open spaces,
areas of countryside and specific assets or destinations. However; there are open space
sites within close proximity to the identified corridors which create a bridge between official
identified corridors. This analysis demonstrates the linkages between open spaces which
creates larger pockets of open space, reinforcing where green corridor provision exists and
providing insight into where the green corridor network could potentially be extended or
enhanced.
2.12 The Emerging Draft Options consultation for the Part 2 Local Plan included a proposed
policy that refined the local and neighbourhood corridors, based on the evidence outlined
above, and set out a local policy approach to protect and enhance the corridors in line with
the Joint Core Strategy.
2.13 As reported to Members on 10 October 2018 5, 12 written responses were received in
relation to the proposed policy on green corridors, the majority of which were generally in
support of the Council’s approach and proposed policy. Representations of support were
noted from Sport England, Northamptonshire County Council (Public Health), Urban & Civic,
Cottingham Parish Council, Sustrans, Natural England and a local resident.
2.14 Urban & Civic requested greater clarity as to the exact routes and nature of the refined
corridors and suggested it would be helpful if the policy could also set out the Council’s
spatial/design aspirations for the corridors along with performance criteria against which
planning applications would be judged. More comprehensive mapping was also requested.
Natural England suggested identifying additional corridors in the Rockingham Forest area
where there can be increased tree and hedgerow planting. West Corby landowners and site
promoters requested minor wording changes to convey the identified corridors at West
Corby are only indicative at this stage. Gladman developments raised concern over the
policy wording requiring all development to be designed to protect and enhance the green
infrastructure corridors and questioned the evidence underpinning the proposed policy.
2.15 A further comprehensive review of the evidence has been carried out in light of the
consultation responses received and detailed analysis undertaken using GIS mapping and
aerial photography to further refine and align the identified green infrastructure corridors.
Updated information has been consulted for the Priors Hall and West Corby Sustainable
Urban Extensions to ensure these corridors reflect the most up-to-date position.
2.16 Discussions have also taken place with Officers from neighbouring authorities, East
Northamptonshire District Council and Kettering Borough Council, to strengthen the crossboundary corridors. These include: the Green Infrastructure Feasibility Report 6 (2018) for the
East Northamptonshire Greenway route between Oundle and Weldon, which identified
proposed connections from Tresham Garden Village to Weldon Park and Weldon village;
and the Welland Valley Route Feasibility Study 7 (2014), which examines proposals to
introduce a cycle route along the former railway line from Market Harborough to
Peterborough.
2.17 The extent of the green corridors has been further refined in accordance with the Joint Core
Strategy, taking account of local evidence, to assist in implementing Joint Core Strategy
Policy 19 which seeks to protect and enhance biodiversity assets within the identified green
infrastructure corridors. The Statement of Consultation outlining the Council’s proposed

5https://www.corby.gov.uk/sites/default/files/Responses%20to%20public%20consultation%20on%20t

he%20Part%202%20Local%20Plan%20for%20Corby%20%E2%80%93%20Emerging%20Draft%20O
ptions.pdf
6https://www.east-northamptonshire.gov.uk/downloads/file/11058/oundle_to_weldon_feasibility_report
7https://www.corby.gov.uk/sites/default/files/files/Welland%20Valley%20Draft%20Feasibility%20Study
.pdf
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response to all representations received as part of the consultation process will also be
presented to this Committee for approval.
2.18 It is proposed that the following policy is included in the Pre-Submission Publication Part 2
Local Plan. For clarity the extent of the green infrastructure corridors is shown in Appendix 1.
Policy 6 – Green Infrastructure Corridors
All development must be designed to protect and enhance the existing green
infrastructure corridors, as identified on the Policies Map, and the connections between
them where possible. These will be protected and enhanced by:

i) ensuring that new development will not compromise the integrity of the existing
ii)
iii)
iv)
v)

green infrastructure corridors;
ensuring that new development maintains and wherever possible provides
appropriate connections to the existing green infrastructure corridors;
ensuring that wherever possible new open space connects to or is provided within
the green infrastructure corridors;
prioritising investment in enhancement of open space, sport and recreation within
the green infrastructure corridors; and
using developer contributions to facilitate improvements to their quality.

2.19 In addition to the identified green infrastructure corridors, Appendix 1 shows the designated
nature conservation assets within the Borough, including Sites of Special Scientific Interest,
Local Nature Reserves, Priority Biodiversity Habitats, Ancient Woodlands, Regionally
Important Geological Sites, Local Wildlife Sites, Potential Wildlife Sites, Pocket Parks, Local
Green Spaces and Nene Valley Nature Improvement Area. Subject to licensing agreements
these designations will be shown on the Policies Map to highlight where existing assets are
located and how they may be enhanced by additional connectivity.
3.

Housing Land Allocations

3.1

National planning policy requires Local Plans to identify sufficient suitable sites to meet the
housing requirements within their area over an identified plan period.

3.2

The Joint Core Strategy outlines the housing requirements for the local planning authorities
within North Northamptonshire for the period 2011-2031. The Joint Core Strategy sets out a
‘Housing Requirement’ for Corby to deliver 9,200 new homes between 2011 and 2031,
which is an average of 460 dwellings per year. This figure is based on objectively assessed
housing need for the housing market area and is the target against which the Council must
maintain a five year supply of deliverable housing sites. The JCS also identifies a ‘Strategic
Opportunity’ target for Corby of 14,200 new homes for the same period, which is 710
dwellings per year. The Strategic Opportunity is based on an ambition for an additional level
of housing that will contribute to the local objective of doubling the population and support
the ongoing regeneration of the town, attainment of which is dependent on the strength of
the local housing market to achieve.

3.3

The Joint Core Strategy provides a strategic framework focusing the majority of new
development over the plan period on the Growth Town of Corby, with a significant emphasis
on the Sustainable Urban Extensions, in order to ensure that development is concentrated in
the most sustainable locations and accompanied by the necessary infrastructure. However,
it is the role of the Part 2 Local Plan and/or Neighbourhood Plans to consider the
identification of non-strategic sites to deliver the housing requirements set out in the Joint
Core Strategy.

3.4

The Emerging Draft Part 2 Local Plan published for Regulation 18 consultation in July 2018
identified 11 non-strategic site allocations for housing based on the assessment work
undertaken as part of the Site Selection Background Paper (June 2018). Each proposed
allocation was accompanied by site specific development principles which were intended to
provide further detailed guidance on the development of each site. The following sites were
included for potential allocation within the Emerging Draft Plan:
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Ref

Location

H1
H2
H3
H4
H5
H6
H7
H8
H9
H10
TC1
Total

Builders Yard, Rockingham Road
Garage Court, Lindisfarne Road
Garage Court, Swale Close
Maple House, Canada Square
Former Our Lady Pope John School, Tower Hill Road
Land at Station Road
Western Land at Pen Green
Land Off Elizabeth Street
Pluto, Gainsborough Road
Cheltenham Road
Parkland Gateway

Indicative
Capacity
31
10
9
14
88
150
157
150
30
18
100
757

3.5

As reported to Members on 10 October 2018 8, a number of consultation responses
questioned the Council’s approach to ‘Delivering Housing’ on the basis that the potential
allocation options do not fulfil the Council’s growth aspirations in line with the Joint Core
Strategy Strategic Opportunity, but rather allocate to meet the Housing Requirement.
Gladman Developments highlighted the Council’s reliance on the delivery of the large scale
SUEs to meet the housing requirements and suggested that the widest possible range of
sites, by size and market location, should be considered in order to maximise housing
supply. Tata Steel (UK) Limited objected to the Council’s approach to meeting the Joint Core
Strategy strategic objectives suggesting that the economic and retail growth in the borough
has progressed in line with the Joint Core Strategy, therefore the levels of housing growth
should reflect this.

3.6

In terms of site specific allocations, the Environment Agency supported the policy
requirement for a site specific flood risk assessment for Western Land at Pen Green, but
recommend making reference to the Sustainability Appraisal. Homes England, as partial
landowner, supported the allocation of Land off Elizabeth Street for housing. Anglian Water
have carried out initial assessments on all draft allocation sites relating to water supply and
foul and surface water sewerage, and provide updated policy wording to include within
revised site design principles. Councillor Watt objected to the proposed allocation of Western
Land at Pen Green, due to highway access and highway capacity constraints.

3.7

Details of the Council’s proposed response to all representations received as part of the
consultation process will be presented to this Committee for approval.

3.8

A total of 15 sites were promoted for housing as part of the consultation, 9 of which had
already been considered as part of the site assessment work, two were below the 0.25ha
threshold for assessment, resulting in an additional four sites for assessment.

3.9

The site assessment work has been updated to include the four additional promoted sites
and two further sites that the Council has been made aware of through pre-application
discussions with developers. The previously assessed sites have been reviewed to take
account of responses received and latest available information, and advice has been sought
from design and specialist officers where necessary. As part of the second stage
assessment, the landowners for the proposed site allocations have been contacted to
determine the deliverability of each site.

3.10 As a result, the significant changes to the proposed site allocations are explained below:
• ‘Garage Court, Lindisfarne Road’ and ‘Garage Court, Swale Close’ have been
removed: both sites are predominantly Council owned garage sites that were
previously promoted by the Council’s Housing Regeneration team; however, latest
advice from the Council’s Housing Regeneration Manager indicates the sites are no
longer being progressed by the Council, therefore both sites should no longer be
considered for allocation.
8https://www.corby.gov.uk/sites/default/files/Responses%20to%20public%20consultation%20on%20t

he%20Part%202%20Local%20Plan%20for%20Corby%20%E2%80%93%20Emerging%20Draft%20O
ptions.pdf
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• ‘Western Land at Pen Green’ has been removed: a consultation response objected to
the inclusion of this site due to highway access and capacity constraints. Further
advice has been sought from NCC Highways team suggesting there is not currently a
practical solution to overcome these constraints. Advice from the landowner, Homes
England, suggests discussions are currently underway with an intending purchaser of
the adjoining land to the east to bring forward both sites as a comprehensive
development to overcome the access constraints; however, no further information has
been provided to demonstrate this or to support continued allocation.
• ‘Land off Elizabeth Street’ has been updated: Since the initial assessment work was
completed part of the site, the Trades and Labour Club, has gained planning
permission for 14 dwellings (application reference 18/00433/DPA). The site boundary
and estimated capacity have been updated to reflect this.
• ‘Everest Lane’ and ‘Former Co-Op, Alexandra Road’ have been included: Two
additional sites have been assessed and included for allocation.
3.11 Detailed site information and background assessment work is included within the updated
Site Selection Methodology Background Paper.
3.12 It is therefore proposed that the following sites are allocated for housing within the PreSubmission Part 2 Local Plan, including some sites with current permission where
development has not yet commenced as there is no guarantee that sites will be developed
and therefore these are included in order to establish the principle of development, should
consented schemes not proceed. The accompanying site specific development principles
are appended to this report.
Ref

Location

H1
Builders Yard, Rockingham Road
H2
Maple House, Canada Square
H3
Former Our Lady Pope John School
H4
Land at Station Road
H5
Land Off Elizabeth Street
H6
Pluto, Gainsborough Road
H7
Cheltenham Road
TC1
Parkland Gateway
TC2
Everest Lane
TC3
Former Co-Op, Alexandra Road
Total
* Subject to legal agreement or conditions

Indicative
Nos.
of
Units
31
14
88
150
100
30
18
100
70
150
751

Planning
permission
No
No
Yes
Yes*
No
No
Yes*
No
No
No

3.13 Development Control Officers have reviewed the revised development principles for the
proposed site allocations to refine the wording and assist in applying the policies. A design
surgery is scheduled on 21 March to review the revised development principles with Design
Officers and specialist advisors following which a verbal update will be provided to Members.
4.

Delivering Economic Prosperity

4.1

National planning policy states that planning policies and decisions should help create the
conditions in which businesses can invest, expand and adapt. Significant weight should be
placed on the need to support economic growth and productivity, taking into account local
business needs and wider opportunities for development. The approach taken should allow
Corby to build on its strengths, counter any weaknesses and address the challenges of the
future.

4.2

As reported to Members on 10 October 2018, seventeen written responses were received in
relation to the proposed chapter on Delivering Economic Prosperity included in the Emerging
Draft Options that were subject to consultation in summer 2018.

4.3

The Environment Agency asserted that a number of proposed employment allocations
should be subject to a sequential test carried out in accordance with the Strategic Flood Risk
Assessment prior to allocation and that cross reference should be made to the Sustainability
Appraisal which states these sites are partially within a flood zone. They suggest the Part 2
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Local Plan should refer to the policy to be used as a baseline for necessary mitigation.
Anglian Water also commented on the policy, namely suggesting consideration be given to
including criteria relating to water and water recycling infrastructure, including Anglian
Water’s existing assets where relevant; suggested additional advice aimed at ensuring
continued access to existing sewers for maintenance purposes.
4.4

In response to the Environment Agency’s comments a supplementary Level 1 Strategic
Flood Risk Assessment has been carried out for each of the proposed non-strategic and
long-term land reserve employment site allocations. This confirmed that parts of sites E4 and
E5 are located within Flood Zones 1, 2 and/or 3, with parts at risk from surface and ground
water flooding, and notes that development in the most affected areas of the site should be
avoided and/or mitigation measures incorporated. The results of these assessments will be
made available as part of the evidence base for the Plan. Additional text has been added to
Policy 8 – Employment Land Provision to clarify that a site specific Flood Risk Assessment
would be required to accompany any future development proposals to ensure these issues
are addressed prior to development commencing. A further change was made to Policy 8 to
reflect the comments made by Anglian Water.

4.5

Therefore it is proposed that the following amended policy is included in the Pre-Submission
Publication Part 2 Local Plan.
Policy 8 – Employment Land Provision
Non Strategic Sites
The following non-strategic sites in Corby, as identified on the Policies Map, are
allocated to enhance the local development offer for new employment development:
Ref

Site

E1
E2
E3
E4

Land off Courier Road
Land at Pearson Training Academy
Princewood Road
St Luke’s Road, St James Industrial
Estate

Size
(hectares)
0.7
0.9
1.6
1.8

Employment Uses
B1, B2
B1, B2, B8
B2, B8
B1, B2, B8

Development should be in accordance with the specified use class. To ensure the
Borough-wide development requirement can be met, these sites will normally be
protected from alternative forms of development.
Long-term Land Reserve
The following sites have been assessed and safeguarded for employment as a longterm land reserve. Whilst these sites have no current evidence of demand, depending
on how the market progresses during the plan period they have market potential in the
long term. This long-term land reserve comprises:
Ref

Site

E5 Tripark*
E6 Saxon 26
*Includes two parcels of land

Size
Employment Uses
(hectares)
5.8
B1, B2
0.6
B1, B2, B8

In some cases sites may be at risk from flooding, including surface water or ground
water flood risk. A site specific Flood Risk Assessment would be required to
accompany any future development proposals to ensure no significant negative effects
arise from development in accordance with the National Planning Policy Framework.
Where there are existing sewers within the boundary of the site the site layout should
be designed to take these into account.
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4.6

Gladman Developments note the flexibility afforded by identifying a long-term land reserve in
addition to a small suite of ‘non-strategic site allocations’. Notwithstanding this - referring to
the NPPF - they suggest that in order to support economic growth and productivity, it will be
necessary to provide further flexibility through the wording of the policy to enable
employment development to come forward where need can be demonstrated (subject to
wider sustainability considerations). Highways England note the recommendation as set out
in the Employment Land Review to deliver 11.4 hectares of employment land and request
that proposed new sites where impacts on the operation of the A14 are anticipated be
subject to consultation with Highways England and appropriately assessed in order to
determine the extent of the potential impacts. Neither of these comments require any
amendment to Policy 8 since paragraph 81 of the NPPF promotes a flexible approach to
accommodate employment needs and to enable a rapid response to changes in economic
circumstances and in addition Policy 23 of the Joint Core Strategy states the quantity and
quality of existing and committed employment sites will be reviewed against Corby’s job
creation targets. Highways England is a statutory consultee in the planning process and will
be notified of any planning applications which may impact upon the operation of the Highway
Network.

4.7

Respondents generally support the proposed ‘Employment Uses in Established Industrial
Estates’ policy, with a number of amendments or suggestions to strengthen the policy
provided. Cottingham Parish Council agrees with the inclusion of a local policy.

4.8

The regeneration principles established by the proposed ‘Employment Uses in Established
Industrial Estates’ policy are supported by Cottingham Parish Council and the Environment
Agency. The Agency note that some areas may be located within areas which may be at
flood risk and recommend that any regeneration should aim to provide betterment to mitigate
against this risk.

4.9

The supporting text to Policy 9 has been amended to clarify the meaning of “small scale” on
the advice of CBC’s Development Management Team to avoid any doubt at the planning
application stage:
“Small scale development proposals of less than 1,000m² or with a site area of <1ha which
modernise the industrial areas or enhance the physical environment and infrastructure within
these areas will be supported subject to compliance with other development management
policies.”

4.10

This definition mirrors that of “minor development” and relates to MHCLG’s definition used
for example in monitoring planning application performance targets.

4.11

Clarification has also been made to highlight which industrial estates the policy refers to and
‘convenience shopping’ has been removed from the examples of ancillary services and
facilities.

4.12

It is proposed that the following policy is included in the Pre-Submission Publication Part 2
Local Plan.
Policy 9 – Employment Uses in Established Industrial Estates
Within established industrial estates as defined on the Policies Map, proposals for
employment use (B1; B2 and B8) and for modernising and/or enhancing the physical
environment and infrastructure will be supported.
Ancillary services and facilities, including (but not limited to) cafes/canteens, crèches,
financial services, leisure /sports uses, meeting and conference facilities will be
supported where they:
a) are small scale; and
b) primarily support the needs of the industrial areas; and
c) enhance the attraction and sustainability of the area for investment, including where
proposals will lead to site decontamination.
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4.13 The proposed ‘Non Employment Uses in Established Industrial Estates’ policy is largely
supported. Northamptonshire County Council welcomes the proposal to support the
provision of ancillary services on industrial sites as a means of contributing to the health and
wellbeing and thus quality of life of employees. Cottingham Parish Council was of the view
that allowing other uses if there is no possibility of increased industrial or commercial activity
is the only reasonable option. In their response, BOC note they are a major employer in the
town, and whilst supporting the policy have requested that boundaries of Phoenix Parkway
Industrial Estate be extended to include BOC’s premises on Weldon Road to afford these
the protection that the policy offers, particularly in regard to residential development that
could potentially conflict with BOC’s operations.
4.14

In response to the comment from BOC the boundaries of Phoenix Parkway have been
reviewed and it is recommended the boundary is amended to include BOC’s premises as
this would result in a natural extension of the industrial estate. At the same time it is
recommended that the boundaries of Oakley Hay Industrial Estate and Earlstrees Industrial
Estate are slightly amended to bring them into line with new development since the
boundaries were previously drawn up.

4.15

In response to comments from CBC’s Development Management team part d) of the Policy
has been amended from its original wording “if the existing land or premises has
environmental or amenity problems, there is clear evidence that these problems cannot be
overcome, or the land or premises is not capable of adaptation for business or industrial
use”, by deleting the text as shown. This original wording was felt to be confusing and
unnecessary given the provisions for development on contaminated land contained within
Policy 6 of the JCS.

4.16

It is proposed that the following amended policy is included in the Pre-Submission
Publication Part 2 Local Plan.
Policy 10 - Non Employment Uses (non-B) in Established Industrial Estates
Subject to compliance with other development management policies proposals which
involve non-employment uses (other than ancillary uses in accordance with Policy 9)
within the established industrial estates as defined on the Policies Map will be permitted
where they satisfy all of the following criteria:
a) they will not have a negative impact on the character of the industrial estate and its
role as an industrial and business location by, in isolation or in combination with
other completed or committed development, prejudicing the maintenance of the
overall balance of B uses within the area; and
b) they will not prejudice the current and future operations of adjoining businesses; and
c) if the proposal involves vacant land or buildings, there is clear and robust evidence
of prolonged marketing with registered commercial agents at a reasonable price to
demonstrate that there is no realistic prospect for continued employment use; and
d) the land or premises is not capable of adaptation for business or industrial use.

4.17

The other significant changes made to the chapter are the addition of Max Park to the list of
established industrial estates, which had been excluded in error. As members will be aware
Max Park is a group of four large modern warehouse units of between 160,619 sq ft –
511,400 sq ft located adjacent to Willowbrook Industrial Estate. Their inclusion will allow
them to benefit from the controls set out in policies 9 and 10.

4.18

The Emerging Draft Plan also highlighted a number of features that makes Corby an
attractive location for sustainable economic growth and prosperity, in the form of eight bullet
points. On reflection this approach was felt to be unnecessarily wordy and overly
promotional in this context. Instead it has been replaced with a single succinct paragraph:
“Corby is well placed to deliver against the ambitions of the Joint Core Strategy. The
combination of rapidly growing population, central location within the country and good
accessibility to major urban areas together with relatively lower land values and a range of
opportunities for employment development all combine to make it an attractive location for
sustainable economic growth and prosperity.”
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4.19

With regard to the proposed ‘Bad Neighbour Uses’ policy, respondents suggest expanding
the scope of the policy and additional wording. Cottingham Parish Council and Middleton
Parish Council are of the view that all Sewage Treatment Works (and not just the Corby
Works) should be considered 'bad neighbours' and requested that the policy be revised to
reflect this. In addition Cottingham Parish Council suggest that in addition to a 400m
exclusion zone there should also be a requirement that such operations should improve the
effects of their activities. Anglian Water welcome the reference to applicants being required
to consider any amenity impacts where developments are located within close proximity to
Corby Water Recycling Centre (formerly sewage treatment works) and in addition note a
number of other existing WRCs which serve settlements in the Corby Borough area –
Cottingham/East Carlton, Gretton, Rockingham and Stanion. They suggest additional
wording to the policy would ensure relevant proposals are accompanied by an odour
assessment report and proposals for development adjacent to, or in the vicinity of a WRC
would need to demonstrate that both the continued use of the WRC site is not compromised,
and that the amenity of occupiers of new development will be satisfactory with the ongoing
normal use of the WRC site.

4.20

In response to the above comments a number of changes have been made to the policy
covering “Bad Neighbour Uses”. Subsequently however, following the advice of
Development Management officers, who felt the policy was misplaced, it has been removed
from this chapter and placed within the chapter covering Infrastructure and Services. It is
proposed that the following amended policy is included in the Pre-Submission Publication
Part 2 Local Plan.
Policy 5 – “Bad Neighbour” Uses
Water Recycling Centres are ‘bad neighbours’ and proximity to Water Recycling
Centres, and the potential odour and associated nuisance, will be a material
consideration in dealing with planning applications for development within 400m of the
boundaries of Water Recycling Centres.
Intensive livestock units may also be ‘bad neighbours’ and the adverse effect of such
units will be a material consideration in determining planning applications within 400m.

5.

Options to be considered (if any)

5.1

Two options have been considered in relation to the topics in the Part 2 Local Plan. The first
has formed the recommendations of this report and is to consider detailed information on
particular topics within the Part 2 Local Plan as information emerges and policy evolves. The
second option is not to consider individual topics and instead present lots of detailed
information at once. This option has not been recommended as the first option allows
detailed information on particular topics within the Part 2 Local Plan to be considered in an
appropriate timeframe and reduces the burden of reviewing detail at the same time as a
consultation document is being proposed.

6.

Issues to be taken into account:Policy Priorities
The statutory development plan forms 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 Councils 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 Part 2 Local Plan agreed at One Corby Policy
committee on 29 November 2016.
Legal
The Planning and Compulsory Purchase Act 2004, The Planning Act 2008, The Localism
Act 2011, the Housing and Planning Act 2016 and associated regulations (including the
Town and Country (Local Planning) (England) Regulations 2012 ), set the statutory
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framework for the production of Local Plan documents by the Local Planning Authority.
National policy in relation to the production of local plan documents is provided through the
NPPF, supported by national Planning Practice Guidance.
Human Rights, Community Safety, Performance Information, Best Value
None directly linked to this report.
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 Part 2 Local Plan has been undertaken. As far as possible control
measures have been put in place to minimise these risks, including regular project board
meetings where risk is reviewed.
7.

Recommendation
It is recommended that Members note the development and refinement of planning policies
for the Pre-Submission Publication Part 2 Local Plan and provide comments, where
necessary.
Background Papers
Local Plan Committee, 24 August 2016
Local Plan Committee, 20 June 2018
One Corby Policy Committee, 29 November 2016
Local Plan Committee, 10 October 2018
National Planning Policy Framework, July 2018
Part 2 Local Plan for Corby – Emerging Draft Options (Regulation 18 Consultation), July
2018
Officer to Contact
Bernice Turner
Planning Officer
01536 463188
bernice.turner@corby.gov.uk
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Appendix 2 – Site Specific Design Principles

Builders Yard, Rockingham Road
The site comprises a builder’s yard to the rear of various retail uses accommodated within
sheds and converted agricultural buildings accessed off Rockingham Road. Bordering the site
to the west are residential dwellings and along the southern boundary is a green recreational
area.
Figure 7.1 – Builders Yard, Rockingham Road

Policy H1 Builders Yard, Rockingham Road
A site of 0.98 hectares is allocated for residential development that subject to viability will include a
policy compliant mix of around 31 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) Connectivity to the adjacent open space site is encouraged; more specifically a combined footway
and cycleway within and beyond the site, to the adjacent open space site and neighbouring
residential areas;
b) The main vehicular access off Rockingham Road must reach the southern boundary of the site
where this meets the existing open space;
c) Active frontages onto Derwent Walk are encouraged;
d) Existing landscaping should be retained where possible; and
e) Consideration should be given to the site’s proximity to a range of mixed use facilities at
Princewood Court and Dalton Road.

Maple House, Canada Square
The site is bounded by residential to the east and north and Alberta Close that runs southwest along the perimeter of the site. Further to the north-east is a school playing field.
Figure 7.2 – Maple House, Canada Square

Policy H2 Maple House, Canada Square
A site of 0.39 hectares is allocated for residential development to include about 14 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) Continued protection of important on site and boundary trees, with particular regard to Tree
Preservation Order 2017/12;
b) Pedestrian connections northwards should be enhanced;
c) Active frontages onto pedestrian routes will be encouraged;
d) Alterations to traffic calming measures on Alberta Close may need to be considered
e) Consideration should be given to incorporating Sustainable Urban Drainage (SuDS) towards
the south-west of the site;
f) Consideration must be given to bats due to the site’s proximity to the Kings Wood Local
Nature Reserve; and
g) There are existing sewers in Anglian Water’s ownership within the boundary of the site and
the site layout should be designed to take these into account.

Former Our Lady and Pope John School, Tower Hill Road
The former school site is located off Tower Hill Road within 85 metres of the junction with
Gainsborough Road. The A6003 is to the west and separated from the site by a playing field.
Directly to the south of the site is the newly opened Kingswood School and along the northern
boundary are residential dwellings.
Planning approval was granted in July 2018 for the erection of 88 dwellings 1. The
development is intended to provide 100% affordable housing which will be confirmed by the
completion of an appropriate Section 106 Agreement.
Figure 7.3 – Former Our Lady and Pope John School, Tower Hill Road

Policy H3 Former Our Lady and Pope John School, Tower Hill Road
A site of 2.37 hectares is allocated for residential development to include 88 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) Vehicular access is from Tower Hill Road;
b) There are a number of trees along the eastern boundary which should be retained;
c) Development enhances the opportunity to improve connectivity within and beyond the site,
in particular connections to the West Corby Sustainable Urban Extension;
d) Full details of the surface water drainage scheme, including maintenance and upkeep, should
be agreed with the Local Planning Authority before development commences; and
e) In the event that unexpected contaminated land is discovered when carrying out the
development further land contamination mitigation will be required and reported to the Local
Planning Authority.

1

Application reference: 17/00667/DPA

Land at Station Road
The site is located to the east of Corby railway station and is bordered by the station access
road to the north, Station Road to the east, the railway station to the west with Railside Lane
and residential dwellings located to the south. The site has been cleared, although it was
previously developed. Most of the site is covered in concrete hard standing with a small area
of shrubs and bushes in the southwest corner and a small copse of self-set trees adjacent to
the western boundary.
Planning approval was granted in May 2018 for the erection of 150 dwellings, subject to the
completion of a Section 106 Agreement 2.
Figure 7.4 – Land at Station Road

Policy H4 Land at Station Road
A site of 0.77 hectares is allocated for residential development to include 150 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) A landmark building will be provided to reflect the gateway location next to the railway
station;
b) The design should be of the highest quality, in particular the public realm should complement
the existing public areas around the railway station;
c) Development should strengthen the street edge along Station Road whilst creating a vibrant
street scene;
d) Careful consideration should be given to improving connectivity within and beyond the site, in
particular pedestrian and cycle connections to the town centre;
2

Application reference: 17/00663/DPA

e) Careful consideration should be given to neighbouring residents to avoid negative impacts on
amenity, such as in relation to privacy, direct sunlight or daylight;
f) Before occupation of the development all garden and landscape areas must be subject to land
contamination mitigation measures;
g) Full details of the surface water drainage scheme, including maintenance, should be agreed
with the Local Planning Authority before development commences; and
h) There is an existing water main in Anglian Water’s ownership within the boundary of the site
and the site layout should be designed to take this into account.

Land off Elizabeth Street
The site currently comprises a number of vacant buildings, including the former Magistrates
Court and Police Station. It is bounded by Elizabeth Street to the west, Stuart Road and the
Labour Club to the south, The Anglican Church of the Epiphany to the north and scrubland
and car parking to the east.
Figure 7.6 – Land off Elizabeth Street

Policy H5 Land Off Elizabeth Street
A site of 0.83 hectares is allocated for residential development that subject to viability will include
a policy compliant mix of around 100 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) A development brief would be required to assess the commercial viability of the site;
b) The layout and density of any proposed scheme should aim to maximise the edge of town
centre location and in doing so make the most efficient use of land;
c) Connectivity within and beyond the site is of key importance, particularly pedestrian links to
the town centre. Proposals should consider the potential for open space and landscaping at the
corner of Elizabeth Street and Stuart Road in order to improve accessibility to the town centre;
d) The layout of any proposed scheme should be sensitive to existing surrounding uses, in
particular where the site meets Lorne Court. Proposals should consider design solutions such
as green roofs and the provision of natural surveillance;
e) Consideration must be given to the potential traffic impacts of the proposed development along
with any potential junction improvements on Elizabeth Street;
f) Noise attenuation measures to take account of Elizabeth Street; and
g) There is an existing sewer in Anglian Water’s ownership within the boundary of the site and the
site layout should be designed to take this into account.

Pluto, Gainsborough Road
The site is an irregular shaped area of land located on the southern side of Gainsborough
Road at the junction with Blake Road. Holbein Walk and Hoppner Walk are located to the east
of the site. An area of public open space frames the site to the south. The Pluto was named
after the part played by Corby steel works during WWII. However, in 2008 the Public House
was demolished and cleared apart from an electricity substation. Reptiles may be present
within the site due to the past demolition.
Figure 7.7 – Pluto, Gainsborough Road

Policy H6 Pluto, Gainsborough Road
A site of 0.39 hectares is allocated for residential development that subject to viability will include
a policy compliant mix of around 30 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) Proposals will be required to address the irregular shape of the site, incorporating open
frontages onto all site boundaries to provide natural surveillance;
b) Innovative parking solutions would be encouraged given the unique shape of the site;
c) Sensitive design of up to 3 storeys is considered appropriate; however, there is potential to
create a gateway feature at the Western corner of the site where Gainsborough Road meets
Blake Road;
d) Connectivity to the surrounding open space is encouraged; with potential to open up the
Eastern walkway at Hoppner Walk;
e) Noise attenuation measures to take account of Gainsborough Road;
h) Consideration must be given to reptiles due to past demolitions; and
f) There is an existing surface water sewer in Anglian Water’s ownership within the boundary of
the site and the site layout should be designed to take this into account.

Cheltenham Road
The site is located between Aintree Road to the north, the railway line to the south-east and
Chepstow Road to the west. It is comprised predominantly of poor semi-improved grassland,
with patches of low bramble scrub around the margins and a patch of dense woody scrub in
the south-west around an underpass under the adjacent train line. There are currently Newts
on the site which are a protected species.
Planning approval was granted in January 2019 for 18 dwellings subject to conditions 3. The
development is intended to provide 100% affordable housing for ex-military officers and their
families.
Figure 7.8 – Cheltenham Road

Policy H7 Cheltenham Road
A site of 0.49 hectares is allocated for residential development consisting of 18 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) The layout and density of the scheme should consider proximity to adjacent properties, so as
not to result in harm to amenity;
b) Some screening would be required to protect neighbouring amenity and amenity of future
occupiers, particularly in relation to the railway line;
c) The layout of the scheme must take account of the sewer easement running the length of the
site for the access point off Cheltenham Road; there is potential to design open space and/or
car parking on the area affected;
d) Noise attenuation measures to take account of the railway line; and
e) There are existing foul and surface water sewers in Anglian Water’s ownership within the
boundary of the site and the site layout should be designed to take these into account.

3

Application ref:- 18/00365/REG3

Parkland Gateway
The site is vacant land within a key town centre location. The site is bounded by the job centre
to the north; a bingo hall, shops, offices, cafes and hot food takeaways to the east across
George Street; the Savoy cinema and Corby East Midlands International Swimming Pool to
the south; and Hazel wood protected woodland to the east.
Figure 9.1 – Parkland Gateway

Policy TC1 Parkland Gateway
A site of 0.98 hectares is allocated for mixed use development that subject to viability will include
a policy compliant mix of around 100 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
1. Innovative and contemporary proposals that include a range of appropriate main town centre
uses will be encouraged where these are consistent with other policies in the Plan;
2. Proposals should consider incorporating a higher density residential scheme to make the most
efficient use of land;
3. Active frontages that create an urban edge onto George Street are encouraged;
4. High quality architectural design that complements the neighbouring modern buildings will be
encouraged, in particular proposals should create a strong physical presence towards the southeast corner of the site;
5. The modern character of the area should also be reflected; connections to the existing high
quality public realm should follow a similar theme;
6. Careful consideration of Hazel wood protected woodland to the west of the site (TPO 50/4);
proposals should provide natural surveillance to the woodland and provide links in the forms
of paths to connect the development with the woodland where possible;

7. Where possible, proposals should include buffering to the neighbouring woodland, in the form
of houses facing the woods with paths or a road between them and a shrub layer or tree buffer
on the wood-side, to soften the edge and minimise the impact of development; and
8. Consideration should also be given to the impact of development on bats at the woodland edge;
more specifically, the lighting scheme should be carefully designed with these considerations
in mind.

Everest Lane
The site currently comprises the former TA centre, which is now in community use, a parade
of shops with flats above, a public house, offices and leisure uses. The site is bounded by a
mix of uses including, shops, Council offices, a gym and residential properties.
Figure 9.2 – Everest Lane

Policy TC2 Everest Lane
A site of 0.89 hectares is allocated for mixed use development that subject to viability will include
a policy compliant mix of around 70 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
1. Innovative and contemporary proposals that include a range of appropriate town centre uses
will be encouraged where these are consistent with other policies in the Plan, including the
requirement to support and enhance existing community facilities;
2. Proposals should consider incorporating a higher density residential scheme to make the most
efficient use of land;
3. Consideration should be given to providing flats or apartments with varying heights that
complements the surrounding mix of uses. Proposals should maximise the opportunity to
provide a key feature building towards the north-eastern corner of the site to create a gateway
into the town centre;
4. High quality architectural design that continues the regeneration and complements other
modern buildings within the town centre will be encouraged;
5. Proposals should seek to open up the site to improve the physical landscape and public realm
and encourage natural surveillance within the site; consideration should be given to providing
vehicular access from the north of the site off Alexandra Road;

6. Connectivity within and beyond the site is of key importance, particularly links to the town
centre and other town centre redevelopment opportunity sites; and
7. Noise attenuation measures due to proximity to neighbouring commercial uses and Elizabeth
Street.

Former Co-op, Alexandra Road
The site currently comprises the former Co-operative supermarket building and associated car
park. The supermarket ceased trading in January 2016. The site is bounded by a mix of uses
including, shops, cafes and hot food takeaways, a bingo hall, a former community centre and
residential properties.
Figure 9.3 – Former Co-op, Alexandra Road

Policy TC3 Former Co-op, Alexandra Road
A site of 0.84 hectares is allocated for mixed use development that subject to viability will include
a policy compliant mix of around 150 dwellings.
In addition to according with relevant development plan policies and material considerations,
applications will be supported where the following site design principles are addressed:
a) Innovative and contemporary proposals that include a range of appropriate town centre uses
will be encouraged where these are consistent with other policies in the Plan;
b) The layout and density of any proposed scheme should aim to maximise the town centre
location and in doing so make the most efficient use of land;
c) Consideration should be given to providing flats or apartments with varying heights that
complements the surrounding mix of uses. A scheme involving the stepping down of building
blocks from the south-western corner towards the eastern boundary would be welcomed in
design terms to minimise the impact on neighbouring residential properties;
d) High quality architectural design that continues the regeneration and complements other
modern buildings within the town centre will be encouraged;
e) Proposals should improve the overall appearance of the site, in particular fronting Alexandra
Road;
f) Connectivity within and beyond the site is of key importance, particularly links to the town
centre with connections from this site to the Cube. Proposals should take advantage of the clear
visibility between the front of the site and the Cube;

g) Proposals should consider incorporating innovative solutions such as basement parking to
utilise the gradient of the site and make the most efficient use of land, or deck parking with
green walls to improve the quality of the public realm, taking into consideration the security
and safety of all site users;
h) Where possible, proposals should maximise opportunities for biodiversity enhancement by
improving green infrastructure links to the nearby Hazel and Thoroughsale woodland and
providing bat/bird boxes within the fabric of the building; and
i) Noise attenuation measures due to proximity to neighbouring commercial uses and Alexandra
Road.

