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1.

Introduction

1.1

This report has been produced in support of the Publication Draft (Pre-Submission),
Regulation 19 consultation on the Part 2 Local Plan for Corby. It sets out the details of the
consultation undertaken on the Emerging Draft Options under Regulation 18 of the Town
and Country Planning (Local Planning) (England) Regulations 2012.

1.2

This consultation took place over an eight week period between 2 July 2018 and 28 August
2018. Section 3 of this report details activity undertaken to meet Corby’s statutory Duty to
Co-operate. Section 4 of this report provides a summary of the methods used to notify and
invite representations on the Emerging Draft Options consultation, whilst Section 5 sets out
the representations received and how these have been addressed by the Council in
producing the Publication Draft (Pre-Submission) Part 2 Local Plan for Corby.

2.

Background

2.1

The Part 2 Local Plan for Corby follows on from and supports the Joint Core Strategy for
North Northamptonshire. It will set out the non-strategic development allocations and a
number of detailed policies to manage development in line with the vision, strategy and
policies of the Joint Core Strategy. Once adopted, it will form part of the statutory
development plan for the area and be used for determining planning applications alongside
the Joint Core Strategy and any other ‘made’ Neighbourhood Plans.

2.2

The main stages in preparing the Part 2 Local Plan are identified below, showing the stages
at which formal public consultation has been, or will be, undertaken in italics:
Stages of the Part 2 Local Plan preparation
Scoping consultation incorporating Issues and Options
Emerging Draft Options Part 2 Local Plan for
consultation
Publication Draft (Pre-Submission) consultation
Formal Submission to Secretary of State
Examination in Public
Adoption

November – December 2016
July – August 2018
August - September 2019
November 2019
Summer 2020
Winter 2020

2.3

A summary of the consultation at the earlier stage in the Plan’s production can be viewed at
https://www.corby.gov.uk/sites/default/files/Statement%20of%20Consultation%20%20P2LP%20Emerging%20Draft.pdf

3.

Statements of Common Ground and Duty to Co-operate

3.1

Paragraph 27 of the NPPF requires strategic policy making authorities to demonstrate
effective and on-going joint working, by preparing and maintaining one or more statements
of common ground, documenting the cross-boundary matters being addressed and progress
in cooperating to address these. These should be produced using the approach set out in
national planning guidance, and be made publicly available throughout the plan-making
process to provide transparency.
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3.2

The scope of the Part 2 Plan is to enable the effective delivery of Part 1 of the Plan – the
North Northamptonshire Joint Core Strategy (JCS). The Part 2 Plan therefore aims to
complement the strategic policies of the JCS. Anything outside its scope, such as the future
scale of housing growth including where cross administrative boundary issues may occur, is
therefore not a matter for the Part 2 Plan to address. Any strategic challenge to the strategic
provisions of the JCS will need to be made when that document is reviewed, and not
through Part 2 of the Plan.

3.3

At least until the North Northamptonshire Unitary Authority is established the Joint Planning
Committee (JPC) is the strategic planning authority (responsible for preparing the strategic
policies in the JCS), and the Joint Planning and Delivery Unit (JPDU) is responsible for coordinating the production of the Statement of Common Ground for agreement by the JPC.
Statements of Common Ground have therefore not been prepared for the Part 2 Local Plan
for Corby.

3.4

Strategic cross-boundary issues were fully considered in the development of the JCS. This
extensive work is documented in the North Northamptonshire Joint Core Strategy 20112031 Pre-Submission Plan Statement of Consultation.

3.5

One of the key issues identified in relation to Corby was the promotion of a new village at
Deenethorpe airfield (Tresham Garden Village). This proposal was thoroughly tested as part
of the review of the JCS and the assessment of spatial options. Particular consideration was
given to how a new village would function as part of the settlement hierarchy, particularly
given the proposals’ proximity to the north east Sustainable Urban Extension to Corby.
Subsequently a number of meetings have been held with officers from East
Northamptonshire where consideration was given to expanding the principal elements of
the Greenway to ensure that stronger connections between Deenethorpe and the SUEs in
Corby are encouraged.

3.6

A further issue identified was the role of B8 which would need to be further considered
within the development of the preferred options. There was an acknowledgement from
Northamptonshire Enterprise Limited (NEL) and the development industry that this would
remain an important sector for the economy and Corby Borough Council noted that it could
potentially unlock higher value employment uses. This issue was further picked up in an
Employment Land Seminar held on 21 June 2017 which supported the drafting of the
Employment Land Review, a key piece of the evidence base for the Part 2 Local Plan. Also in
attendance were representatives from East Northamptonshire and Kettering Borough
Councils as well as the JPDU, along with developers, agents and the LEP. Further
correspondence by email was sent to all neighbouring local authorities and a meeting with
the JPDU was undertaken prior to the publication of the final document in May 2018.

3.8

There was broad support for village boundaries from local residents in order to retain rural
character, and avoid coalescence and urban sprawl. Corby Borough Council supported the
identification of village boundaries, an issue which has been picked up in the Part 2 Local
Plan and neighbouring authorities given the opportunity to comment via the consultation
process.
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3.9

Representations from all neighbouring planning authorities were invited during the
consultation on the emerging draft Part 2 Local Plan, as well as the Borough of
Wellingborough and the County Council. Harborough District Council indicated that they
would provide no comments at that time. Responses from the County Council were received
in regard to Public Health, Development Management (Education), Highways and Adult
Social Services. Details of these representations, along with Corby Borough Council’s
response, are detailed in section 5 of this report. No comments were received at that time
from other neighbouring local authorities.

3.10

None of Corby’s neighbouring Councils has specifically sought help in meeting their local
housing or other needs and the JDPU has not asked Corby Borough Council to assist in
meeting these needs. Furthermore, Corby Borough Council is not aware of any significant
cross boundary strategic issues relating to co-operation with neighbouring Councils or
statutory agencies which remain unresolved. Any future requests that may come from
neighbours for help in regard to their objectively assessed housing needs would be a matter
for a plan review to consider at the appropriate stage(s).

3.11

Further information on how Corby Borough Council has cooperated with other Local
Planning Authorities and partner organisations during the preparation of the Part 2 Local
Plan is set out in the Statement of Compliance with the Duty to Cooperate.

4.

Summary of Consultation

4.1

To encourage community involvement, a range of activities took place to publicise the
consultation:











5.

E-mails relating to the consultation were sent to all statutory consultees, together with
individuals and organisations who had either asked to be kept informed about the
progress of planning policy documents or had previously made representations on the
Local Plan.
The consultation document, together with accompanying documents including the
Sustainability Appraisal, was uploaded to the Council’s dedicated consultation software
hosted by INOVEM. Hard copies were also made available to view at the Corby Cube and
other local libraries.
A statutory notice in the Evening Telegraph.
A press release was issued, resulting in an article in the Evening Telegraph and news
bulletin on Corby Radio.
Social media alerts.
Parish Councils and Residents Associations were sent posters to display.
Article published on the North Northamptonshire Joint Planning and Delivery Unit
website.
Attendance at Rural Area Forum.
Staffed drop in events.

Summary of Representations

4

5.1

Representations on the Emerging Draft Options were received from 37 individuals and
organisations. The table below summarises the representations received and how these
have been addressed by the Council in producing the Pre-Submission version of the Plan.

5

Organisation

Behalf

Chapter

Section

Sport England

Securing
Infrastructure
and Services

Sport England

Securing
Infrastructure
and Services

Policy

Para

Representation

Comments

Action

Health and
Wellbeing

Sport England, in conjunction with Public Health
England, has produced ‘Active Design’ (October
2015), a guide to planning new developments that
create the right environment to help people get
more active, more often in the interests of health
and wellbeing. The guidance sets out ten key
principles for ensuring new developments
incorporate opportunities for people to take part in
sport and physical activity. The Active Design
principles are aimed at contributing towards the
Government’s desire for the planning system to
promote healthy communities through good urban
design. Sport England would commend the use of
the guidance in the master planning process for new
residential developments. The document can be
downloaded via the following link:
http://www.sportengland.org/facilitiesplanning/planning-for-sport/planning-tools-andguidance/active-design/ Sport England considers
that the principles of Active design can help delivery
of corporate plan priorities and the local outcomes
of the JCS for Corby. Authorities are now starting to
embed policies which seek to deliver active design as
one way of delivering a healthy lifestyle objective;
this could also form part of the Place Shaping SPD.

The production of the 'Active Design'
guidance is acknowledged and
amendments will be made to
emphasise the importance of
incorporating opportunities for
people to take part in sport and
physical activity.

Social and
Cultural

In our comments on the 2016 Local Plan for Corby
Scoping Consultation incorporating Issues and
Options – we advised “Sport England supports the
view that the open space, sport and recreation
evidence is out of date and that KKP have been
appointed to provide a robust and up to date Playing
Pitch Strategy and a built sports facilities strategy to
replace the existing but aging evidence base. It is
noted that previous evidence supported the use of
standards, following the introduction of NPPF and

Previous comments made by Sport
England during the Issues and
Options consultation stage have been
taken into account and updated
evidence prepared through the
production of the updated Open
Space, Sports and Recreational
Assessment. Sport England's
recognition of this updated evidence
is noted. In response to the

Insert the following text into
Open Space section:
“Access to high quality open
space and opportunities for
sport and recreation can make
an important contribution to
the health and well-being of
communities. Open space
includes all areas of public
value, including not just land,
but also areas of water such as
rivers, canals, lakes and
reservoirs. They offer
opportunities for people to
appreciate the natural
environment and take part in
sport and physical activity,
including informal recreation
and organised sports. The
resulting benefits to human
health and wellbeing are well
documented. Furthermore,
open spaces provide benefits
such as food production,
mitigating climate change,
improving air quality, flood
alleviation, and ecosystem
services. Providing these
facilities at a local level, in
convenient locations, increases
their accessibility for users and
reduces the need to travel.”
Insert the following text into
Open Space section:
“No standards are set for
playing fields in accordance
with Sport England’s advice.
The Playing Pitch Strategy and
Action Plan provides the needs
and evidence base for playing
fields, including recommending
use of Sport England’s Playing
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Sport England

Securing
Infrastructure
and Services

Social and
Cultural

4.28

NPPG this approach is not supported Sport England
please see attached document which is in draft but
hopefully provides sufficient evidence to outline our
concerns with the use of standards. We are
concerned however with regard to paragraphs 6.18
and 6.19, the IDP which identifies specific sports
facilities before the updated evidence is available.”
Sport England is pleased to see that the above points
have been taken on board and that The Playing Pitch
Strategy (PPS) and the indoor built facilities Strategy
(BFS) were completed in 2017. Without an
appropriate evidence base it is not possible
understand the needs and deliver the appropriate
social infrastructure (your para 4.2 and 4.4) para 70
of NPPF 2012 Para 92 NPPF 2018 promotes planning
positively. The evidence is needed and is now
available, in order to ensure that it is the right facility
in the right place. This is particularly important given
the proposed growth and understanding the current
needs and the future demands.
Has the latest evidence been used to identify the
need for a Sports Hall and pitch and pavilion
improvements in the 2017 IDP? (para4.28) As far as I
can establish the priority is to improve Lodge Park LC
– there is no proposal for an additional sports Hall.
However, as part of the growth a new Secondary
school is proposed which will include sports facilities
and it is recommended that these should be able to
be jointly used by the community.
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representation it is suggested that
the supporting text is amended to
clarify that no standards are set for
playing fields.

Pitch Demand Calculator to
determine the likely demand
for playing pitches as a result
of new development."

Requirement for sports hall and pitch
and pavilion improvements based on
North Northamptonshire Strategic
Sports Facilities Framework published
in September 2014. The updated
evidence on open space, sport and
recreational facilities was not
published until November 2017. The
needs identified within the updated
evidence on open space, sport and
recreational facilities will be
incorporated into updates to the
Infrastructure Delivery Plan and
reference to the latest evidence will
be incorporated into the Part 2 Local
Plan where necessary. Proposals for a
new secondary school will be
assessed against the JCS which
encourages the co-location of
facilities and measures to extend the
use of assets such as the provision of
multi-purpose community buildings
or the location of services within the
same building.

Delete reference to obsolete
North Northamptonshire
Infrastructure Delivery Plan
requirements.

Sport England

Securing
Infrastructure
and Services

Social and
Cultural

4.28

Para 4.28 is the IDP evidence for indoor athletics and
closed road cycle facility up to date?

Sport England

Securing
Infrastructure
and Services

Social and
Cultural

4.35

Para 4.35 supported - does there need to be
reference to the Playing pitch development demand
calculator? Which is detailed in the PPS.

Sport England

Securing
Infrastructure
and Services

Social and
Cultural

1

Policy 1 – does the Open Space, Sport and
Recreational Facilities Assessment (or similar
subsequent document) include as a general heading,
the Playing Pitch strategy? And the Built Facilities
Strategy. In any event it should be made clear that it
includes the PPS and BFS otherwise a separate
statement is needed regarding the strategies that
there is a PPS and BFS.

1

Playing Pitch Strategy and Action Plan, November 2017
Open Spaces Study, November 2017
3 Indoor and Built Facilities Strategy, November 2017
2
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Requirement for indoor athletics and
closed road cycle facility based on
North Northamptonshire Strategic
Sports Facilities Framework published
in September 2014.
The Playing Pitch Strategy and Action
Plan promote Sports England’s
calculator as a tool for determining
development contributions linking to
sites within the locality. In response
to the representation and to provide
clarification it is suggested that
reference to the Playing pitch
demand calculator will be made in
the supporting text.
It is agreed that further clarification
will be beneficial to explain that the
Open Space, Sport and Recreational
Facilities Assessment consist of three
interrelated documents, including the
Playing Pitch Strategy, Open Spaces
Study and Indoor and Built Facilities
Strategy.

Delete reference to obsolete
North Northamptonshire
Infrastructure Delivery Plan
requirements.
Insert the following text at
paragraph 4.11:
..."including recommending
use of Sport England's Playing
Pitch Demand Calculator to
determine the likely demand
for playing pitches as a result
of new development".

Insert the following text into
Open Space section:
“An open space, sport and
recreational facilities
assessment has been
undertaken in order to plan
effectively for open space,
sports and recreation, and to
meet the NPPF requirement
that policies relating to such
facilities and spaces should be
based on robust and up to date
assessments of needs and
opportunities for new
provision. The assessment
consists of three interrelated
documents including the
Playing Pitch Strategy and
Action Plan1, the Open Spaces
Study2 and Indoor and Built
Facilities Strategy3 that make
an evaluation of the quality,
quantity and accessibility of
existing provision and identify
areas of deficiency and surplus.
The assessment provides the

Sport England

Sport England

Green
Infrastructure
Framework
Green
Infrastructure
Framework

Local Green
Spaces

3

Green
Corridors

4

Sport England

Forestry
Commission
East and East
Midlands

Town Centre
and Town
Centre Uses

Site Specific
Allocations

TC1

Policy 3 supported but should such a section include
sports use if local green spaces include playing
fields?
Policy 4 supported - links to active Design

Policy is in line with NPPF wording. In
any case, sports would be included as
"recreational value".
Support noted. Reference to Sport
England's 'Active Design' guidance
will be incorporated within the
supporting text to the Open Space
Policy.

Please see our guidance on planning for sport Forward Planning
https://www.sportengland.org/facilitiesplanning/planning-for-sport/forward-planning/
Economic development Sport England would advise
of our economic value of sport toolkit
https://www.sportengland.org/research/benefits-ofsport/economic-value-of-sport/
We only have one observation to make which relates
to proposed development adjacent to Hazelwood
woods known as TC1 Parkland Gateway. We quote ‘
Where possible, proposals should include buffering
to the neighbouring woodland, in the form of
gardens or open space planting, to soften the edge
and minimise the impact of development’ . From our
experience with Ancient Woodlands and woodland

Noted
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Comment that housing backing onto
woodland has potential to have an
adverse impact is noted and it is
considered appropriate to amend the
policy criterion.

evidence to support the open
space policies and include
locally derived standards for
the retention and
enhancement of open space
across the plan area. All open
space should be afforded
protection unless it can be
proven that it is not required in
accordance with the JCS ”
No change

Insert the following text at
paragraph 4.13:
“The location and design of
new areas of open space, sport
and recreation is important.
They should be easily
accessible by those who are to
use the site and be overlooked
by housing, pedestrian routes
or other well used public
facilities. Active Design is a set
of design guidelines developed
by Sport England and Public
Health England that can be
used to inform the design and
layout of development.”
No change

Amend the design principles in
TC1 to read:
“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 multi-

Harborough
District
Council
Planning and
Design Group
(UK) Limited

Planning and
Design Group
(UK) Limited

Mr and
Mrs
van
Oppen

Delivering
Housing

Mr and
Mrs
van
Oppen

Delivering
Housing

Housing
Land
Allocations
- call for
sites
Housing
Land
Allocations
- call for
sites

in general. We have observed that backing houses
onto woodland using back gardens as a buffer
doesn’t work well for the woods and can be
detrimental for a number of reasons. What generally
happens is that people use the wood to dump waste
and or adopt bits as additions to their gardens they
also lop branches in the mistaken belief they may be
dangerous or block light and there is also a fire risk
and liability may fall onto the local authority. We
suggest as an alternative that you require any houses
to face the woods with paths/road between them
and the wood and a shrub layer or tree buffer on the
wood-side. We have found in other areas that
people who look at woodlands will often feel more
protective/ ownership/value them and a woodland
view may also increase the value of a house.
The document has been reviewed and I confirm that
Harborough District Council has no comment to
make on the content of the plan at this time.
Land South of Middleton, Corby (East of School Hill)

I write to you on behalf of Mr and Mrs van Oppen to
promote land to the south of Middleton, Corby for
residential development. As part of Corby Borough
Council’s process of preparing an up to date Part 2
Local Plan, you have sought to identify enough
housing land to meet the objectively assessed need
(JCS Requirement 2011-2031), in order to evidence
that the Council can demonstrate the required fiveyear supply of deliverable housing sites. However, it
is noted with the ambition to provide enough land to
accommodate the JCS Strategic Opportunity,
significantly more housing land is therefore required.
It is in this context that Planning and Design Group
are promoting the site at this time, so that it might
be reasonably considered on the basis that further
land will need to be identified. The site is located to
the southern edge of Middleton, to the east of
School Lane and north of the former A427. It is
positioned at the end of a cluster of residential
development, which defines the existing boundary of
the settlement. The site is well contained rough
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layered landscaping buffer on
the wood-side, to soften the
edge and minimise the impact
of development”

Noted

No change

Site discounted following detailed
assessment (reference HAS100)

No change

Site discounted following detailed
assessment (reference HAS100)

No change

Planning and
Design Group
(UK) Limited

Mr and
Mrs
van
Oppen

Delivering
Housing

Housing
Land
Allocations

Planning and
Design Group
(UK) Limited

Mr and
Mrs
van
Oppen

Villages and
Rural Areas

Specific
Local
Needs or
Opportuniti
es

pasture land; it is irregular in shape and measures
approximately 6 hectares. There is an existing field
access from School Hill to the west, which can be
utilised and upgraded to serve a proposed residential
development. Alternatively, the site could be
accessed to the south via the former A427 from
existing points of access. The site lies outside but
adjacent to the Conservation Area. It is not subject to
constraints in terms of access, flood risk, ecology,
landscape, noise or pollution. The site is promoted
for residential development. It would make the most
efficient use of land and further contribute towards
meeting an identified local housing need, as
encouraged by the NPPF.
We object to Policy 9 – Delivering Housing on the
basis that the potential allocation site options do not
fulfil the Council’s growth aspiration; to
accommodate the whole of the strategic opportunity
requirement. The Council asserts that there is
shortfall of suitable and deliverable non-strategic
development sites at paragraph 7.11 and that
strategic matters can only be revisited via a review of
the Joint Core Strategy. The subject site represents
an additional non-strategic site (up to 150 dwellings),
which can be disposed of to a housing developer, as
soon as the allocation is confirmed.
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8.27

Further, it is a reality that the Borough’s Urban Areas
cannot meet the housing growth needs in full. We
therefore object to Preferred Option a) in respect of
Specific Local Needs or Opportunities (paragraph
8.27). The Council’s approach not to allocate sites for
housing development in the rural area in no way
represents the aspiration to deliver Strategic
Opportunities and is contrary to NPPF in terms of
appropriate distribution of growth across the
settlement hierarchy. It is entirely appropriate to
follow a sequential approach to allocating housing
sites, looking outside of the Urban Areas to other,
smaller settlements to accommodate the addition of
growth required. The Government is clear that all
settlements of all sizes have a contribution to make
in delivering housing needs and ensuring local
services are maintained
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The housing allocations in the Part 2
Local Plan are identified to ensure
delivery of the JCS requirement of
9,200 dwellings over the plan period.
The ‘strategic opportunity’ target of
14,200 dwellings is an additional level
of growth above the objective
assessed need identified as required
for the Borough and attainment of it
is dependent on the strength of the
local housing market to support this
through accelerated delivery at the
Sustainable Urban Extensions.
Sufficient sites have been identified
to deliver the JCS requirement of
9,200 dwellings over the period 2011
to 2031. The ‘strategic opportunity’
target of 14,200 dwellings is an
additional level of growth above the
objective assessed need identified as
required for the Borough and
attainment of it is dependent on the
strength of the local housing market
to support this through accelerated
delivery at the Sustainable Urban
Extensions.

No change

No change

Planning and
Design Group
(UK) Limited

Mr and
Mrs
van
Oppen

Wood E&I
Solutions UK
Ltd
Evolution
Town
Planning
Limited

Nation
al Grid

Jas Martin &
Co

Winchil
sea

Delivering
Housing

Housing
Land
Allocations
- call for
sites

Villages and
Rural Areas

Specific
Local
Needs or
Opportuniti
es

Delivering
Housing

Housing
Land

The subject site is located proximate to Corby and
offers a logical opportunity for residential
development of a proportionate level, which reflects
the character and density of surrounding residential
properties. The site provides an opportunity for
more market choice and to speed take-up and
delivery of housing. It is regarded as a sustainable
location for residential development, in line with the
requirements of the NPPF, contributing to the vitality
and vibrancy of Middleton. There are no known
physical, environmental or marketability constraints
that will impact upon the viability of the site or
prevent its prompt delivery. Residential
development on site would not give rise to any
significant or demonstrable adverse impacts that
might otherwise prevent future planning
permission(s) being approved. The site’s
development can also assist the Council in achieving
its housing targets, facilitating proportionate growth
without harm to the rural character of Middleton.
The site is a sustainable location and is suitable for
development. Ultimately, the site is available,
achievable and deliverable following its allocation for
housing in the new Corby Borough Local Plan Part 2.
For completeness, we have provided a ‘Call for Sites’
form and respectfully request that the site is
considered during the next SHLAA update. A site
location plan also accompanies this representation.
We have reviewed the above consultation document
and can confirm that National Grid has no comments
to make in response to this consultation.
We have made representations at the June 2017 Call
for Sites and provided details of available land for
housing in Middleton. We note the local plan
proposes that no sites are being allocated in the
rural area because needs have been met through
existing planning permissions and instead the
Council intends to rely on existing policy in the NPPF
and JCS to determine planning applications. We
would like to make clear that should the strategy
change or alternative or additional land is required in
the rural area at later stages in the plan process,
then our client's land remains available.
We write in our capacity as agents for the Winchilsea
Settled Estates who own the Kirby Estate which
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Site discounted following detailed
assessment (reference HAS100)

No change

Noted

No change

Site discounted following detailed
assessment (reference HAS129)

No change

The amount and location of
development to be accommodated

No change

Settled
Estates

Allocations
- call for
sites

Jas Martin &
Co

Winchil
sea
Settled
Estates

Delivering
Housing

Housing
Land
Allocations
- call for
sites

Jas Martin &
Co

Winchil
sea
Settled
Estates

Villages and
Rural Areas

Settlement
Boundaries

Gretton
Parish Council

Gretton
Parish Council

Villages and
Rural Areas

Specific
Local
Needs or
Opportuniti
es

includes land in and around the village of Gretton.
We would like to make the following comments on
the latest Consultation Document on the Part 2 Local
Plan for Corby Emerging Draft Options in relation to
land at Gretton. In our opinion far too much housing
development is being concentrated in and around
Corby and too little in the other settlements in the
Borough such as Gretton.
We have previously put forward two sites at Gretton
which belong to the Winchilsea Settled Estates both
of which immediately adjoin and are linked to
existing housing developments. To assist, we attach
copies of the plans previously provided. Plans 1 & 2
show edged in red the full extent of the Kirby Estate
and coloured red the two sites (A & B) on the south
west and south east edges of Gretton. Sites A & B are
also shown coloured red on the more recent Corby
Borough Local Plan Gretton Inset map. Site A adjoins
Northern Close, Welland Close, and Maltings Court
on the south west edge of Gretton and site B adjoins
the recently completed Hunt's Field Drive
development on the south east edge of Gretton. Part
or all of these two sites could be made immediately
available for residential development. We therefore
propose that part or all of the two areas should be
included in Table 8 and allocated for housing
development.
We would also request that the map on page 33 of
the Settlement Boundary – Gretton be amended
accordingly.

by the Part 2 Local Plan has been set
by the JCS, including a concentration
of development in and around Corby.
The preparation of the Part 2 Local
Plan is not an opportunity to review
or revoke the JCS.

Whilst the document was somewhat lengthy,
Councillors remarked that the layout and detailed
content was presented in a very helpful format and
had been very well prepared. The detailed analysis
and responses to the previous consultation, options,
preferred options, draft options, justifications and
reasons for rejection allowed Councillors to
understand and generally accept your thought
process.
Overall Councillors are supportive of your proposals
and look forward to the next stage when the draft
plan is presented for consultation in 2019. It is felt
that the National Planning Policy Framework and the
JCS together with the draft proposals in the Local
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Sites discounted following detailed
assessment (references HAS133 and
HAS134)

No change

Undeveloped land on the edge of the
village is excluded.

No change

Noted

No change

Support noted

No change

Gretton
Parish Council

Green
Infrastructure
Framework

Local Green
Spaces

Gretton
Parish Council

Securing
Infrastructure
and Services

Gretton
Parish Council

Securing
Infrastructure
and Services

Transport

Gretton
Parish Council

Securing
Infrastructure
and Services

Education
and
Training

3

Plan for Corby, provide a firm basis for the future of
Gretton village. Councillors are reassured by the
recognition that development should be responsive
to local circumstances and reflective of local needs
with the proviso that such developments should be
sustainable and located where it will enhance and
maintain the vitality of our community. It is vital that
CBC and their planning officers diligently follow the
guidelines already specified and adopted to ensure
our village is suitably protected.
Councillors have asked me to specifically remind you
that our Neighbourhood Plan, which is currently
being prepared, will produce areas for consideration
as Local Green Spaces.
You acknowledge that infrastructure is fundamental
to the delivery of sustainable development and in
ensuring that adequate facilities and services are in
place to accommodate new development without
there being a negative impact on existing residents
and communities. You have stated that your
preferred option is not to include a local policy as
existing policies are sufficient in respect of transport,
education and training, emergency services, health
and well-being and utility services. Councillors are
not totally convinced that this is the case and care
will need to be exercised that the Local Outcomes for
Corby Borough Table 2 are achievable without the
addition of local policies where suitable.
Councillors are particularly concerned that serious
consideration of facilities to present safe walking and
cycling to improve connectivity with Corby town and
outlying employment areas should be undertaken.
Footpaths and dedicated cycle tracks are nonexistent leading from the village and the reduction of
bus services presents difficulty for many residents.

Education and the availability of school places to
cater for needs of our community is a major concern
to residents.
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Noted

No change

The Part 2 Local Plan is evidence led,
including the North
Northamptonshire Infrastructure
Delivery Plan and representations
received in response to public
consultations. The requirement for
additional local policy in respect of
transport, emergency services or
utility services is not supported by the
evidence and it is not necessary to
duplicate matters comprehensively
addressed in the JCS and
Northamptonshire Transportation
Plan.
The Northamptonshire
Transportation Plan and JCS give
extensive consideration to
connectivity and provide a
comprehensive policy framework that
emphasises the importance of
improving connectivity and
promoting sustainable transport
modes, including walking and cycling
networks, low and ultra-low emission
vehicles, car sharing and public
transport. It is not necessary to
repeat these policies in the Part 2
Local Plan.
With regards to schools, new
development must be supported by
timely delivery of infrastructure,

No change

No change

Insert policy and supporting
text to facilitate the
opportunity to provide a new

Gretton
Parish Council

Securing
Infrastructure
and Services

Health and
Wellbeing

Realistic provision to respond to the health needs of
our community is a major concern to residents.

Gretton
Parish Council

Delivering
Housing

Housing
Mix - G&T

Concern was stated regarding the needs of travellers
and gypsies and whether sufficient transient sites
exist to deter unauthorised encampments at
inappropriate locations in the Borough. Hopefully
this will be addressed satisfactorily in accordance
with policy 31 of the JCS and the updating of the
North Northamptonshire Gypsy and Traveller
Accommodation Assessment

Gretton
Parish Council

Gretton Parish Council welcomed the opportunity of
responding to this consultation. The knowledge
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services and facilities necessary to
meet the needs arising from the
development as set out in Policy 10 of
the JCS and Planning Obligations
Framework and Guidance document.
The North Northamptonshire
Infrastructure Delivery Plan supports
the implementation of the policies by
identifying key infrastructure
requirements, including new schools.
The JCS makes provision for
additional schools in the West Corby
SUE and additional local policy will be
included to facilitate the provision of
another secondary school to meet
demonstrable needs.
Policy 10 of the JCS provides a
detailed policy framework for the
timely delivery of infrastructure,
services and facilities to meet the
needs arising from development and
to support the development of North
Northamptonshire, including
infrastructure related to health and
well-being. An additional over-arching
health and wellbeing policy will be
included in the Part 2 Local Plan to
recognise the major health and
wellbeing issues in the Borough.
Due to potential changes to travelling
behaviour as a result of changes to
Planning Policy for Traveller Sites
there is no reliable robust local
evidence base for transit needs. In
the short term it is recommended
that the Council consider the use of
management-based arrangements for
dealing with unauthorised
encampments and Negotiated
Stopping Agreements as opposed to
taking forward an infrastructure
based approach facilitated by the Part
2 Local Plan.
Noted

secondary school on land to
the east of Weldon.

Insert policy and supporting
text to further promote,
support and enhance health
and wellbeing.

No change

No change

Northampton
shire County
Council Public Health

Vision and
Outcomes

Spatial
Portrait

Northampton
shire County
Council Public Health

Vision and
Outcomes

Local
Outcomes

Northampton
shire County
Council Public Health

Vision and
Outcomes

Local
Outcomes

Northampton
shire County

Vision and
Outcomes

Local
Outcomes

gained by our active involvement will assist us
greatly in representing the interests of our
community and also the drafting of our
Neighbourhood Plan which will become an integral
part of the planning process.
We welcome the recognition within the Part 2 Local
Plan document of some of the key challenges
relating to community health and wellbeing that
should be considered in developing the plan,
notably: Relatively high deprivation and poor health;
Need for better skills and more social mobility;
Pressure on green spaces; Needs of a growing elderly
population; The need for services and facilities to
meet the needs of a growing population. These
factors could have a significant impact on the future
wellbeing of Corby’s existing and new communities.
Fully support a number of the proposed local
outcomes for Corby which could contribute
significantly to community wellbeing. We particularly
support: 21 To support the growing take-up of
electric cars by providing sufficient charging
infrastructure for homes, businesses and public
places – recognising the potential to reduce localised
pollution and improve air quality.
Fully support a number of the proposed local
outcomes for Corby which could contribute
significantly to community wellbeing. We particularly
support: 22, 23 and 24 – recognising the important
role that active travel can have in both reducing air
pollution and encouraging / supporting communities
to be active and achieve the significant health
benefits that a physically active lifestyle can provide.
22. To support the Joint Core Strategy by working
with partners to improve public transport, walking
and cycling infrastructure across the Borough. 23. To
support maintaining and expanding the strategic
Green Infrastructure network within the Borough,
improving connectivity between communities and
facilitating the development of shared pedestrian
and cycleway linkages along green corridors. 24. To
ensure that pedestrian and cycle linkages from
Sustainable Urban Extensions to existing urban areas
and neighbouring villages are incorporated fully.
Strongly support local outcome 32: To support the
Joint Core Strategy by encouraging new
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Noted

No change

Support noted

No change

Support noted

No change

Support noted

No change

Council Public Health

Northampton
shire County
Council Public Health

Vision and
Outcomes

Local
Outcomes

Northampton
shire County
Council Public Health

Securing
Infrastructure
and Services

Social and
Cultural

1

developments to contribute towards encouraging
healthier lifestyles, prioritising ‘walkable’ streets,
providing on-site open space and creating
opportunities for active leisure. This is particularly
pertinent to Corby given the significant health and
wellbeing challenges it faces.
Other issues which should be considered in this
context include: Provision of spaces / facilities where
people can stop, relax and socialise; Provision of
shaded areas to protect from the sun; Interesting /
engaging urban design. The Healthy Streets model
provides a useful basis for developing this approach https://healthystreets.com/
We support the principles of policy 1 which seeks to
protect, provide and enhance open spaces and
recreational opportunities. We would encourage the
promotion of and requirement for informal
opportunities for physical activity and recreation to
be incorporated into new developments, in addition
to traditional sports and recreation facilities. This is
in recognition of the importance of being physically
active to health and wellbeing and in recognition of
the fact that certain sections of the community may
not readily engage with formal sporting
opportunities. This is in accordance with the
Northamptonshire Physical Activity & Sport
Framework, which has been developed with partners
including Corby Borough Council https://www.northamptonshiresport.org/uploads/6
9_5a7c7e037f0fb927823411.pdf
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Reference is made within the local
outcomes to supporting the JCS
agenda for place-shaping which
draws on best practice, including the
Healthy Streets model.

No change

Comments noted. The promotion of
informal opportunities for physical
activity and recreation is provided by
the green infrastructure and place
shaping policies in the JCS, in
particular Policy 8 that sets out
requirements, including safe and
pleasant streets that are active; and
the creation of distinctive local
character by encouraging the creative
use of the public realm through the
use of measures such as incidental
play spaces. To provide clarification
the supporting statement will be
amended to recognise that open
spaces, sport and recreational
facilities offer the opportunity for
informal activity.

Insert the following text into
Open Space section:
“Access to high quality open
space and opportunities for
sport and recreation can make
an important contribution to
the health and well-being of
communities. Open space
includes all areas of public
value, including not just land,
but also areas of water such as
rivers, canals, lakes and
reservoirs. They offer
opportunities for people to
appreciate the natural
environment and take part in
sport and physical activity,
including informal recreation
and organised sports. The
resulting benefits to human
health and wellbeing are well
documented. Furthermore,
open spaces provide benefits
such as food production,
mitigating climate change,
improving air quality, flood
alleviation, and ecosystem
services. Providing these
facilities at a local level, in
convenient locations, increases
their accessibility for users and
reduces the need to travel.”

Northampton
shire County
Council Public Health

Securing
Infrastructure
and Services

Health and
Wellbeing

Northampton
shire County
Council Public Health
Northampton
shire County
Council Public Health
Northampton
shire County
Council Public Health

Green
Infrastructure
Framework

Local Green
Spaces/Gre
en
Corridors
Green
Corridors

3

Delivering
Economic
Prosperity

Northampton
shire County
Council Public Health

Delivering
Housing

Green
Infrastructure
Framework

We note the proposal in the consultation document
to not include local policy regarding health and
wellbeing in the Part 2 Local Plan. We understand
that the Place Shaping SPD being developed by the
Joint Planning and Delivery Unit will be an important
mechanism in addressing health and wellbeing
through the design of new development. The Public
Health team has engaged with the Joint Planning and
Delivery Unit in the development of the draft Place
Shaping SPD and will continue to do so until it is
finalised / adopted. However, given the major health
and wellbeing issues in Corby Borough, we still think
there should be some reference to addressing health
and wellbeing in the Part 2 Local Plan. We feel that
this could identify the importance and requirement
to address health and wellbeing in Corby Borough
through the design of new development without
duplicating existing policy. It could make reference
to the relevant SPD as the detailed guidance /
mechanism for addressing health and wellbeing
issues. Otherwise we feel that the significant
opportunity to address health and wellbeing through
planning decisions in Corby could be diluted /
overlooked.
We support these policies in the recognition that
green spaces and green corridors can contribute
significantly to community health and wellbeing.

The promotion of health and wellbeing is a key thread running
throughout the JCS, including policies
that seek to improve access to
housing and employment, promote
the timely delivery of infrastructure,
diversify the economy, encourage
good design and improve accessibility
and environmental quality. Specific
reference to addressing health and
wellbeing is included within the
spatial portrait and the local
outcomes of the Part 2 Local Plan,
however it is recognised that health
and wellbeing is a major challenge in
Corby and therefore it is appropriate
to include an additional overarching
policy for addressing health and
wellbeing issues.

Insert policy and supporting
text to further promote,
support and enhance health
and wellbeing.

Support noted

No change

4

We support these policies in the recognition that
green spaces and green corridors can contribute
significantly to community health and wellbeing.

Support noted

No change

Employmen
t Uses in
Established
Industrial
Estates

6

Noted

No change

Housing
Mix - self
and custom

10

We support this policy and the proposal to support
the provision of ancillary services on industrial sites.
Employees may spend a large proportion of their
lives in a workplace environment. The nature of
workplace environments and the accessibility of
appropriate ancillary services could contribute
significantly to their health and wellbeing and thus
quality of life.
Given the growing elderly population and their
specific housing needs we welcome policy that
delivers housing suitable for the needs of older
people. We are unclear why the proposed policy
simply encourages the inclusion of a proportion of

In recognition of the growing need for
specialist housing, it is considered
appropriate to strengthen the policy
to include the requirement to include
a proportion of housing designed to

Amend policy and supporting
text
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Northampton
shire County
Council Public Health

The Planning
Bureau

Town Centre
and Town
Centre Uses

McCart
hy &
Stone

Delivering
Housing

Corby
Town
Centre
Regenerati
on

Housing
Mix - self
and custom

16 &
17

10

the housing to meet the needs of older households.
We strongly feel that this should be a requirement to
include a proportion of housing to meet the needs of
older households. We would request that you liaise
further with NCC’s Adult Social Care department and
revise this policy accordingly.
We support the principles of policies 16 and 17 to
regenerate and enhance Corby Town Centre. We
would request reference to the principles of ‘Healthy
Streets’ (https://healthystreets.com/) which we feel
could contribute greatly to an improved town centre
environment and enhanced community wellbeing.

It is well documented and recognised that the elderly
population is growing and the provision of adequate
support and accommodation for older people is a
significant challenge. McCarthy & Stone welcome the
inclusion of Policy 10 however suggests that specific
targets for specialist accommodation would be
useful as would the identification of suitable sites,
outside of the Strategic Urban Extensions which have
been required to make specific provision in this
policy.

19

meet the identified needs of older
people and others with a need for
specialist housing.

Support for the principles for Corby
Town Centre welcomed. The Place
Shaping agenda that underpins the
JCS draws on best practice including
Manual for Streets and the principles
of Healthy Streets and this is
anticipated to be expanded upon in
the forthcoming North
Northamptonshire Place Shaping SPD.
However, it is considered appropriate
to reference the Healthy Streets
model in the supporting text and
amend Policy 22 to closer reflect the
principles of ‘Healthy Streets’, partly
due to concerns that the SPD will not
be adopted by the time the P2LP is
submitted for examination.

Reference to evidenced based targets
will be included in the supporting text
to provide useful context. There is
insufficient evidence base for the
identification of specific sites for
specialist housing and older people’s
accommodation. The requirement for
a proportion of specialist housing
having regard to evidence of local
need, scale and location of the site
and viability is considered an effective
approach and responds to needs in a

Add the following to paragraph
9.23:
“It adds further weight to
ensuring high quality
developments and supports
the Place Shaping agenda that
underpins the JCS and reflects
best practice such as Manual
for Streets and the principles of
‘Healthy Streets’.”
Amend the objectives within
the Policy 22 (Regeneration
Strategy for Corby Town
Centre) to read:
“7. Encourage improvements
to pedestrian signage and
walking routes between public
car parks and the town centre
to enhance permeability
8. Improving pedestrian
connectivity across the main
streets in the town centre such
as George Street and Elizabeth
Street.”
Amend supporting text to read:
“The Study of Housing and
Support Needs of Older People
across Northamptonshire
shows potential annual targets
for retirement housing in
Corby as 41 per annum, with
the greatest demand for
shared equity provision. In
addition a shortfall in care
home provision has been
identified within
Northamptonshire, along with

timely manner as it would be based
on available evidence.

Environment
Agency

Securing
Infrastructure
and Services

Environment
Agency

Securing
Infrastructure
and Services

Environment
Agency

Securing
Infrastructure
and Services

4.20

Social and
Cultural

1

We recommend that a separate section is created
possibly titled ‘flood risk management’ in section 4.5
to cover in clear terms the Plan’s reference to and
reliance on Policy 5 of the JCS. We are aware that
Policy 5 of the JCS sets out the long term objectives
for the area and includes a framework which
contains specific measures relating to flood risk
management. And the Corby Strategic Flood Risk
Assessment (Level 1) Report (May 2018) has recently
been published and is referenced in the Plan.

It will be made clear that the Part 2
Local Plan is intrinsically linked to the
JCS and must be read alongside it.

Although we note flood protection within the
Physical Infrastructure list in section 4.2 of the
report, we are concerned that reference to fluvial
flood risk has not been given appropriate weight
throughout the Plan.

It will made clear that the Part 2 Local
Plan must be read in conjunction with
the JCS which includes a detailed
framework that contains specific
measures relating to managing flood
risk from fluvial sources within Policy
5. Furthermore reference to flooding
will be included within the site design
principle for land allocations, where
appropriate.

We recommend that Policy 1 (Open Space) should
include wording to utilise proposed open spaces
(alongside watercourses) as additional flood storage
areas. This could potentially help to reduce the risk
of flooding downstream.

It is considered appropriate to include
wording to reflect paragraph 118 of
the NPPF that encourages multiple
benefits from the use of land in urban
and rural areas, recognising that
some open land can perform many
functions, including flood storage.
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the need for more specialist
care to be provided to meet
dementia patient
requirements. The
Transforming Care Partnership
Accommodation Plan shows an
indicative need in the period
2018-2023 for 13 units of
specialist housing.”
Insert the following text into
the introduction section:
“The Plan follows on from,
supports and is intrinsically
linked to the JCS and must be
read alongside it. It is
reiterated that the Part 2 Local
Plan does not seek to
undermine, review or
supersede any parts of the
JCS.”
Insert the following text into
the introduction section:
“The Plan follows on from,
supports and is intrinsically
linked to the JCS and must be
read alongside it. It is
reiterated that the Part 2 Local
Plan does not seek to
undermine, review or
supersede any parts of the
JCS.” Additionally add
reference to flooding within
the site design principles of
policy H4.
Insert the following text into
Open Space section:
“Access to high quality open
space and opportunities for
sport and recreation can make
an important contribution to
the health and well-being of
communities. Open space
includes all areas of public
value, including not just land,
but also areas of water such as

Environment
Agency

Securing
Infrastructure
and Services

Utility
Services

Environment
Agency

Securing
Infrastructure
and Services

Utility
Services

4.60

Environment
Agency

Delivering
Economic
Prosperity

Employmen
t Land
Provision

E4

We recommend that flood risk (both fluvial and
surface water) is made separate to and not
combined into the utilities section. It is our view that
combining flood risk into the utilities section
misplaces the weight and interpretation necessary
for managing this natural hazard.
We are satisfied that the SFRA has been updated and
approved. Please note that site-specific policies for
non-strategic land allocations should apply as
necessary.
Site 4 includes an area of Flood Zone 2 and 3. A
sequential test should be carried out in accordance
with the SFRA (2018) to determine suitability of this
site prior to allocation. The SA refers to the site in
slightly more detail, it would be useful for the Plan to
refer to this document and the relevant section.
Section 10.95 of the SA states ‘in terms of flood risk,
the allocated employment site E4 St Luke’s Road, St
James Industrial Estate, and the reserve site E5
Tripark, are both located partially within areas at risk
of flooding (flood zones 2 and 3). However, these are
small areas of the site and it is expected that
development could avoid these areas or provide
sufficient mitigation to ensure that no negative
effects arise’. The Plan should refer to the policy to
be used as a baseline for necessary mitigation (JCS
and SFRA).
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Section on utilities infrastructure,
including flood risk not included in
the Part 2 Local Plan on the basis that
sufficient policy is provided by the
JCS. It is not necessary for the Part 2
Local Plan to duplicate the JCS.
Noted

Sites were selected following a
detailed Employment Land Review
which assessed each potential site
against 23 separate criteria which
were then weighted to produce an
overall score for each site. A separate
independent marketing assessment
then considered the likelihood of
sites being of interest to the market.
Subsequently a level 1 SFRA has been
carried out for each of the proposed
non-strategic and long-term land
reserve employment site allocations.
This has confirmed that parts of site
E4 are located within Flood Zones 1,2
and 3, with parts at risk from surface
and ground water flooding, and notes
that development in the most

rivers, canals, lakes and
reservoirs. They offer
opportunities for people to
appreciate the natural
environment and take part in
sport and physical activity,
including informal recreation
and organised sports. The
resulting benefits to human
health and wellbeing are well
documented. Furthermore,
open spaces provide benefits
such as food production,
mitigating climate change,
improving air quality, flood
alleviation, and ecosystem
services.”
No change

No change

Add a sentence to the end of
Policy 5 – Employment Land
Provision (now Policy 8) - “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 NPPF.”

Environment
Agency

Delivering
Economic
Prosperity

Employmen
t Land
Provision

Environment
Agency

Delivering
Economic
Prosperity

Employmen
t Uses in
Established

E5

6

Site 5 may include a small area of Flood Zone 2. A
sequential test should be carried out in accordance
with the SFRA (2018) to determine suitability of this
site prior to allocation. The SA refers to the site in
slightly more detail; it would be useful for the Plan to
refer to this document and the relevant section.
Section 10.95 of the SA states ‘in terms of flood risk,
the allocated employment site E4 St Luke’s Road, St
James Industrial Estate, and the reserve site E5
Tripark, are both located partially within areas at risk
of flooding (flood zones 2 and 3). However, these are
small areas of the site and it is expected that
development could avoid these areas or provide
sufficient mitigation to ensure that no negative
effects arise’. The Plan should refer to the policy to
be used as a baseline for necessary mitigation (JCS
and SFRA).

We support the regeneration of the area, however,
some areas may be located within areas which may
be at flood risk. We recommend that any
regeneration of established industrial estates should
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affected areas of the site should be
avoided and/or mitigation measures
incorporated. The results of this
assessment will be made available as
part of the P2LP evidence base.
Additional text will be added to the
policy 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.
Sites were selected following a
detailed Employment Land Review
which assessed each potential site
against 23 separate criteria which
were then weighted to produce an
overall score for each site. A separate
independent marketing assessment
then considered the likelihood of
sites being of interest to the market.
Subsequently a level 1 SFRA has been
carried out for each of the proposed
non-strategic and long-term land
reserve employment sites allocations.
This has confirmed that parts of site
E5 are located within Flood Zones 1
and 2, 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 this
assessment will be made available as
part of the P2LP evidence base.
Additional text will be added to the
policy 5 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.
Support for the improvement of
existing established industrial estates
is noted and welcomed. The
supporting text provides clarification

Add a sentence to the end of
Policy 5 – Employment Land
Provision (now Policy 8) “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 NPPF.”

No change

Industrial
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Environment
Agency

Delivering
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Allocations

Environment
Agency

Villages and
Rural Areas

Specific
Local
Needs or
Opportuniti
es

Environment
Agency

Environment
Agency

Environment
Agency

aim to provide betterment in terms of flood risk. This
could also increase the amenity value if the channel
is enhanced

9

H7

We are pleased to see that the Plan sets out the
requirement for a site specific flood risk assessment
for H7 - Western Land at Pen Green, identified within
the SFRA (2018). We recommend that the Plan
references the SFRA for this site. Again the SA
provides further information on the flood risk for this
site. It would be useful to make reference to this
document (and the section).
We note that the preferred option to be taken
forward is Option A as set out in section 8.27. We
recognise that some of the sites identified as
potential development sites in Table 13 may be
located within flood zones 2 and 3. If the proposed
housing need option is revised, the sites identified
should be subject to appropriate sequential tests as
set out in the SFRA (2018)
The Interim SA report mentions flood risk under the
Natural Hazard section on page 67 but fails to refer
any of the strategic documents such as the SFRA or
the JCS. Both the adopted JCS and the SFRA (2018)
provide useful frameworks for managing flood risk
within Corby.
We note an error in the figures quoted in this section
which suggests, ‘life expectancy for both men and
women is lower than the England average – 104
years lower for men, and 6.2 years lower for
women’.
Section 10.101 - We recommend the text 'It is
considered that localised land contamination could
likely be mitigated appropriately through the
development process either through rehabilitation
or through directing development away from
affected areas of the site where possible' is replaced
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that proposals for regeneration will
only be supported where the
industrial areas remain sustainable
and that proposals to enhance the
physical environment and
infrastructure will be supported
subject to compliance with other
development management proposals.
The policy only applies to small scale
development proposals of less that
1,000m2 or with a site area of <1ha.
Support for the requirement for a site
specific flood risk assessment for site
H7 - Western Land at Pen Green
noted and welcomed. However, it is
not felt necessary to reference the
SFRA on a site by site basis. This site
has subsequently been removed from
the residential allocations within the
Part 2 Local Plan.
Comments noted

Comment relates to the Sustainability
Appraisal

Comment relates to the Sustainability
Appraisal

Comment relates to the Sustainability
Appraisal

No change

No change

Comments were sent through
to AECOM who prepared the
SA on behalf of the Council. A
reference to the SFRA was
added to the next iteration of
the SA.
Comments were sent through
to AECOM who prepared the
SA on behalf of the Council.
This error was corrected in the
next iteration of the SA.
Comments were sent through
to AECOM who prepared the
SA on behalf of the Council.
The suggested amendment
was made to the next iteration
of the SA.

with ‘Land contamination can pose risk to controlled
waters including groundwater. Any risk posed should
be mitigated as part of the development process in
line with NPPF’.
Page 68 - We recommend the change of reference
from contaminated land to 'land affected by
contamination' to avoid confusion with land meeting
the definition of Contaminated Land as per Part 2A
Environmental Protection Act 1990.
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Delivering
Housing

Housing
Land
Allocations
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sites

JME Civils Ltd is the owner of Silentpride Ltd and
which itself was a party to the S.106a Modification of
the Planning Obligation for Little Stanion issued by
the Borough Council on 25 August 2016. I attach a
copy of the Key Diagram that was appended to and
formed an integral part of the S106aa modification
and upon which I have outlined in red the Tata Land
subject of this representation. Given that Corby BC
was also signatory to the S.106a modification and
also the issuing planning authority of this planning
obligation, it would therefore be entirely reasonable
to expect to see the land defined as the “Tata land”
within that planning obligation to also be identified
as a prospective residential planning allocation
within the Pt2 Draft Options LP. The “Tata Land” is
defined as “the land owned by Tata adjacent to the
north-eastern boundary of the Site…” I attach an
annotated version of the Key Diagram to the
Modification Obligation showing this land outlined in
red to clarify the location of the land defined as the
“Tata Land” within the S106 Modification. It is most
surprising and disappointing that no proposed
allocation for residential development is proposed
on this land within the Pt 2 Draft Options LP. JME
Civils Ltd therefore formally object to the Pt2 Draft
Options Local Plan and request that the Pt2 Local
Plan be amended to include the allocation of the
Tata land for up to 125 dwellings to accord with the
requirements within the S.106a Modification issued
by the Borough Council on 25 August 2016.
Specifically, the requirement of “Part Two: The TATA
Land” of the S106a Modification requires JME Civils
Ltd, as owners of Silentpride Ltd, to submit a
residential planning application for up to a maximum
of 125 units on the TATA land once other
preconditions within the obligation relating to that
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Comment relates to the Sustainability
Appraisal

The promoted site is noted. This site
has already been assessed as HAS82
and discounted. JCS Policy 11 and
Table 1 outline the spatial roles for
the settlements in the Borough, with
the priority for new development
within the growth town, followed by
the villages where opportunities for
small scale infill development may be
acceptable, and finally the open
countryside where development will
be carefully managed. Sufficient sites
have been identified to meet the
housing requirements outlined in JCS
Policy 28, which are consistent with
the spatial roles outlined in Table 1
and the network and distribution of
development outlined within Policies
11 and 29 of the JCS; therefore sites
in the open countryside have been
discounted from further
consideration.

Comments were sent through
to AECOM who prepared the
SA on behalf of the Council.
The suggested amendment
was made to the next iteration
of the SA.
No change
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land have been complied with. As a consequence,
JME Civils Ltd fully expected this land to be a site
identified for residential allocation in the plan within
Table 8 at paragraph 7.10 of the consultation
document. Representations were made by Gateley
Plc on behalf of JME Ltd in August 2017 responding
to question 32 of the Regulation 18 consultation and
within this the potential 125 dwelling site on the
TATA land was flagged up to the Borough Council.
Given the requirements of the S.106a Modification,
there was consequently an expectation that the land
would be identified as a potential allocation for
residential development within the subsequent
Emerging Draft Pt 2 LP consultation. The comments
made at paragraph 7.11 of the Emerging Draft
Consultation Pt 2 LP relating to strategic matters
would not be sufficient justification for avoiding the
allocation of 125 houses on the TATA Land,
particularly since 3 of the 11 proposed allocations
are for a greater amount of housing. The dichotomy
of expectations by Corby Borough Council is wholly
illogical. It is extraordinary for the Council to require
the submission of a residential planning application
on land within a planning obligation issued by it on
25 August 2016 and then to not subsequently
provide a facilitating policy position within an
emerging development plan. Consequently, it is
again requested by JME Civils Ltd that the “Tata
Land” at Little Stanion is formally allocated by the
Borough Council in the Pt 2 Local Plan for residential
development for up to 125 dwellings.
We welcome the preferred option and we support
keeping the option under review in light of
forthcoming funding announcements and any
updates to the existing local evidence base, including
for example, any traffic modelling that is deemed
necessary to the support allocations of sites as part
of the transport evidence base.
The draft policy wording states that new housing
development will be required to provide new or
improved open space, sport and recreational
facilities in accordance with ‘the latest Open Space,
Sport and Recreation Assessment (or similar
subsequent document)’. U&C do not object to this
policy in principle, nor to the given Standards for
Open Space Provision as stated in the consultation
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Support noted

No change

Comments noted. It is agreed that
further clarification on how the
standards have be determined and
the evidence base upon which they
are set would be beneficial.
Consultation with key stakeholders
has been carried out as part of the
work to develop the open space,

Insert the following text into
Open Space section to clarify
how the standards have been
determined and the evidence
base upon which they are set:
“An open space, sport and
recreational facilities
assessment has been

David Lock
Associates

Urban
& Civic
Corby
Ltd

Green
Infrastructure
Framework

Green
Corridors

4

document, however contend that there is a lack of
clarity as to how these standards have been
determined and the evidence base upon which these
standards are set. Indeed, it seems as if there are six
evidence base documents regarding open space,
playing pitches and local green space, none of which
are titled ‘Open Space, Sport and Recreation
Assessment’ to which the draft policy wording refers.
Additional clarity and direction would be beneficial
here. U&C also wish to query whether these
evidence base documents have ever been subject to
consultation.

sport and recreational facilities
assessment, including a range of
sports clubs and operators. This
consultation also involved Sport
England and national governing
bodies for a variety of sports.
Furthermore the evidence was
subject to consultation as part of the
Regulation 18 consultation.

Agree with this draft policy in principle and note the
identification of two green infrastructure corridors
(one sub-regional and one local) that run through the
Priors Hall Park development area; namely Willow
Brook and Harringworth – Priors Hall. The JCS
indicates that the extent of these corridors will be
refined through the Part 2 Plan process and, as such,
greater clarity is now required within the plan itself
as to the exact routes and nature of these corridors.
That said, rather than simply defining a corridor

The extent of the green corridors has
been refined in accordance with the
JCS to take account of local evidence
including the Local Framework Study
for Corby, Northamptonshire County
Council mapping, Master Plans for
the Sustainable Urban Extensions,
and the updated Open Space, Sports
and Recreational Facilities
Assessment. The policy is drawn

4

Playing Pitch Strategy and Action Plan, November 2017
Open Spaces Study, November 2017
6 Indoor and Built Facilities Strategy, November 2017
5
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undertaken in order to plan
effectively for open space,
sports and recreation, and to
meet the NPPF requirement
that policies relating to such
facilities and spaces should be
based on robust and up to date
assessments of needs and
opportunities for new
provision. The assessment
consists of three interrelated
documents including the
Playing Pitch Strategy and
Action Plan4, the Open Spaces
Study5 and Indoor and Built
Facilities Strategy6 that make
an evaluation of the quality,
quantity and accessibility of
existing provision and identify
areas of deficiency and surplus.
The assessment provides the
evidence to support the open
space policies and include
locally derived standards for
the retention and
enhancement of open space
across the plan area. All open
space should be afforded
protection unless it can be
proven that it is not required in
accordance with the JCS.”
Amend policy and supporting
text to provide clarity

David Lock
Associates
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10

which is divorced from any future development
context, what would be more helpful at this stage is
to set out the spatial / design aspirations of the
Council for these corridors and the performance
criteria for the draft policy, against which planning
applications would be judged. Descriptions of the
sub-regional corridors and the priorities for action
within them are relatively easily found and justified
within the Northamptonshire Environmental
Character and Green Infrastructure Suite, however
the interactive mapping tool provided here provides
little specificity as to their exact locations of these. In
terms of the local corridors, the evidence is more
difficult to find. This should be placed within the
evidence base proper of the Local Plan Part 2. Once
again more comprehensive mapping of these would
be useful, particularly as they are generally not as
obvious geographical features as the sub-regional
corridors.
U&C do not object to this policy in principle and will
continue to support the needs of the older
population at Priors Hall. U&C are particularly
pleased to see a pragmatic approach in the
application of the draft policy, which will be in
accordance with local need, location of the site, and
the viability of the development. However, U&C
again have queries regarding the evidence base, in
that the consultation document cites ‘HAPPI
Principles’ which are contained within the North
Northamptonshire Place Shaping SPD; a document
that does not appear to be publicly available in full.
The feasibility of a policy that refers to principles
within a document that is not yet published is
questioned.
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indicatively on the Policies Map to
ensure a degree of flexibility. Further
detailed guidance is set out to
complement JCS policy 19 and ensure
that the integrity of the green
infrastructure corridor network is not
compromised and to address the
issue of where there is unavoidable
need for a trade-off of existing green
infrastructure assets to meet social
and economic needs.

In light of delays to the production of
the North Northamptonshire Place
Shaping SPD it is appropriate to
amend reference to North
Northamptonshire HAPPI principles.

Insert into Specialist and Older
People’s Accommodation
section, add following text “In
2009, the Housing our Ageing
Population: Panel for
Innovation published a report
examining the design of
housing for older people and
made recommendations to
improve it. This guidance
includes key design principles,
known as the ‘HAPPI
principles’; and are considered
best practice that should be
adopted. North
Northamptonshire HAPPI
design criteria are expected to
be set out in the forthcoming
North Northamptonshire Place
Shaping SPD.” Amend policy
“Retirement housing,
supported housing and care
homes will be supported
provided that retirement
housing and supported housing
schemes has embedded the

David Lock
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Housing
Trajectory

11

U&C object to this draft policy. While it is noted that
there is, again, room for pragmatism within the
application of the policy based on appropriate
demand for serviced plots for self and custom build
dwellings, the inclusion of a 5% figure enables CBC to
ultimately approve or reject major residential
applications based on not meeting this quota. In the
case of Priors Hall, strict application of this policy
could require a contribution of some 200 serviced
plots. Considering the current register consists of
demand for 31 plots, this level of demand is highly
ambitious. Further to this, an order from the Court
of Appeal dated 13th May 2016 sets out an
exemption to S106 obligations for small scale
development and self-build plots, in order to make
self-build a more affordable route to home
ownership. However, within a strategic development
where the viable delivery of physical and social
infrastructure is dependent S106 funding, the loss of
those contributions from c.200 plots would
undermine the success of the scheme. The counteraction to this would be to inflate the cost of the
individual plots to ensure overall scheme viability.
U&C therefore request the removal of the 5% quota
in favour of policy wording which leans more
towards individual circumstances.
U&C note the outright inclusion of Priors Hall Park
within the housing trajectory table and wish to
provide CBC with more accurate projections of
annual completions. The current situation is that
circa 1000 dwellings of 1850 have been completed
for Zone 1, and outline plans are being prepared for
a further 4000 in Zones 2 and 3. This will constitute
an increase of 750 on the existing outline permission,
giving a grand site-wide total of 5850. Current
estimates are that the remaining 4850 dwellings of
this will take some 17 years to build out. Information
provided in tabular form suggest annual completions
for 4000 dwellings over the next 13 years to the end
of the plan period. This leaves 850 dwellings to come
forward in the first 4 years beyond the plan period.
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Policy 30 of the JCS sets out the
requirement for Sustainable Urban
Extensions and other strategic
developments to make available
serviced building plots to facilitate
community custom build in order to
meet the requirements for providing
land for custom and self-build
housing. The P2LP will not be deleting
or amending strategic polices in the
JCS. In light of updated evidence the
specific requirements for 5% custom
and self-build housing will be deleted
and instead the proportion of custom
and self-build housing will be
determined on a case by case basis
taking account of local need, the
nature of the development proposed
and viability.

Delivery information noted. The
housing trajectory will be updated to
take account of latest available
evidence.

HAPPI principles into the
design.”
Amend policy and supporting
text

Amend housing trajectory to
reflect latest evidence

Persimmon
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Mix - self
and custom
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Draft Policy 10 of the plan would “encourage”
applicants proposing developments of 50 or more
dwellings or on sites of 1.4ha or more to include a
proportion of the housing to meet the need of older
households. The draft policy states that the
proportion, type, and tenure mix will take account of
evidence of local need, the scale and location of the
site, and the viability of the development. The
supporting text elaborates on the rationale behind
the draft policy and cites the Study of Housing and
Support Needs of Older People Across
Northamptonshire (2017). Paragraph 7.22 of the
supporting text to Draft Policy 10 states that given
the scale of need identified for such accommodation,
the Council will require proposals on strategic and
non-strategic sites to provide evidence that they
have fully considered the provision of specialist and
older people’s accommodation within the overall
housing mix on site. Policy 10 is unsound as it is not
effective or justified. The policy is ambiguously
worded and therefore would cause considerable
uncertainty for the development industry and for
planning decision-makers. The policy text states that
it will “encourage” applicants to provide older
person’s housing but paragraph 7.22 of the
supporting text makes clear that this means
applicants will be required to provide evidence that
they have “fully considered” the provision of such
accommodation. The draft policy and its supporting
text are both silent as to what form of evidence the
Council will require to show this has been “fully”
considered and against which criteria this will be
judged. Policy 10 does not take a position on the
exact proportion of specialist accommodation to be
provided as part of development proposals where
the policy is engaged. Rather, it states that the
precise proportion will be determined on a case by
case basis taking into account evidence of local need,
the scale and location of the site, and the viability of
the development. Whilst it is fully appropriate to
have regard to impacts on viability, it would be
prejudicial to the efficient operation of the planning
system and therefore the delivery of new housing if
the policy deferred grappling with viability issues to
the application stage. In addition, clear evidence of
local need should be provided and suitable sites
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Ambiguity in policy removed with
amendment to clarify that the local
planning authority will seek provision
on sites or 20 or more dwellings with
the scale and nature of provision
having regard to evidence of local
need, the nature of the development
proposed and the viability of the
development. Local policy
requirement for a proportion of
housing designed specifically to meet
the identified needs of older
households and others with a need
for specialist housing on
developments of 50 or more
dwellings or on sites of 1.4ha or more
will be in addition to the North
Northamptonshire Brownfield
Register and policies in the JCS that
support specialist and older people’s
accommodation and provide a
mechanism through which housing
development on under-used or
unviable industrial and commercial
land can be considered. There is
insufficient evidence for the
identification and allocation of sites
and therefore it is considered
inappropriate to include this within
the Plan.

Amend policy and supporting
text

identified at the plan-making stage. Deferring these
issues to the planning application stage has the
potential significantly stall housing delivery through
prolonged negotiation over viability, need, and
appropriateness of a site in terms of scale and
location. Whilst in terms of supporting evidence
Policy 10 and its supporting text refer to the Study of
Housing and Support Needs of Older People Across
Northamptonshire, the findings of this study (namely
that Northamptonshire has an aging population) are
not unusual in the national context. The report also
makes a number of recommendations for increasing
older person housing in Northamptonshire including:
support for windfall sites which come forward for
older person’s accommodation, allocation of
employment and retail sites for retirement housing
or care homes, and preparing Brownfield Registers
so that they incorporate criteria that assess the
suitability of identified sites to make provision for
retirement housing. Any of these measures would be
an appropriate and proportionate way of addressing
the need for older person housing in the Borough
through the Part 2 Local Plan. However, these
measures have not been carried through in the
approach envisaged in Policy 10, which establishes a
blanket presumption that older person
accommodation should be included in any
development of 50 or more dwellings or of 1.4ha or
more in site area. If there is a need for such
accommodation in the Borough, then the plan
should identify, assess, and where appropriate
allocate suitable sites. An alternative approach
would be unsound and antithetical to the plan-led
system. There is no clear evidence or assessment to
show that the number of sites which would be liable
to incorporate specialist accommodation under
Policy 10 would be proportionate to the local need
arising over the plan period or how the threshold put
forward in the policy has been arrived at having
regard to suitable and up-to-date evidence on
viability. In the absence of such an assessment, the
policy is unjustified. Furthermore, given that the
evidence on specialist housing need is county-wide,
there is no analysis or justification as to how Policy
10 relates to the analogous requirements of other
Part 2 local plans in North or West If the quantitative
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county-wide need for older person’s housing is being
met by other authorities as well as Corby Borough
Council, then how does this impact upon the amount
of specialist accommodation required in the Borough
and how has this influenced the threshold put
forward? The Study of Housing and Support Needs of
Older People Across Northamptonshire found that
out of all the North Northamptonshire local
authorities, the demand for retirement housing was
the lowest in Corby at 41 units per annum. This is
only 12% of the total requirement for such housing
across North Northamptonshire. In addition, the
same study found that Corby was unique in that the
demand for shared ownership older person’s
housing outstripped the demand for market older
person’s housing by a considerable margin (73%).
Given that the inclusion of a policy requirement for
older person’s housing has the potential to diminish
the residual funds available for delivering affordable
homes, the policy may be defeating its own
objectives unless the Council envisages that Policy 10
will may require contributions towards the provision
of affordable shared ownership units which would
represent an unjustifiable departure from Policy 30
of the North Northamptonshire Joint Core Strategy.
The study also observes that where shared
ownership units are not available, people are likely
to meet their housing needs for specialist
accommodation through the existing social rented
stock which was readily available and in generally
good condition. As a consequence, the study does
not recommend the provision of any social rented
older person’s homes in North Northamptonshire.
Therefore most of the need arising in Corby could be
accommodated by socially rented stock in any event
given that there is considerably lesser demand for
outright purchase (only around 15 units per annum)
in the Borough. None of these factors appear to have
been addressed in arriving at the threshold or
general approach proposed in Policy 10. Whilst the
need to provide a wide variety of housing choices is
recognised, the provision of such housing should be
market-led. The Council can take appropriate
measures to stimulate the delivery of specialist older
person’s housing, but planning policies in this regard
should be positively-prepared and proportionate. It

31

Persimmon
Homes
Midlands

Delivering
Housing

Housing
Mix - self
and custom

11

should be clearly demonstrated how such policies
relate to the scale of need over the plan period and
appropriate sites should be identified and allocated
for older person’s housing to meet this need rather
than imposing a blanket requirement on all
developments over a certain threshold. For the
above reason Persimmon Homes Midlands objects to
Draft Policy 10 as the policy is unsound and should
be deleted.
Draft Policy 11 states that developments of 125 or
more dwellings or 3.5ha in site area or more will be
expected to provide a minimum of 5% self or custom
build properties on the site through the provision of
serviced plots, subject to appropriate demand being
identified. In addition, the Council will have regard to
viability considerations and site-specific
circumstances. The supporting text sets out that
plots which have been appropriately marketed at
prevailing market value which have not been sold
after 12 months can be built-out by the developer.
From a review of the draft plan and its evidence
base, there is insufficient information to justify a
rigid policy requirement in respect of serviced plots
for custom and self-build. It is accepted that the
Council has established a register for custom builders
as it is required to do by legislation and that the
threshold in Policy 11 has been influenced by the
number of people on the register. However, the
Planning Practice Guidance (PPG) states that “in
order to obtain a robust assessment of demand for
this type of housing in their area, Local Planning
Authorities should supplement the data from the
registers with secondary data sources such as:
building plots search websites, “need-a-plot”
information from the self-build portal; and enquiries
for building plots from local estate agents.” It is
particularly important that these sources together
with evidence in the Strategic Housing Market
Assessment are used to assess both the demand and
potential supply of custom build housing in the area.
There does not appear to have been any such
assessment undertaken to support the requirements
of Policy 11. The above notwithstanding, Persimmon
Homes would emphasise its position that providing
land for self-build plots on large and strategic sites is
fundamentally inappropriate and obstructs the
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Policy 30 of the JCS sets out the
requirement for Sustainable Urban
Extensions and other strategic
developments to make available
serviced building plots to facilitate
community custom build in order to
meet the requirements for providing
land for custom and self-build
housing. The P2LP will not be deleting
or amending strategic polices in the
JCS. The specific requirements for 5%
custom and self-build housing to be
deleted in light of updated and
supplementary evidence and instead
the proportion of custom and selfbuild housing will be determined on a
case by case basis taking account of
need, nature of the development
proposed and viability at the time of
the application. No sites have been
submitted which include explicit
commitment or evidence for building
custom and self-build housing. The
Council is keen to explore options on
all allocated sites, but this will need
to be considered on a case by case
basis.

Amend policy and supporting
text

timely delivery of housing. Self-build plots can often
prevent the site from being brought forward in a
comprehensive way through breaching design code
or phasing requirements. In addition, self-build plots
are exempt from Section 106 contributions and
reduce the funds available for infrastructure.
Development of self-build plots typically proceeds at
a very slow rate with completion far from
guaranteed and with such development being
typically vulnerable to the economic circumstances
of the individual builders. The slow rate of delivery of
self-build plots compounds practical and
management problems such as builders attending
site outside unspecified hours; the storage of
materials in the wider site given that single plots
leave limited room for the storage of such materials;
purchasers needing to leave dwellings halfcompleted due to lack of funds; and home purchaser
dissatisfaction where building continues on a site
which was expected to finish by a certain date. These
logistical problems render incorporating self-build
plots into larger schemes impractical with the
consequence of materially slower housing delivery.
As with Policy 10, the need for custom and self-build
plots identified by the Council would be best served
through the identification of suitable sites for custom
and self-build rather than adding this considerable
regularly burden onto developments of a large or
strategic scale where such sites already need to
make provision for infrastructure and affordable
homes in a challenging viability context. Paragraph
7.33 of the supporting text rejects this approach
while providing little explanation or context for the
comment that an “agreed site” cannot be identified.
This is insufficiently detailed to demonstrate that the
onerous requirement introduced by Policy 11 is
justified against reasonable alternatives and that the
need for self-build plots can only be met by imposing
a rigid policy requirement on large-scale schemes.
Given the Council’s obligation to grant planning
permission for sufficient land to provide for those on
the register within three years as identified in
paragraph 7.26 of the supporting text, matching the
need for self-build plots through large sites appears
illogical. Larger sites will be inherently slower to
deliver self-build plots whereas identifying suitable
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smaller sites for self-build through the plan will
stimulate delivery whilst boosting the overall
housing land supply in the Borough. Policy 11
contains a proviso in relation to viability and sitespecific circumstances but deferring these issues to
the planning application stage will delay decisionmaking and frustrate effectiveness. The plan should
be supported by evidence which fully considers the
local effects of introducing Policy 11 on both viability
and the timeliness and efficiently of housing delivery
in order for such a policy to be justified. For the
above reasons, Persimmon strongly objects to Policy
11 which should either be significantly changed from
its current form or deleted entirely. If the policy is
retained, then the Council should add the clause in
paragraph 7.31 of the supporting text (which sets out
that plots that have been appropriately marketed at
prevailing market value which have not been sold
after 12 months can be built-out by the developer)
to the policy text itself in order to provide the
appropriate clarity for decision-takers.
The national context and JCS aims are well stated.
We have endeavoured to comment on the majority
of the developing strategy. However, there are a
few areas where we do not feel that we are able to
give a cogent response. We have taken note of the
observation that “[.] Neighbourhood Plans will
supersede this Plan for their respective designated
areas”. (Page 9; Para. 2.21).The argument prevalent
in the first part of the document that adopting locally
devised policies will automatically lead to a plethora
of different and presumably confusing policies is
understood. However, we would like to see
evidence that decision makers will give the needs of
rural areas as much a priority as urban areas.
Generally, the Borough Council has rejected moves
for localism in the majority of its plans within this
chapter. We are convinced by the argument that a
policy which pays cognisance to the outlying rural
areas may lead to a variety of conflicting and
disparate policy statements. However, what is
required is the addition of a policy statement
ensuring that rural areas must be given the same
priority as urban areas when provision is being
made.
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The Local Plan is being prepared to
provide for the needs of the whole
Borough. The JCS promotes
sustainable development in the rural
area and provides a framework for
the Part 2 Local Plan and
Neighbourhood Plans to develop local
policies in response to local
circumstances and to meet local
needs. A separate Villages and Rural
Area chapter within the Part 2 Local
Plan demonstrates the importance of
the rural area to Corby Borough
Council.
The provision of infrastructure,
services and facilities is intrinsically
linked to the level of development
and the needs arising. Policy 11 of the
JCS defines the overall spatial role for
the urban and rural areas. It specifies
that development in the rural areas
will be limited.

No change

No change

Cottingham
Parish Council

Securing
Infrastructure
and Services

Transport

The support for Rural Transport particularly bus
services which by their very nature will almost
always run at a loss and will require financial
support, the operative word here being “service”.
How this will be supported if the policy is a general
one is hard to envisage.

Cottingham
Parish Council

Securing
Infrastructure
and Services

Education
and
Training

Cottingham
Parish Council

Securing
Infrastructure
and Services

Social and
Cultural

It is difficult to know what can be achieved by the
Plan in an Area so tied to national parliamentary
decisions (compulsory education). One can hope
that the Borough will make attempts to ensure a
holistic approach to its provision in an attempt to
offer equality of opportunity for all, irrespective of
where they live. Hence, the decision to reject locally
specific policies is probably the correct one. It is
pleasing to note the emphasis on planning
applications and land allocations for educational
purposes outlined in Para 4.25; Page 23. However,
we are disappointed that the term “Training” only
appears in the heading and in Para 4.23 whilst the
text is almost totally concerned with compulsory
education. This section could be expanded. Surely it
should be possible to adopt a Training Policy
particularly for Council employees and this should be
clearly stated. There are examples up and down the
country where builders have had to promise to take
on local apprentices as part of the contract for
development. There are plans for large housing
estates within the Corby boundary, maybe training in
this and other contexts could be given some
consideration.
Agree with the general principles of the policy
statement.
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A comprehensive and detailed policy
framework for the bus network is
provided by the Northamptonshire
Transportation Plan and associated
Daughter Documents, as well as the
JCS, in particular policies 15 to 17.
Further detailed guidance on delivery
is provided in the County Council’s
Planning Obligations Framework and
Guidance. It is not considered
necessary to add further details in the
Part 2 Local Plan, particularly as the
financial considerations of
implementing the comprehensive and
detailed policy framework for the bus
network is outside the scope of the
Part 2 Local Plan.
The delivery of educational and
training infrastructure is supported by
the Planning Obligations SPD,
including an employment and skills
training policy that provides the basis
for the Council to seek contributions
towards local employment and skills
training for local residents.

No change

Noted

No change

No change

Cottingham
Parish Council

Securing
Infrastructure
and Services

Emergency
Services

It is noted that at the end of the section dealing with
Emergency Services that the Plan will not include
locally specific policies (rejection of option (a); Para.
4.47; Page 27). Emergency Services need local plans,
the alternative will ensure that villages and rural
communities are not supported sufficiently with the
services they require. An example of the concern is
highlighted by the Police having almost totally
withdrawn from taking part in any discussion with
rural Parish Councils. Similarly, the Fire Service show
little interest in the checking of hydrants and
accessibility for their engines in village settings.

Cottingham
Parish Council

Securing
Infrastructure
and Services

Health and
Wellbeing

There is some doubt that without a local policy that
due consideration will be given to outlying districts.
Perhaps it is possible to avoid duplication by having a
policy that clearly states districts lying outside of the
main conurbation must be given equal consideration
when funding and provision is being allocated.

Cottingham
Parish Council

Securing
Infrastructure
and Services

Utility
Services

4.62

Paragraph 4.62 accepted.
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Policy 10 of the JCS provides a
detailed policy framework for the
timely delivery of infrastructure,
services and facilities to meet the
needs arising from development and
to support the development of North
Northamptonshire, including
emergency services. As the JCS sets
sufficient policy guidance for the
provision of infrastructure, services
and facilities, including emergency
services, it is not necessary to repeat
this within the Part 2 Local Plan. The
Planning Obligations SPD includes
Policing and Fire and Rescue Services
as potential planning obligations to
be sought from developments on a
case by case basis. The operation of
the police and fire service is beyond
the scope of the Part 2 Local Plan.
The provision of infrastructure,
services and facilities is intrinsically
linked to the level of development
and the needs arising. Policy 11 of the
JCS defines the overall spatial role for
the urban and rural areas. It specifies
that development in the rural areas
will be limited. The Part 2 Local Plan
should be read in conjunction with
the JCS and forthcoming Place
Shaping SPD that apply to
development across the Borough, and
provide a detailed policy framework
that promotes health and well-being,
including policies that seek to
improve access to housing and
employment, promote the timely
delivery of infrastructure, diversify
the economy, encourage good design
and improve accessibility and
environmental quality.
Noted

No change

No change

No change

Cottingham
Parish Council

Securing
Infrastructure
and Services
Green
Infrastructure
Framework
Green
Infrastructure
Framework
Green
Infrastructure
Framework

Telecommu
nications

Agree with general sentiments of the policy.

Noted

No change

Nature
Conservatio
n Assets
Local Green
Spaces

Agree with the option of locally designated sites.

Support noted

No change

Agree with the outcome.

Support noted

No change

Green
Corridors

Agree with the outcome stated in Para 5.29.

Support noted

No change

Cottingham
Parish Council

Green
Infrastructure
Framework

Strategic
Gaps

If there was little support for option (a) (Para 5.38)
then we support the rejection of this option.

Support noted

No change

Cottingham
Parish Council

Green
Infrastructure
Framework

Tranquillity
Areas

This policy appears to need further consideration.
The definition is understood but the application of
this definition depends upon a number of factors
other than requiring a single policy statement. It
seems that tranquillity (a laudable aim) is almost an
outcome of good planning and good policing.

The existing evidence base, including
the national tranquillity maps
produced by CPRE and other studies
that informed the JCS, consider both
positive factors that contribute to and
negative factors that detract from
tranquillity. A review of existing
evidence revealed general areas
towards the north east of Corby
which could possibly be identified as
tranquillity areas; however, it is
recognised that the level of
tranquillity in this area may be
subject to disturbance from
development associated with
Rockingham MRC Enterprise Area and
the Sustainable Urban Extensions in
the future. As such, it is not proposed
to identify additional areas of
tranquillity beyond the Rockingham
Forest area of tranquillity identified in
the JCS.

No change

Cottingham
Parish Council

Delivering
Economic
Prosperity

Employmen
t Land
Provision

We agree with the outcome stated at 6.10 for the
inclusion of a local policy.

Noted

No change

Cottingham
Parish Council
Cottingham
Parish Council
Cottingham
Parish Council
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Cottingham
Parish Council

Delivering
Economic
Prosperity

Employmen
t Uses in
Established
Industrial
Estates

It would seem irresponsible not to include a policy
statement which requires the general development
and improvement of existing industrial estates.
Hence, we agree with the outcome stated at Para
6.18.

Noted

No change

Cottingham
Parish Council

Delivering
Economic
Prosperity

Non
employme
nt uses in
Established
Estates

The general premise of the policy to only allow other
uses if there is no possibility of increased industrial
or commercial activity seems to be the only
reasonable option.

Noted

No change

Cottingham
Parish Council

Delivering
Economic
Prosperity

Bad
Neighbour
Uses

The 400m exclusion zone will help with the issues
but, would it not be better to also include a
requirement that such operations should improve
the effects of their activities. This policy statement
could be seen as accepting the status quo for
industries that can improve. In addition Policy 8 on
page 48, is too specific for a policy document.
Instead of the words “The Corby Sewage Treatment
Works is a bad neighbour” it would better to have
the wording “Sewage Treatment Works are bad
neighbours”. This would accept the fact that there
are other treatment works around the town.

This is largely out of the scope of the
Part 2 Local Plan. However, Corby
Borough Council’s Environmental
Health service continues to monitor
the quality and performance of the
Borough’s Water Recycling Centres
and carry out regular liaison visits.
The Council agrees the policy wording
should be expanded to cover all
Water Recycling Centres within the
Borough.

Amend the supporting text and
Policy to read:
“Bad neighbour’ uses are those
uses or industrial processes
which may cause nuisance by
reason of odour, noise,
vibration, fumes, smoke, soot,
ash, dust or grit.
The 1997 Local Plan included a
‘bad neighbour’ policy that
recognised odour as a planning
concern because of the effect
on local amenity. Earlier stages
of consultation on this Plan
recognised the value in
carrying forward the ‘bad
neighbour’ policy, with minor
amendments to reflect the
number of Water Recycling
Centres currently operating in
the Borough as well as the
views of the water and water
recycling company, which have
been taken into account.
Water Recycling Centres are
‘bad neighbours’. Proximity to
existing Water Recycling
Centres, and the potential
odour and associated nuisance,
will be a material consideration
in dealing with planning
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applications for development
within 400m of the boundaries
of the Water Recycling Centre.
Where new development is
proposed within 400m of a
Water Recycling Centre that
involves buildings which would
normally be occupied, the
proposal should be
accompanied by an odour
assessment report. The
assessment must consider
existing odour emissions from
the treatment of waste water
during different times of the
year and in a range of weather
conditions that are
representative of when the risk
is most commonly realised.
Proposals for development
adjacent to, or in the vicinity of
a Water Recycling Centre will
need to demonstrate that both
the continued use of the Water
Recycling Centre site is not
compromised, and that the
amenity of occupiers of the
new development will be
satisfactory with the ongoing
normal use of the Water
Recycling Centre site.
Protective distances around
existing intensive livestock
units help minimise future
conflict. Therefore, any sites
that fall within 400m of an
Intensive Livestock Unit will be
assessed in terms of any
potential adverse impacts.
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Policy 5 – “Bad Neighbour”
Uses
Water Recycling Centres are
‘bad neighbours’ and proposals
for development within 400m
(or such distance subsequently
notified by the relevant water
and water recycling company)
of the boundaries of Water
Recycling Centres should be
accompanied by an odour
assessment report. Applicants
will also need to demonstrate
that the proposal will not
adversely affect the normal use
of the Water Recycling Centre.
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.”
Cottingham
Parish Council

Delivering
Housing

Housing
Land
Allocations

Cottingham
Parish Council

Delivering
Housing

Housing
Mix - self
and custom

Cottingham
Parish Council

Delivering
Housing

Housing
Mix - self
and custom

7.24

11

Agree with policy.

Support noted

No change

Agree with the option to ensure that specialist
housing is included in the policy.

Support noted

No change as a result of
comment

Reference Self-build and Custom Housing (Page 62;
Para 7.25 on). It is not clear how far the policy will
affect the maximum levels of development outlined
elsewhere in the document especially within the
table outlining Rural Housing Needs (Table 14). Will
it be policy that if a set number of houses are to be
built within a village the number of self-built houses
will be included in the total or exceed it?

Self-build and custom housing will
form part of the overall housing land
supply.

No change as a result of
comment
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Cottingham
Parish Council

Delivering
Housing

Housing
Mix - G&T

Cottingham
Parish Council

Delivering
Housing

Residential
Gardens

Cottingham
Parish Council

Villages and
Rural Areas

Restraint
Villages

Whilst we agree with the restrictions on building in
Restraint Villages, the policy ensures that no other
village can be considered for “Restraint” status.

Cottingham
Parish Council

Villages and
Rural Areas

Settlement
Boundaries

Whilst we accept the policy, the criteria for defining
village boundaries shown at Table 9 is open to a
number of interpretations. It seems possible using
this criteria to allow building to occur outside the
village boundary, which has happened recently in
Cottingham.

Cottingham
Parish Council

Villages and
Rural Areas

Specific
Local
Needs or
Opportuniti
es

We agree that the Rural Housing Needs Survey
allocation should be the guide for future
development in villages and that no further land
need be allocated.

Cottingham
Parish Council

Villages and
Rural Areas

12

Reference Gypsies, Travellers and Travelling
Showpeople (Page 64: Para 7.34 on). We are happy
to note that there are no further plans to increase
the number of sites currently available.

The policy approach supported by the
Parish Council has been amended in
response to updated evidence.

We are unsure of the definition of “built-up areas”.
Does this policy apply to any area where there are a
number of buildings in which case the policy can be
used in village planning,

Built up area in this context refers to
the established built up area,
including villages and the Sustainable
Urban Extensions, defined by
settlement boundaries.
The JCS provides the framework for
Part 2 Local Plans to identify a more
detailed rural settlement hierarchy
based on local evidence. Within this,
Part 2 Local Plans may identify
villages that have a sensitive
character or conservation interest, in
which new development will be
strictly managed. East Carlton and
Rockingham are unique in that the
Conservation Area designation covers
the entire village.
The Council considers the local
criteria to derive the settlement
boundaries to be robust and
consistent with the JCS. Areas beyond
the defined settlement boundaries
are treated as open countryside in
line with Policy 11 of the JCS, where
development will be carefully
managed. There are limited
circumstances where development
may be permitted beyond the
settlement boundaries, but these
would be required to satisfy other JCS
policy requirements.
Support noted

The idea that farms should be allowed (controlled)
diversification is necessary.
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Policy 25 of the JCS provides a
positive framework for rural

Insert policy and supporting
text to support provision of
pitches to meet the
accommodation needs of
gypsies and travellers in
response to updated evidence.
No change

No change

No change

No change

No change

Cottingham
Parish Council

Villages and
Rural Areas

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

The expansion of Corby Town will ensure an increase
in traffic (Gretton Parish Council comment para
8.33). In terms of Cottingham the development on
the west of Corby could increase the traffic through
and certainly around Cottingham village
We agree with the sentiment that Corby should look
to maintain a sub-regional retail draw for North
Northamptonshire and particularly of the
regeneration of the town centre. Whilst well-meant
and with some good ideas development appears to
be based on models which are currently becoming
out of date. It is sad to see the demise of traditional
Town Centres but, the advent of out of town and online shopping could mean that this section will be
difficult to implement successfully. It has our
support and we hope that the town centre can be
preserved.

Retail
Network
and
Hierarchy
of Centres
Neighbourh
ood
Centres
and other
retail areas
Corby
Town
Centre
Regenerati
on

We agree that the preferred option should be option
a (Para 9.9).
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The development of a separate policy (Policy 21) to
show the named villages on the policy map has been
well received.

Having a policy which clearly states a desire to
ensure good connectivity between retail and
surrounding areas is a good idea. Hence we agree
with the statement at Para 9.25. However, ensuring
that the local areas of interest such as the woodland
at Hazelwood are not overly affected by
development will be important in the application of
the policy (Note, Policy 17: Bullet point top of page
80).
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economic development and
diversification.
Noted. Impact of traffic associated
with West Corby SUE will be
considered in detail through the
determination of the planning
application.
A key theme for the policies in the
town centre chapter is to encourage
the creation of more diverse town
centres enabling them to respond to
changes in the retail and leisure
industries, including the growth of
online shopping and competition
from out of town destinations. This is
supported by being flexible on
permitted uses in the Primary
Shopping Areas and allocating
redevelopment opportunities in
Corby Town Centre for mixed uses
including residential.
Support for the identification of a
retail hierarchy is acknowledged and
welcomed.

Support noted. Nonetheless this
policy has been refined to safeguard
all shops outside the defined centres
in order to meet the day-to-day
needs of the local community.
Support for ensuring good
connectivity links for the main town
centre is welcomed. Existing
biodiversity assets such as the
woodland at Hazelwood and other
local areas of interests are protected
by Policy 4 of the JCS which is
reinforced by amendments to Policy
TC1.

No change

No change

No change

Policy updated relating to the
Change of Use of Shops
Outside the Defined Centres.

Amend the design principles in
TC1 to read:
“Where possible, proposals
should include buffering to the
neighbouring woodland, in the
form of houses facing the
woods with paths/road
between them and a multilayered landscaping buffer on
the wood-side, to soften the
edge and minimise the impact
of development”

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses

Cottingham
Parish Council

Town Centre
and Town
Centre Uses
Town Centre
and Town
Centre Uses

NJL
Consulting

Peel
Invest
ment
Proper
ties Ltd

The older town centre is in need of regeneration.

Corby
Town
Centre
Redevelop
ment
Opportuniti
es
Corby
Town
Centre
Redevelop
ment
Opportuniti
es

Local Retail
Impact
Threshold

Hard to comment on this.

9
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The policies in the town centre
chapter complement the JCS in
providing a framework to encourage
the vitality and viability of town
centres, including the older parts of
the town centre.
Comment noted

No change

Amend the design principles in
TC1 to read:
“Where possible, proposals
should include buffering to the
neighbouring woodland, in the
form of houses facing the
woods with paths/road
between them and a multilayered landscaping buffer on
the wood-side, to soften the
edge and minimise the impact
of development”
Amend Policy 21 (Primary
Shopping Areas) to include the
following bullet point:
“Avoid an over-concentration
of a particular non A1 use
which risks undermining the
vitality and viability of the
town centre”.

TC1

As outlined at 4 above our only concern is that the
woodlands surrounding the Town Centre are not
overly affected by development.

Policy 4 of the JCS and the amended
development principles for the
Parkland Gateway site ensure that
the neighbouring woodland is not
adversely affected by redevelopment
proposals. Proposals that would
affect the woodland will be required
to demonstrate adequate mitigation
measures otherwise they may be
refused planning permission.

9.39

It is a little concerning that whilst currently
proliferation of A5 users is low, this may not be the
case in the future and ignoring this in a major policy
document could be a mistake (Page 87: Para 39).

Concerns regarding the lack of policy
direction on A5 uses in the P2LP is
noted. While the current evidence in
regards to hot food takeaways does
not justify placing a restriction upon
their future growth in the P2LP, it is
considered that over-concentrations
of particular uses in town centres
would prevent them from providing a
diverse mix of town centre uses.
We welcome support for the
rejection of the NPPF threshold for
the P2LP.
Objections to the proposed retail
impact thresholds are noted.

We agree with the rejection of the 2,500m2
threshold
Peel have owned Corby Retail Park for well over
twenty years and have worked with the council to
deliver new development, which supports active
asset management and retains jobs, investment,
customer expenditure and shopping trips in Corby.
As officers will be aware, the retail market is
constantly changing as landlords and tenants strive
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Due to the relatively small size of
many retail units in the defined
centres in Corby Borough, retaining
the default threshold of 2,500m2 is

No change

No change

No change

to react to customer demands. Crucially, the market
is shifting from a single offer destination (i.e. only
containing retail uses) to a mixed offer which
includes a range of retail and non-retail (leisure)
uses. As such, a diverse retail and leisure offer is
increasingly important if Corby (as a borough) is to
retain both customer expenditure and existing
retailers. The retail park plays an important role in
this regard, providing a range of mainly larger
floorplate units in a retail warehouse format which
cannot ordinarily be provided within the town
centre. It is an established part of the retail hierarchy
and performs a ‘complementary’ role to the town
centre, providing residents of Corby with a local
alternative to retail parks outside the Borough. Corby
Retail Park has a gross floorspace of 114,423sqft
(10,630sqm), across a range of units which include a
variety of tenants from Food Warehouse (Iceland) to
Currys PC World, M&S Simply Food and The Range.
The retail park also has a safeguarded consent for an
A1/A3 Use coffee shop and previous consent for a
retail extension to the side and rear of Unit 5.
Although the adjacent ASDA store is within the
overall retail park area and adds to the range of uses,
it is outside of Peel’s ownership. The area
surrounding the retail park is generally formed of a
mix of commercial uses, with residential areas
beyond to the west. In terms of the more immediate
area, the retail park is bound by the A6086 to the
east which forms the main retail park access. The
railway is to the west (rear) and to the north and
east is a range of commercial and industrial areas,
including the large Tata Steel works. The town centre
is located approximately 1 mile to the south west;
with Corby train station approximately 750 metres to
the south west. A recently developed Wickes
superstore is to the north (beyond ASDA), with
further planning permission for a car dealership and
associated uses on land adjoining Wickes.
Additionally, the Employment Land Review (2018)

7

not considered a reasonable option.
Thus an option of setting an
alternative, lower threshold is
preferred by the Council. The
background paper recommended a
400m2 threshold for Corby Town
Centre and a 130m2 threshold for the
district and local centres. This was
informed by the low number of units
in most of the centres (excluding
Corby Town Centre) and the low
average unit sizes for each centre.
Recent approvals7 for retail in out of
centre locations have proposed
floorspace figures that are all under
the NPPF default threshold and as
such have not been formally subject
to undertaking the retail impact test.
Should the P2LP assume the NPPF
default threshold, there is potential
that other similar proposals in the
future may risk impacting adversely
upon the retail offer in the defined
centres, particularly the smaller
centres. It is considered that a lower
triggering point for a retail impact
assessment to be carried out for a
proposal would allow for a clearer
understanding of impact and aid in
the determination of applications.
Basing local impact thresholds upon
average unit sizes is considered a
robust methodology, as it has been
successfully defended at the
examination of Swindon’s Local Plan
in 20158. Other local authorities, such
as Gateshead9 and Reigate Councils10,
have also utilised this methodology as

Approvals for main town centre uses in out-of-centre locations at Little Colliers Field (17/00367/DPA), Corby Road Weldon (16/00468/DPA) and Land off Saxon Way West (15/00111/DPA)
Swindon Local Plan 2026 (adopted March 2015)
9 Gateshead Council ‘Report on setting a local threshold for the assessment of retail impact’ (2017)
10 Reigate & Banstead Borough Council ‘Development Management Plan (Regulation 19) Retail Impact Threshold’ (October 2017)
8
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undertaken as part of the emerging Local Plan
evidence base shows a number of major existing and
proposed employment areas adjoining or close to
the retail park, with a number of sites within walking
distance. Additionally, and of relevance to these
representations, Corby Retail Park has been
considered, by the Local Planning Authority, as a
suitable location for further retail development.
Within the last 5 years, the following developments
for additional floorspace or alterations to the sale of
goods have been approved: Coffee shop unit of
350sqm (Planning permission 13/00090/DPA,
granted 28th May 2013) (Of note this consent has
been safeguarded); Extension to side and rear of
Unit 5 and installation of full cover mezzanine within
the extended unit, creating an additional 2,232sqm
non-food retail floorspace (planning permission
14/00128/DPA, granted 11th March 2015); Lawful
Development Certificates confirming Units 1, 4 and 5
have unrestricted A1 retail uses (References
17/00033/CLE, 16/00320/CLE and 16/00143/CLE,
granted 1 March 2017, 16 May 2016 and 2
September 2016 respectively); and Various
applications for external works to the retail park. The
key point to note is development has been approved
by the council, at the retail park, in full knowledge of
other town centre proposals / investment, and this
development at the retail park has had no adverse
effect on town centre performance (as accepted in
the Local Plan evidence base). The National Planning
Policy Framework (2018) (‘NPPF’) (and subsequent
Government guidance) is clear that planning should
deliver development and economic growth. The
revised NPPF sets out updated principles for the
preparation of Local Plans. The NPPF (paragraph 15)
requires Local Plans should provide a framework for
addressing housing needs and other economic, social
and environmental priorities. In this context,
paragraph 16 sets out the requirements for plans to
address. Paragraph 35 then considers the tests of
‘soundness’. The revised national approach to
considering ‘town centre uses’ is set out in NPPF.
With regard to plan making, it is clear that town
centres remain at the heart of local communities but
similarly that it can be appropriate for Local Plans to
identify appropriate development sites outside of
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a key consideration in setting local
impact thresholds for their areas.
Other factors that have helped inform
the lower thresholds are the fact that
a lot of the smaller centres in the
Borough exhibit poor quality built
environments that could make them
vulnerable to decline in the future
and the lack of a strong convenience
retail sector in Corby Town Centre.

the town centre where required locally. Paragraphs
86 to 90 set the approach to considering planning
applications for town centre uses outside of existing
centres. Of note for these representations,
paragraph 89 (retail impact assessments) allows local
planning authorities a ‘proportionate, locally set
floorspace threshold’. Planning Practice Guidance
(‘PPG’) provides further detail on how the local
threshold should be set (see PPG paragraph 016
Reference ID: 2b-016-20140306). Therefore,
although local threshold are permissible, strong
evidence must be provided when setting the local
approach. Paragraph 117 is clear that planning
policies should promote an effective use of land in
meeting the need for homes and other uses, this
includes making sure local policies respond to the
need for changing land requirements (paragraph
120). The Draft Local Plan has a series of documents
that are provided as the emerging appropriate
evidence base. Of relevance to these
representations, this includes: Corby Town Centre
Review; Assessment of Retail Network and
Hierarchy; and Threshold for Impact Testing
Background Paper. The Town Centre Review paper
was prepared in 2008 and refreshed in 2015
(republished in 2016) in order to understand the
potential requirement for structural change in the
town centre, including a review of proposed retail
frontages. Paragraph 2.1 of the Town Centre Review
highlights “Major regeneration projects over the last
decade have transformed Corby Town Centre into a
vibrant and exciting place. The town centre now
boasts the iconic Corby Cube, international sized
swimming pool, Willow Place shopping centre, brand
new multiplex cinema and land has been cleared to
make way for further redevelopment
opportunities.… Corby Town Centre is healthy and
performing well. In particular the positive influence
of Willow Place Shopping Centre is observed. Further
expansion of attractions and the retail offer continue
to be promoted by the Council to capitalise on
improvements and support the vitality and economy
of the town” The review then recommends a wider
town centre boundary, in direct response to
emerging town centre opportunity sites (as
identified in the Draft Local Plan).The Assessment of
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Retail Network & Hierarchy identifies Corby Retail
Park as performing a clear role and function in the
local retail offer, stating “… Corby’s main out of
centre Retail Park is a development of some 13 retail
warehouses, including an ASDA superstore, located
at Phoenix Parkway”. Table 4 in the document goes
on to identify the retail park as an ‘Out of Centre
Retail Park’ in the context of the retail hierarchy.
Appendix 2 includes the assessment of individual
centres within the district. The assessment highlights
the retail park’s role in the hierarchy and identifies
potential threats from out of centre development
elsewhere (notably at Rushden Lakes). The Threshold
for Impact Testing Background Paper sets out the
justification for the proposed local impact threshold
for Part 2 of the Local Plan. Of note, Section 3
identifies that the health of existing centres is a
starting point for setting local retail impact
thresholds. Paragraph 3.4 states: “Overall, Corby
Town Centre exhibits a strong and diverse offer of
town centre uses, with a strong comparison goods
retail sector”. Figure 1 in the Threshold for Impact
Testing Background Paper highlights Corby Town
Centre as having a low vulnerability in terms of losing
trade to other centres, with medium environmental
quality and a high retail and amenity offer. This
shows the ongoing success of the town centre and
that it is a vital and viable centre. This is identified by
the PPG as a key factor in considering whether or not
a lower, locally set impact threshold, can be
considered to be necessary and justified. Paragraph
3.5 concludes, “In general, the existing centres
within Corby Borough are in adequate health, with
most providing a good variety of town centres uses
andproviding adequate levels of off-street parking”.
4.12 Section 4 of the note then provides an
assessment of existing retailing in Corby and
identifies an average town centre unit size of
351sqm (gross) with the largest unit of circa
2,000sqm (TK Maxx) alongside Primark (1,812sqm),
Home Bargains (1,186sqm) and Argos (1,044sqm).
Both Home Bargains and Argos are located in retail
warehouse style units at the northern edge of the
town centre in an area promoted for redevelopment.
Corby Retail Park (listed as Phoenix Parkway Retail
Park) is then considered at paragraph 4.5, with the
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conclusions that “… The presence of these major out
of-centre retail developments impacts upon the
viability and vitality of the town centres and thus, it
is important that planning mechanisms are put in
place in order to mitigate their harm to town centre
prosperity”. However, this conclusion is entirely at
odds with evidence provided and with the fact the
retail park provides a local alternative to other retail
park attractions outside the Borough. The reality is
that if Corby Retail Park is successful (as it must be to
an extent) in avoiding residents from travelling to
more distant retail park locations, there is the
potential for shoppers to also link their trip with a
trip to the town centre (around 1 mile to the west).
Where shoppers are attracted to more distant retail
parks or centres outside the Borough there is
negligible prospect of the linking that trip with
Corby. For example, Rushden Lakes is approximately
21 miles from Corby Town Centre, it is highly unlikely
that shoppers will link a trip to Rushden Lakes with a
trip to Corby, but far more likely they would link a
trip to Corby Retail Park with the town centre. No
further evidence is provided by the Council for the
threshold included in the Local Plan Part 2. The Local
Plan evidence base concludes that the town centre
(and other centres in the retail hierarchy) show
strong evidence of ongoing vitality and viability and
that the town centre in particular is continuing to
benefit from ongoing investment. Despite this, the
evidence base goes on to conclude that out of centre
retailing such as that at Corby Retail Park is having an
adverse effect on the vitality and viability of existing
centres. This is at odds to other evidence (within the
Retail Assessment of Retail Network & Hierarchy
paper) which accepts the role of the retail park in
meeting a range of local retail needs. A low locally
set retail impact threshold (of 400sqm) is then
recommended, based solely on the average size of
units in the town centre. In reality the average unit
size is more related to the sequential test, and would
be discussed with the Local Planning Authority as
part of any future planning applications
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NJL
Consulting

Peel
Invest
ment
Proper
ties Ltd

Town Centre
and Town
Centre Uses

Retail
Network
and
Hierarchy
of Centres

15

We have no objection to the principle of a retail
hierarchy. However, given the evidence within these
representations and within the council’s own
evidence base, Corby Retail Park should be identified
as a retail location within the retail hierarchy. The
proposed strategy risks enabling speculative
development on existing non-retail sites as the plan
could result in proposed town centre development
not meeting retail requirements in Corby. The JCS
(the Local Plan Part 1) Policy 12 identifies capacity
for an additional 12,500m² comparison goods
floorspace in Corby up to 2021.The draft Corby Local
Plan (Local Plan Part 2) then identifies four locations
for this development. An extant consent at Market
Walk East would provide 4,700m² (gross) comparison
retail floorspace, with the remaining 7,800m²
‘balance’ split between three Local Plan Part 2
allocations at Parkland Gateway (site TC1), Oasis
Retail Park (site TC2) and Everest Lane (site TC3).
However, these three allocations (TC1 to TC3) are
not supported by any master planning or project
planning to demonstrate that the necessary uplift in
floorspace can be accommodated or delivered. Yet
the draft Local Plan and evidential base acknowledge
the role and importance of Corby Retail Park in
supporting the ‘in centre’ offer. Identifying Corby
Retail Park within the hierarchy and as the next
sequentially preferable location to Corby Town
Centre will enable the provision of floorspace in this
location. This minimises the risk of unplanned and
sporadic development in other out of centre
locations which do not integrate or link in any way
with the existing retail locations within the
established retail hierarchy. Should town centre
allocations not progress as planned or be accepted
when considering future speculative applications as
not available, suitable or viable under sequential test
considerations, then there is a real risk of the Council
being left with no alternative than to approve such
speculative applications. Identifying Corby Retail
Park within the Local Plan as the next sequentially
preferable location to the town centre would enable
the Council to defend against such applications.
Corby Retail Park serves an important function
within the retail market by providing floorspace for
retailer business models which cannot readily locate
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Comments noted. In line with the
NPPF, the retail network and
hierarchy identifies town centres as
preferred locations for new retail
uses and that development of these
uses outside of defined town centres
is subject to sequential assessment as
a minimum. In the Council’s
Assessment of Retail Hierarchy
background paper, which informed
the hierarchy, Corby Retail Park was
characterised as an out of centre site,
as the site is within the urban area
but not within or on the edge of a
centre, and any further expansion
should be in line with Policy 12 of the
adopted JCS. Policy 12 aims to
maintain, enhance and support
development in the main town
centres and ensure that any
development that cannot be
accommodated within town centre
boundaries is considered only
following the sequential/impact tests
of proposals. As such, it is considered
that any future development of town
centre uses at Corby Retail Park
should be subject to sequential test
and, when appropriate, the impact
test.
Three redevelopment opportunity
sites were identified within the
Emerging Draft Options document.
These have been updated within the
Pre-Submission Draft to include four
redevelopment opportunity sites
(TC1-4), which are identified as the
main locations for new development
growth within the town centre and
are required to contribute towards
the provision of comparison shopping
floorspace required by JCS Policy 12.
These sites will help continue the
positive transformation and
regeneration of the town centre in

No change as a result of
representation

NJL
Consulting

NJL
Consulting

Peel
Invest
ment
Proper
ties Ltd

Town Centre
and Town
Centre Uses

Peel
Invest
ment
Proper
ties Ltd

Town Centre
and Town
Centre Uses

Local Retail
Impact
Threshold

23

to the town centre, and locally by providing locally
accessible retail facilities. Indeed, the town centre
has continued to flourish notwithstanding further
development at the retail park. Including the retail
park within the hierarchy, as a designated centre or
‘Commercial Centre’ and the next sequentially
preferable location to the town centre, will enable
the future managed approach to retail and
associated uses in this location and support
sustainable development aspirations.

line with the visioning of the Corby
Regeneration Strategy and Town
Centre Master Plan whilst helping to
meet the local retail needs within the
area in accordance with the ‘town
centre first’ principles within the
NPPF.

No objection to the principle of Primary Shopping
Areas, as these form a key component of an active
town centre management strategy. However, Draft
Policy 19 is unclear. The draft policy states: ‘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’. [NJL Consulting
underlining] Therefore the draft policy is not precise
in respect of the sequential test for retail uses as
these are specifically excluded from the stated Draft
Local Plan terminology. There are no further policies
which clarify the approach. The policy should be
updated to clarify the sequential test approach for
retail uses, which should be consistent with NPPF
approach, terminology and definitions.

Comment noted. Policy 19 has been
reviewed and updated; this is now
Policy 22 in the Pre-Submission Draft.
Policy 19 ‘Network and Hierarchy of
Centres’ within the Pre-Submission
Draft now includes reference to the
sequential and impact tests which
applies to the identified town
centres.

Peel object to Draft Policy 23 as it is neither
positively prepared, effective, justified nor consistent
with national policy. The policy is therefore not an
appropriate strategy nor proportionately considered.
The NPPF advises that a locally set threshold should

The approach to setting a lower retail
impact threshold is intended to
ensure town centre vitality and
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The North Northamptonshire Retail
Capacity Study predicts Corby’s need
for new comparison floorspace will
likely come forward later in the plan
period. The identified redevelopment
opportunity sites are expected to
contribute towards the provision of
comparison floorspace in line with
the minimum requirement outlined
within the JCS. This does not preclude
further comparison floorspace from
coming forward where the proposals
meet the requirements of the NPPF
sequential and impact tests.
Removal of Draft Policy 19 as
presented at Emerging Draft
Options consultation.
Revision to previous Policy 19,
which is now Policy 22 include
adding the following wording:
“Within the Primary Shopping
Area as identified on the
Policies Map, proposals for
change of use or
redevelopment will be
permitted if the proposal adds
to the attractiveness of the
centre and does not lead to the
predominance of A1 retail use
being critically undermined.”
No fundamental change to
approach; however, the local
thresholds have been included
within Pre-Submission Draft
Policy 19 ‘Network and

be ‘proportionate’. PPG paragraph 016 (Reference
ID: 2b-016-20140306) (as set out in Section 3 of
these representations provides further guidance on
locally set lower thresholds, with the emphasis the
threshold should be proportionate and based on an
understanding of local investment (both in centre
and out of centre). The draft policy is not supported
by robust evidence. The suggested lower threshold
stems from the ‘Threshold for Retail Impact Testing
Background Paper’ (2018) and is informed by the
updated Retail Capacity Study and Retail Hierarchy
Paper. These studies conclude that centres in Corby
are generally healthy, i.e. there are no critical issues
which need to be addressed by an overly onerous
threshold. Nevertheless the Background Paper
advises, solely on the basis of average unit sizes in
the town centre, that significantly lower thresholds
(of 400sqm) are required. Arguably the average unit
site in the town centre is more relevant to the
sequential test, rather than the impact test, and
would be considered through the planning
application progress where the sequential test is
engaged. The proposed threshold therefore goes
directly against the Local Plan evidence base which
clearly demonstrates the town centre is vital and
viable. With reference to the six PPG ‘tests’ for
setting a local lower threshold, the threshold is not
based a rigorous assessment of the local retail
market in the context of the current retail picture in
Corby. Nor do the thresholds reflect gaps in the
current retail offer which could be addressed by
focussing development to the town centre. As such,
the recommendation is unsubstantiated and is not a
credible basis on which to form Local Plan policy. On
this basis the retail impact threshold policy is
unsound. Until evidence can be provided to the
contrary, the threshold should revert to the default
NPPF setting of 2,500sqm. Peel’s representations in
respect of the retail hierarchy (Draft Policy 15) set
out the benefits of including the retail park within
the retail hierarchy and defining it as the next
sequentially preferable location to Corby Town
Centre for retail development. Therefore, as an
alternative strategy, the Local Plan could identify the
retail park with said retail hierarchy and attach a
separate retail impact threshold (of circa 2,000sqm)
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viability is not compromised in line
with the NPPF and JCS.
Despite most town centres in Corby
performing reasonably well and
exhibiting ‘good’ health, it is
considered that due to their relatively
small size, their low number of total
units and the low average size of
those units, out-of-centre proposals
being approved without an
appropriate appraisal of impact may
make them vulnerable to decline.
The methodology adopted by the
Council to set the thresholds, of
calculating average unit sizes, has
been found sound in Local Plan
examinations elsewhere, therefore is
considered a robust methodology for
this purpose.
The alternative option of setting a
threshold figure that only applies to
Corby Retail Park, risks out-of-centre
proposals in other locations not being
suitably assessed for their impact on
town centre vitality and viability.

Hierarchy of Centres’ and
Emerging Draft Policy 23 has
been removed
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to new build development at the retail park. Subject
to the provision of additional Local Plan evidence, a
lower threshold could be retained for all other out of
centre retail development in Corby, to provide the
protection sought. This approach would retain the
council’s preference for a lower threshold whilst
avoiding an unnecessarily onerous threshold for
Corby Retail Park as an established larger format
retail location.
The council is promoting strong growth aspirations
for housing and employment uses. This includes a
particular focus on regenerating and renewing
existing employment land and identifying new
employment land to the east of Corby (i.e. close to
Corby Retail Park). Since housing is intrinsically linked
to employment growth and vice versa, and each is
dependent on additional services and facilities (i.e.
retail and leisure) being accommodated, we suggest
the council explores opportunities within the retail
hierarchy and related allocations to look at the wider
context of development zoning. Fundamentally, the
Council (and developers) should seek an approach
whereby housing, employment and/or
complementary facilities sit in locations which are in
close proximity to one another and contribute to
each other’s success. This encourages the most
sustainable patterns of development (for example,
the promotion of linked trips) by grouping
supporting uses together, rather than providing
facilities in a sporadic way on individual smaller
opportunity sites. The plan enclosed at Appendix 1
shows the relative proximity of existing and
proposed employment and residential uses to the
retail park.
Peel own Corby Retail Park, an established retail
destination which provides accessible retail facilities
in the Corby area and surrounding settlements. The
retail park is in a sustainable location within the
heart of the Corby urban area, close to existing and
proposed large scale residential and employment
locations. Therefore, the retail park presents a clear
opportunity to promote the most sustainable
patterns of development (for example, the
promotion of linked trips) by grouping supporting
uses together in a broad area, rather than providing
facilities in a sporadic way on individual smaller
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The JCS promotes a sustainable
pattern of development focusing on
Growth Towns and in particular town
centres as the most sustainable
places.

No change

Comments noted. The Assessment of
Retail Hierarchy background paper
defined Corby Retail Park as an outof-centre site, as the site is within the
urban area but not within or on the
edge of a centre. As Corby Retail Park
does not meet the requirements to
be identified as a town centre, it has
not been included within the Retail

No change. The local retail
impact threshold has now been
included within Pre-Submission
Draft Policy 19.

Lucas Land
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Rural Areas

opportunity sites. As such, the retail park should be
identified in the Corby retail hierarchy. Linked to this
point, Peel object to the proposed locally set lower
retail impact threshold of 400sqm (compared with
the nationally set threshold of 2,500sqm). The Local
Plan evidence base does not justify such a low and
onerous threshold and appears to conflate the
question of whether a locally set threshold is
justified with sequential test considerations.
Notwithstanding our objections to Policy 23, an
alternative strategy which identifies the retail park in
the hierarchy and as the next sequentially preferable
location to Corby Town Centre and attaches a
significantly higher retail impact threshold could be
supported depending on the threshold to be set.
Peel wish to continue to be involved in the Local Plan
preparation, so the Plan is genuinely effective and
deliverable and can meet the needs of Corby’s
growing population, and are happy to discuss this
approach with officers.
This is the first local plan since 1997 (over 21 years
ago) which deals with the rural area of the district;
frankly for far too long the rural area of this district
has been forgotten. ln effect there are village
boundaries going back unchanged for a generation
and any rural growth has been diverted to Corby
Town. Residents who might like to live in the rural
area of the district have had very little housing
choice in this district, except to go to Corby Town
and many would have had to find rural housing in
adjacent districts or counties. Some years ago it is
recalled that Corby Borough Council were seeking
suitable locations for executive housing. Obviously
potential district residents who might have been
attracted to the district following employment in the
town were seeking appropriate housing and
relocating outside the district, hence the call for
executive housing sites by the Borough Council. The
local authority will say Corby Town is a growth and
regeneration area and development here follows
approved and successive long term policy making.
That might be the case but clearly the National
Planning Policy Frameworks (NPPF) represents a
'sea-change' in planning. The Government for at
least the past 5 years has sought to bolster housing
land supply, emphasizing the need for choice and
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Network and Hierarchy of Centres
Policy.
The Threshold for Retail Impact
Testing Background Paper provides
sufficient evidence, based on a robust
methodology, for setting a lower
retail impact threshold than the
default threshold included within the
NPPF.

Comments noted. The approach to
planning for the villages and rural
areas is consistent with Policies 11
and 28 of the JCS that limits
development in the rural areas to
that required to support a prosperous
rural economy or to meet a locally
arising need, which cannot be met
more sustainably at a nearby larger
settlement.

No change
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variety in the housing market and in particular
sustainable development both rural and urban. We
ask is it sustainable not to provide housing in the
rural areas or limit the rural area to 120 units to
2031? Clearly no-yet nothing in plan policy terms
seems to have changed since 1997 for the rural
areas. Reliance is now being placed on
Neighbourhood Plans. The argument goes that rural
areas can choose what they want but of course the
Local PIan must set out the strategic context which a
Neighbourhood Plan must follow.
The problem in the Borough is that there is a
significant strategic housing anomaly, which is likely
to get worse unless it is addressed now in this plan
and or in a review JCS. The Borough Council
consistently fails to meet its required 5 year housing
land requirement. As we are aware North
Northamptonshire was the authority who presided
over the housing land supply updates for the
constituent councils but unfortunately over many
years the Corby housing land information missed all
the required deadlines. There has been and is
continuing much obfuscation on this matter and no
credible information year on year has been supplied
-this is contrary to Government requirements and
the information at present is simply not fit for
purpose. The requirement is quite simple: an annual
housing land supply update is required which sets
out a clear credible easily seen and understood table
showing the Boroughs housing requirements and
housing land supply. lt is a public document and
interaction with the public is intended. The aim of
the exercise is to obtain as transparent a picture as
possible of housing land supply. There has been over
6 years to get this resolved yet clarity is still absentthis is simply not good enough and needs to be
resolved now-prior to the P2LP moving forward with
further policy announcements. The danger is that
the reality of the housing supply situation will be
hidden and policy developed which assumes that
housing supply is moving forward seamlessly in
Corby Borough. For the past 3 years we have found
the 5 year housing land supply varying between 3.2
to 3.8 years: we are aware that others have raised
similar concerns. The question to be asked is why has
this happened? We assume this must be to hide the
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The Council publishes an annual
monitoring report including an annual
housing land supply position as
required by national policy and
guidance. These demonstrate that a
review has not been triggered by
monitoring of the Sustainable Urban
Extensions and other key housing
sites.
The amount of development to be
accommodated by the Part 2 Local
Plan has been set by the JCS,
including the distribution between
urban and rural areas. The
preparation of the Part 2 Local Plan is
not an opportunity to review or
revoke the JCS, as such the proposed
housing allocations have been
identified to meet the housing
requirement within the JCS, which is
based on objectively assessed
housing needs.

No change
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fact that essentially housing supply in Corby Town is
failing to meet the JCS requirement and if housing
supply fails to meet the set targets then corrective
action is to be applied. This follows the inspectors
concern at the JCS inquiry to include a monitoring
requirement in the JCS to trigger swift action by each
constituent council in the event that housing delivery
falls below that required, plus a 25% monitoring
buffer. It was clear the inspector was concerned with
the housing delivery issues particularly with respect
to Corby Town and Table 9 page 196-197 of the JCS
notes the corrective action to be taken. Given the
fact that the SUE'S in Corby Borough are delivering
less than the 75% projected housing completions in 3
consecutive years a partial review of the JCS needs
now to be initiated. Noting this situation that Corby
is unable to deliver housing at a sufficient rate to
meet the approved housing requirements alternative
development opportunities now need to be
considered. The fundamental issue is that Corby
town is really too small a housing market to take the
agreed housing development levels and the town
market is controlled by a small number of
developers-need we say more. We are firmly of the
belief that the housing market reality with respect to
Corby Town needs to be reassessed it is no good
hiding from the reality of this market situation. Any
credible Part 2 Plan needs to be re-assessed on the
basis that the JCS is already failing one of its
fundamental objectives-which the local plan
inspector must have realised was highly likely-hence
the monitoring requirement within the JCS
Rural housing is a forgotten area of the Corby
housing market needs to be reviewed as there is
clearly potential for many small and medium sized
developments and developers to bring forward a
range of smaller sites to fill the void currently
experienced in Corby Town-such a situation accords
with Government advice in the NPPF. The rural
housing threshold limitation of 120 dwellings needs
to be urgently reviewed and the basis re-examined
and noting this we make the following observation
which we think useful to the housing debate. We are
reminded of a concern raised by the County
Structure Plan Panel with respect to Corby into the
Examination in Public of the Northamptonshire
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The approach to planning for the
villages and rural areas is consistent
with Policies 11 and 28 of the
adopted JCS that limits development
in the rural areas to that required to
support a prosperous rural economy
or to meet a locally arising need,
which cannot be met more
sustainably at a nearby larger
settlement. The preparation of the
Part 2 Local Plan is not an opportunity
to review or revoke the JCS. The local
needs assessments carried out in
2017 have been completed in line

No change

County Structure Plan (CSP) 1996-2016 in June 2000
over 18 years ago-the comments made then still hold
true. Paragraph 5.75 notes "that building 7,500
dwellings over the plan period will be challenging.
The requirement represents an annual average build
rote of 175 dwellings, substantially higher than that
achieved at any time during 1988-1998. There is a
risk that an unachievably high requirement at Corby
would have the effect of reducing provision
elsewhere in the county to o level below that
actually sought by the market". After much
deliberation 18 years ago the Panel recommended
the 7,500 provision with the stipulation that all
housing development at Corby is closely monitored
and significant failure to achieve the requirement
through actual build rates should lead to an early
review of housing and other policies applying to
Corby. (Panel Report: 2000 CSP Review). This is
clearly a case of history repeating itself and a failure
by the planning authority to learn from market
indicators. The current plan requirement is for 460
dwellings to be completed year on year and only
once in the past five years has this total been
exceeded and the latter figure is still to be
corroborated in the AMR. The County Structure Plan
Panel recommended that planning authorities should
make sufficient land available either within or
adjoining villages for housing and that small scale
development can contribute to the sustainability of
individual settlements and rural areas in general as
well as meeting local housing needs. We suggest that
all the rural settlements require a Parish Health
Check in conjunction with any Neighbourhood Plan
as we are concerned that pre-determined housing
limitations within an unchanged Part 1 Plan will be
used to further quash rural development. Such a
situation is contrary to Government guidance. As
noted above the Part 1 Plan has failed to meet its
housing targets and requires a partial review.
Housing Needs will now have to be assessed under
the new Government guidance from November 2018
and engagement by Corby Borough Council with
other local districts and counties is essential. The
limitations of the current housing need exercise for
individual villages need to be discussed with all
Neighbourhood Plan Groups because the current
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with best practice guidance and by
nature will only be representative of
those responding to surveys.
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8.28

exercise is not comprehensive-it is a partial exercise.
The exercise is reliant on form filling and many
residents particularly older residents will not realise
they have a housing need or will not be bothered to
complete survey forms. To therefore base any village
housing need on a questionnaire reliant on residents
responding to forms individually is frankly at best
extremely limited and in any case the information
can only last for a maximum of two years. We draw
attention to paragraphs 57, 68, 69 and 78 in
particular of the NPPF, which is why in particular we
call for Parish Health Checks.
Settlement Boundaries in the rural area remain
unchanged since the 1997Local Plan-this aspect
needs to be addressed in terms of the sustainability
of each settlement, the range of facilities and the
infrastructure provision. We raise an Objection to
Policy 14 as drafted-frankly the definition as open
countryside is incorrect as this should describe land
that is located away from the settlement not areas,
which are next door to or contiguous with the
settlement.
Paragraph 8.28: There is no basis for the comment
made regarding meeting the identified need for
market housing as clearly the continuing inability of
the council to meet the required housing supply in
the Part 1 Plan and the absence of a 5 year housing
supply over many years means that further housing
land is required now-particularly from small or
medium sized sites which in accord with the NPPF
can be easily implemented.

It is clear that a no change situation for the rural area
is contrary to Government policies. Neighbourhood
Plan Groups need to be made aware of this. The
countryside and rural areas are not museum pieces
and Government policy since at least 1995 has been
for A Living Countryside this more than ever applies
today. There are a range of different sized villages in
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Settlement boundaries have been
reviewed as part of the preparation
of the P2LP in the context of the JCS.
The definition of 'open countryside'
as land outside settlement
boundaries is consistent with Table 1
and Policy 11 of the adopted JCS.

No change

The council’s Housing Land Supply
Statement for 2017-18, published
January 2018, shows that it has a 5.02
years of housing land supply.
Comment is made on the basis that
sufficient sites have already been
completed or granted planning
permission to meet the rural housing
requirement for the Borough (120
dwellings) as outlined in table 5 of the
adopted JCS. Policy 11 of the adopted
JCS allows scope for small scale
infilling within villages to meet local
needs, and Policy 13 allows for rural
exception sites where these meet
local needs and aspirations.
Comments and promoted site are
noted. This site has already been
assessed as HAS103 within the Site
Selection Methodology Background
Paper and discounted as the site is in
open countryside and contrary to JCS
policies. The approach to planning for

No change

No change
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Corby District-each requires a different approach.
Gretton as a former Limited Development Village,
the top tier rural settlement under the former
County Structure Plan and the 1997 Corby Local Plan
was and still should be the focus for development in
the rural area of the district- it is the largest rural
settlement. The village remains a small rural service
centre with a good range of facilities and
infrastructure-some development at this village is
eminently sustainable and appropriate. We attach a
plan showing our clients site at the southern edge of
the village in Corby Road. The proposal site opposite
Hunts Field Drive would visually 'round-off the
development edge and domestic extent of the
southern entrance to the village-we commend it for
your attention and confirm we have been in contact
with the Neighbourhood Plan Group and have sent
them the requisite Landowner questionnaire
information. We also in 2015 sent to Local Plans the
Col//or Sites information on the above site It is
confirmed that the land is in single ownership and is
available for development immediately and could
include an appropriate and agreed amount of
affordable housing as well as market housing.
Homes England supports Policy H8 which allocates
land at Elizabeth Street as a residential
redevelopment site. Homes England considers this
provides a good brownfield opportunity in a
sustainable location. A significant part of the site is
owned by Homes England and they are in discussions
with the Northamptonshire Police Authority
regarding the prospect of bringing this site forward
for development over the early part of the Plan
Period. Homes England considers the proposed
allocation of land at Elizabeth Street through Policy
H8 to be sound and considers that the site can make
a significant contribution to increasing the supply of
housing and assist the Council in maintaining a fiveyear supply of land.
Homes England generally supports Policy TC3 which
allocates land at Everest Lane as a redevelopment
site. Homes England considers this provides a good
brownfield opportunity in a sustainable location. A
significant part of the site is owned by Homes
England and it intends to bring their part of the site
forward for redevelopment. It is considered that the
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the villages and rural areas is
consistent with Policies 11 and 28 of
the adopted JCS that limits
development in the rural areas to
that required to support a prosperous
rural economy or to meet a locally
arising need, which cannot be met
more sustainably at a nearby larger
settlement. The preparation of the
Part 2 Local Plan is not an opportunity
to review or revoke the JCS.

Support noted

No change

Comments and promotion of site for
residential use are noted. The site has
been assessed as HAS118 within the
Site Selection Methodology
background paper and included as a
mixed-use redevelopment site
incorporating residential use within

Promoted site assessed and
revised principles included
within Pre-Submission Draft
Policy TC2.
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site has potential to deliver new homes, potentially
as part of a residential-led mixed use development. It
is suggested that the policy wording needs to more
clearly reference the site’s ability to deliver
residential development in the Site Design Principles
listed in the policy. Homes England would like to
work with the Council to prepare a Development
Brief for the Homes England part of the proposed
allocation and to explore the mix of uses that could
be accommodated through a residential-led
scheme.
BOC are a significant employer in Corby and the
wider area, with operational assets at 82 Weldon
Road. BOC's premises in Corby sit adjacent to the
Phoenix Parkway Industrial Estate identified as an
'Established Industrial Estate' within the Part 2 Local
Plan for Corby-'mapping booklet' to which Draft
Policy 7 'Non Employment Uses (non-BJ in
Established Industrial Estates' applies. BOC are
supportive of draft policy 7 and, in response to your
invitation to comment on the Part 2 Local Plan for
Corby - (Emerging Draft options), would like to
request an extension to the geographical area to
which Draft Policy 7 applies. BOC particularly support
the wording of Policy 7, especially in its emphasis
that any non-employment use permitted within the
industrial estate should '...not prejudice the current
and future operations of adjoining businesses'. BOC
are however concerned that their premises, which
are immediately adjacent to the Phoenix Parkway
Industrial Estate designation, have been omitted
from this proposed designation. The inclusion of
BOC's premises within the Phoenix Parkway
Industrial Estate designated policy area would afford
BOC the protection which Draft Policy 7 provides.
BOC would benefit from Draft Policy 7 proposals as
the premises on Weldon Road fulfil the role of
cylinder gas distribution for the industrial, medical
and hospitality industries, which can necessitate 24
hour operation, five days a week. These operations
can generate significant levels of noise which have
the potential to impact upon the amenity of
neighbouring residents. If adjoining
commercial/industrial premises are converted (to
residential properties in particular) without noise
constraints being adequately taken into account
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the Pre-Submission Draft. Revised site
specific design principles are included
within Policy TC2 of the PreSubmission Draft.

Support noted. The Council agree
that it would be logical to expand the
boundary of Phoenix Parkway
Industrial Estate to include BOC’s
premises and 6 units in the
immediate vicinity to the North of
Weldon Road.

Amend the boundary of the
Policies Map to include BOC’s
premises and the 6 additional
units North of Weldon Road

through the development management process, and
inappropriately proximate development ultimately
comes forward without adequate mitigation, this
could place extra burdens and constraints on BOC's
business, causing it to modify its operations and
impinge on its productivity and long-term viability.
Part 3 to schedule 2 of the General Permitted
Development Order 2015, (Class 0 - offices to
dwelling houses) provides one such way in which
potentially inappropriate residential proposals could
come forward in close proximity to BOC's premises,
thereby creating a risk that future residents may find
the existing operational noise and activities a
potential nuisance. Should the protection afforded
by Draft Policy 7 be extended to include BOC's site it
would help to ensure the long term future of BOC's
operations in Corby and would protect what is an
established industrial area. BOC's premises are
immediately adjacent to the Phoenix Parkway
industrial estate boundary. There is a small treeplanted area that creates some definition between
BOC's site and neighbouring industrial property to
the north, but this area does not act as a strong
border. The site is clearly located within an industrial
area, separated from residential properties by the
A6086 and A427 which run congruous to its western
and southern boundaries respectively. The A427
separates BOC's premises from the industrial area to
the south of the A427, and this border is arguably a
more suitable boundary line to which the Established
Phoenix Parkway Industrial Estate designated area
could extend to incorporate the area. NPPF contains
relevant policies to protect business interests. The
extension of draft policy 7 to incorporate BOC's
premises at 82 Weldon Road would help to ensure
that the Corby Local Plan Part 2 is NPPF/NPPG
compliant in relation to policies protecting existing
business operations. In summary, BOC are seeking to
protect their business interests from potentially
inappropriate residential development being
proposed in close proximity to their operational
facilities without adequate consideration of noise.
The protection afforded by Draft policy 7, if
extended to incorporate BOC's site, would provide a
safeguard to ensure that their future operations
have a degree of protection from future applications
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not in accordance with the NPPF, and that the nature
of their business operations would not be impinged.
Therefore, BOC request an amendment
Table 13 under paragraph 8.24 identifies ‘Land to the
east of Ashley Road’ as a potential development site
with an estimated capacity of 10 dwellings. In this
context, we have prepared an indicative layout plan
showing how the site can accommodate up to 10
houses of various sizes to assist in meeting the local
need for homes of different types and price brackets,
including both open market and affordable housing.
The plan also demonstrates that such development
would not harm the character and appearance of
this part of the village or the amenities of adjoining
dwellings. The site could be developed for a lesser
amount of housing if preferred and my clients are
open to this. We propose that this site should be
identified in the Plan as a housing allocation, either
under a new policy in Chapter 8 or as an addition to
Policy 9 ‘Housing Allocations’ in Chapter 7, for the
reasons set out below. For the same reasons, the site
should be included within the settlement boundary
of Middleton/Cottingham under Policy 14 of the
Plan. As shown on the location plan attached, the
site is situated on the urban edge of the village of
Middleton and adjoins existing residential
development along both its southern and southeastern boundaries, as follows: A development of
three large, detached houses is currently underconstruction adjoining the site on its southern side.
The development of two dwellings here was
approved by a Planning Inspector in 2015 under
appeal reference APP/U2805/A/14/2227064 and
Corby BC later granted permission for a third
dwelling on the site. The development of our clients’
site would extend the built frontage of Middleton
along Ashley Road in a northward direction but only
by about 40m; and the site also extends behind the
Ashley Road frontage and at its south eastern
boundary it hugs the existing edge of the village,
where there are long established and extensive
residential developments at Lightfoot Lane and
Darescroft. The Planning Inspector considering the
above appeal for two dwellings was of the opinion
that some loss of roadside hedgerow to facilitate the
site access would not be detrimental to the street
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Site discounted following detailed
assessment (reference HAS129)

No change

scene overall at the entrance to the village and
would not harm the character and appearance of the
area. Similarly, in bringing our clients’ site forward
for development a green frontage to the
development could be retained. The development
under construction has already facilitated the
repositioning of the 30mph signs further from the
village edge and provision of a footpath linking the
site to Darescroft to the south. There is good
visibility along Ashley Road in both directions from
the site. The site is within flood zone 1 and therefore
at the lowest risk of flooding and there are no likely
issues with ground stability for drainage. There is no
known contamination on the site and no known
archaeology or protected species associated with the
site. The site is a level site and there are no
topographical constraints. Middleton Sewage
Treatment Works lies to the north but is sufficiently
distant to cause no unacceptable impact. All services
including water supply, gas, electricity and foul
sewage can be extended from the existing urban
area. The site lies outside the Cottingham
Neighbourhood Plan Area. Middleton and
Cottingham lie side by side. Middleton is currently
identified as a Restricted Infill Village under the
current policy of the 1997 Corby Local Plan.
However, Middleton has a range of services and
facilities including a primary school, shop, pub and
bus service. Due to the restrictive policy approach
since 1997 very few new dwellings have been
provided. The opportunity now exists though the
Local Plan review to provide for a small village scale
development which would help to maintain or
enhance the level and viability of local services and
facilities. We consider our clients’ site provides a
suitable, achievable and deliverable development in
a sustainable location. Under paragraph 8.25, as
amended by the Erratum document issued on 3rd
August 2018, Table 14 ‘Rural Housing Needs’
identifies the following current local housing needs
for Middleton: Open market housing: 6 dwellings,
Share ownership housing: 2 dwellings - Total: 8
dwellings and for Cottingham: Open market housing:
2 dwellings, Shared ownership housing: 2 dwellings,
Affordable rented housing: 2 dwellings. Our clients’
proposal for up to ten dwellings on the site would
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shire County
Council Northampton
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Delivering
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Northampton
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Council Northampton
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Delivering
Housing

Housing
Mix - self
and custom

clearly assist in meeting the local needs identified
above, for both open market and affordable homes.
Furthermore, the results of the 2017 housing needs
surveys do not represent a wholly robust evidence
base for assessing total housing need or demand
over the whole plan period, for the following
reasons: Survey forms were only sent to local
residents and the response rate was low, being only
30% in Middleton for example; and the results only
reflect a snapshot of current circumstances and
housing needs anticipated over the 5 years from
2017 -2022; they underestimate the true position
because additional local housing needs will of course
be generated over the whole plan period up to 2031
and the allocation of our clients’ site will help meet
those local needs in a way which could not be
achieved solely by reliance on infill developments,
which are likely to be very few in number and usually
accommodate only 1 or 2 dwellings. National
planning policy in respect of rural housing is set out
at paragraphs 77 and 78 of the recently published
NPPF. Paragraph 77 states that: “In rural areas,
planning policies and decisions should be responsive
to local circumstances and support housing
developments that reflect local needs.” Paragraph
78 states that: “To promote sustainable
development in rural areas, housing should be
located where it will enhance or maintain the vitality
of rural communities. Planning policies should
identify opportunities for villages to grow and thrive,
especially where this will support local services.”
Affordable housing needs to also mean affordable
running costs. It would be beneficial to see this
reflected in the policy while also delivering on energy
efficiency and carbon reduction. 75% of Kettering’s
older people own their own home – this means 25%
rent and therefore don’t have equity. A quarter of
new homes for older people should therefore be
affordable rents.

10

By 2040 nearly 1 in 4 people will be over 65
therefore we would recommend as a policy position
that 1 in 4 (25%) or all new homes are built to
lifetime home standards. Purpose building downsizer
homes (e.g. Extra Care apartments) for older people
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JCS policy 30 sets out the
requirements for housing mix and
tenure, including the proportion of
affordable housing and JCS policy 9
encourages high standards of
resource and energy efficiency and
reductions in carbon emissions. The
preparation of the Part 2 Local Plan is
not an opportunity to review or
revoke the JCS.
In respect to lifetime home
standards, Policy 30 of the JCS
already requires all homes to meet
Category 2 national space standard

No change

Add the following text to the
supporting text to highlight the
importance of location:
“It is often the case that older
people and other vulnerable

Social
Services

can then free up larger family homes in the borough
for growing families, reducing the demand for new
build family homes. Location is key for these lifetime
homes and policies to facility appropriate locating of
these schemes will mean they have the potential to
deliver positive health and wellbeing outcomes.
NASS/NCC are finalising details of a cross-county
workshop at which we will share details of our
evidence and the growing demand for suitable
housing for older people and the forecast split across
tenure types. Given the growing elderly population
and their specific housing needs we welcome policy
that delivers housing suitable for the needs of older
people. We are unclear why the proposed policy
simply encourages the inclusion of a proportion of
the housing to meet the needs of older households.
We strongly feel that this should be a requirement to
include a proportion of housing to meet the needs of
older households. We would request that you liaise
further with NCC’s Adult Social Care department and
revise this policy accordingly. Extra Care schemes do
not need to be age exclusive. We have been involved
in discussions with providers of care in these
schemes and we would be happy to support
development of schemes and place people in
schemes for all age vulnerable adults, e.g. older
people living alongside younger adults with
moderate mental health, physical disabilities and
learning disabilities. Younger adults with care and
support needs are likely to be eligible for housing
benefits, therefore affordable rents will continue to
be key. There will be a small number of working age
adults with needs which are too complex to make
housing in a large extra care style scheme suitable.
As such there is a need for smaller highly specialised
housing for this small but complex customer base.
NASS is happy to work with Wellingborough Council
to ensure these housing needs are met and we will
be producing a Housing Plan for Transforming Care
later in the summer which will demonstrate the
need. Increasing short term accommodation
provision and working with relevant specialist
support organisations to enable positive outcomes
around homelessness should form a key part of any
housing plan, alongside rapidly developing truly
affordable housing and social rented properties to
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which is equivalent to Lifetime
Homes.
It is recognised that location is key.
The supporting text could be
expanded to emphasise the
importance of location.
With regard to the inclusion of a
proportion of older peoples’
accommodation being a requirement
and that accommodation does not
need to be age exclusive it is
recognised that specialist housing
supports a variety of needs, therefore
the policy is amended accordingly.

people need a wider range of
essential services and facilities
that are accessible by public
transport or walking. There
may be instances where
housing development at the
edge of settlements may not
be particularly accessible and
therefore may not be suitable
locations for all types of older
person’s housing.” (paragraph
7.44)
Amend policy to read:
“Residential developments of
50 or more dwellings, or 1.4
hectares or more site area, will
be required to include a
proportion of the housing
designed specifically to meet
the identified needs of older
households and others with a
need for specialist housing.”

Local
Resident

Erratum

ensure there is a sustainable pathway to maintaining
a long-term tenancy. We would encourage Corby
Council to work with Housing Associations to deliver
affordable rents for Extra Care housing schemes.
There is additionally a huge opportunity in the
private market to develop Extra Care apartments for
outright sale and shared ownership for the 75% of
older people who do own their own homes.
Understanding this at planning stage is key. If older
people are able to buy attractive, purpose built, safe,
retirement homes, investing their equity, downsizing
so reducing the burden of a large house, they are far
less likely to become isolated, be admitted to
hospital, or need to move into very costly residential
care and nursing care schemes. We would encourage
a planning policy that acknowledges these benefits
to older people and to the public purse, which also
frees up family homes, which can allow for a swifter
planning process for these schemes, and NASS would
like to be engaged in these developments at preplanning stage. NASS would strongly support any
approach which can help tackle poor and hazardous
conditions from private landlords, and would have a
preference to work with housing associations for
Adult social care customers. NASS would also
encourage Corby council to sign up to the principles
in the recent Health & Housing Memorandum of
Understanding. NASS can share information to
inform policy regarding tenure type for new builds
for older people. Minimum term tenancies for
vulnerable adults are in important factor. A greater
ambition for housing to help/ support adult social
care housing needs is required– the plan would
benefit from greater reference to extra care or
supported living and a strong, clear ambition in
terms of development and pace for general lifetime
homes. NASS would recommend and appropriate
ambition for 25% of new homes to be lifetime homes
standards, and as such these would all be wheelchair
accessible and if these developments didn’t have
stringent age exclusive limits, but welcomes younger
adults who would benefit from living in such a
setting, an ambition specifically for wheelchair
accessible homes isn’t required.
I would like to be updated as appropriate, of
outcome of discussions as how best to present
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Further consultation will take place as
part of the preparation of the Plan to

No change

nature conservation sites within the Part 2 Local
Plan.
Local
Resident

Green
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Framework

Nature
Conservatio
n Assets

5.3

Local
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Framework
Green
Infrastructure
Framework
Green
Infrastructure
Framework

Nature
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Local Green
Spaces

5.95.12

Green
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Framework
Green
Infrastructure
Framework

Green
Corridors

Local
Resident
Local
Resident

Local
Resident
Local
Resident

Local Green
Spaces

Green
Corridors

5.185.19
3

4

Although 'Local', my understanding is that LNR
represents Statutory designation, and as such, are
part of the National series of protected sites. I
enclose highlighted abstracts from my records
regarding the designation of King's Wood LNR and
Great Oakley Meadow LNR for information.
Applauded.

give all interested parties an update
and opportunity to comment on the
published material
Paragraph 3.33 of the JCS explains
that the hierarchy of biological and
geological sites includes those with
national designations, and local sites
with statutory protection i.e. Local
Nature Reserves
Support noted

Applauded.

Support noted

No change

Applauded, although much depends upon definition
of 'very special circumstances'.

Qualified support noted.
Interpretation of policy wording will
be a matter to be determined on a
case by case basis; however, the
general position will be that
development which adversely affects
a designated Local Green Space will
be unacceptable.
Support noted

No change

The JCS describes Green
Infrastructure as a strategically
planned and delivered network
comprising the broadest range of
high quality green spaces and other
environmental features. These
corridors connect areas of particular
natural heritage, green space,
biodiversity or other environmental
interest; including established valued
wildlife habitat. Policy 19 of the JCS
seeks to manage development and
investment to secure a net gain in
Green Infrastructure by providing,
where opportunities exist, new
wildlife habitats, facilities and routes
to enhance assets and the linkages
between them. The P2LP assists in
implementing JCS Policy 19 to protect

No change

5.29

Applauded.

5.31

Emphasis on protection of the integrity of the
network, but does this includes established valued
wildlife habitat therein? Emphasis on additional
connections and enhancement, but no explicit
reference to priority also for increasing biodiversity
links? - as noted in 5.31?
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No change

No change

No change

Local
Resident

Town Centre
and Town
Centre Uses
Town Centre
and Town
Centre Uses

Site Specific
Allocations

Anglian Water
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Local Green
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3

Anglian Water

Delivering
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Employmen
t Land
Provision

5

Local
Resident

TC1

Appendix 6
- Glossary

and enhance biodiversity assets
within the identified Green
Infrastructure corridors. Policy 4 of
the JCS protects and seeks a net gain
in biodiversity and geological assets.
The P2LP will identify local nature
conservation assets within the
Policies Map. In combination these
policies seek to protect and enhance
existing established wildlife habitat
and enhance the linkages between
these assets.
Support noted

Applauded.

LNR Local Nature Reserve. (i) "Non-statutory
habitats" is not a concept known to me; surely what
was meant to be said was "Non-statutory sites", but
also (ii) note my comments re: 5.3 above, which
casts doubt on the "Non" part. Local Nature Reserves
(LNRs) need to be clearly distinguished from other
classes of "Nature Reserves". There is widespread
misunderstanding of this.

Agreed the definition of Local Nature
Reserves should be brought into line
with that used by Government
organisations such as Natural
England.

Reference is made to local green spaces being
included in the Part 2 Local Plan or in neighbourhood
plans. We have no objection to the principle of
including local green spaces in the Part 2 Local Plan
or Neighbourhood Plans. However there is a need to
ensure that any proposed designations do not
prejudice the continued operation of Anglian
Water’s assets by preventing improvements being
made to support wider development identified in the
Development Plan within the Borough. We would
therefore ask that any designated Local Green
Spaces in Corby Borough exclude any operational
land in Anglian Water’s ownership..
Consideration should be given to including criteria
relating to water and water recycling infrastructure
similar to that suggested for the housing allocation
policies including Anglian Water’s existing assets
where relevant.

Anglian Water confirms that there are
no assets in Anglian Water’s
ownership within the Middleton
Community Orchard.
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The Council agrees that issues
relating to water and water recycling
infrastructure, along with flooding,
can be picked up within the Policy
and in the supporting text to Policy 5.

No change

Amend definition to read:
“Sites which are locally
important for wildlife, geology
education and enjoyment
(without disturbing wildlife).
Local Nature Reserves are a
statutory designation made
under Section 21 of the
National Parks and Access to
the Countryside Act 1949 by
principal local authorities.”
No change

Amend the supporting text to
policy 5 (now Policy 8) by
adding the following additional
paragraph:
“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.”

Anglian Water

Delivering
Economic
Prosperity

Employmen
t Land
Provision

5

E4

There are existing sewers within the boundary of this
site and it is important that Anglian Water can
continue to access these assets for maintenance
purposes. It is therefore proposed that the policy
include the following wording in the policy and
supporting text: ‘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 (policy wording)’ ‘This existing
infrastructure is protected by easements and should
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The Council agrees that issues
relating to water and water recycling
infrastructure, along with flooding,
can be picked up within the Policy
and in the supporting text

Add additional paragraph of
supporting text relating to the
Policy:
“Sites E4, E5 and E6 include
sewers or water mains in
Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers or water
mains should be located in
highways or public open space.
If this is not possible a formal
application to divert Anglian
Water’s existing assets may be
required.”
Amend the supporting text to
the policy by adding the
following additional paragraph:
“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

not be built over or located in private gardens where
access for maintenance and repair could be
restricted. The existing sewers should be located in
highways or public open space. If this is not possible
a formal application to divert Anglian Water’s
existing assets may be required.(supporting text)’

Anglian Water

Delivering
Economic
Prosperity

Employmen
t Land
Provision

5

E5

There are existing surface water sewers within the
boundary of this site and it is important that Anglian
Water can continue to access these assets for
maintenance purposes. It is therefore proposed that
the policy include the following wording in the policy
and supporting text: ‘There are existing 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 (policy
wording)’ ‘This existing infrastructure is protected by
easements and should not be built over or located in
private gardens where access for maintenance and
repair could be restricted. The existing sewers should
be located in highways or public open space. If this is
not possible a formal application to divert Anglian
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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.”

The Council agrees that issues
relating to water and water recycling
infrastructure, along with flooding,
can be picked up within the Policy
and in the supporting text to Policy 5
(now Policy 8).

Add additional paragraph of
supporting text relating to the
Policy:
“Sites E4, E5 and E6 include
sewers or water mains in
Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers or water
mains should be located in
highways or public open space.
If this is not possible a formal
application to divert Anglian
Water’s existing assets may be
required.”
Amend the supporting text to
the policy by adding the
following additional paragraph:
“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

Water’s existing assets may be required.(supporting
text)’

Anglian Water

Delivering
Economic
Prosperity

Employmen
t Land
Provision

5

E6

There are existing surface water sewers within the
boundary of this site and it is important that Anglian
Water can continue to access these assets for
maintenance purposes. It is therefore proposed that
the policy include the following wording in the policy
and supporting text: ‘There are existing 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 (policy
wording)’ ‘This existing infrastructure is protected by
easements and should not be built over or located in
private gardens where access for maintenance and
repair could be restricted. The existing sewers should
be located in highways or public open space. If this is
not possible a formal application to divert Anglian
Water’s existing assets may be required (supporting
text).
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there are existing sewers
within the boundary of the site
the site layout should be
designed to take these into
account.”

The Council agrees that issues
relating to water and water recycling
infrastructure, along with flooding,
can be picked up within the Policy
and in the supporting text to Policy 5
(now Policy 8).

Add additional paragraph of
supporting text relating to the
Policy:
“Sites E4, E5 and E6 include
sewers or water mains in
Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers or water
mains should be located in
highways or public open space.
If this is not possible a formal
application to divert Anglian
Water’s existing assets may be
required.”
Amend the supporting text to
the policy by adding the
following additional paragraph:
“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.”

Anglian Water

Delivering
Economic
Prosperity

Bad
Neighbour
Uses

8

We 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). In addition to Corby Water
Recycling Centre (WRCs) there are number of other
existing WRCs which serve settlements in the Corby
Borough area – Cottingham/East Carlton, Gretton,
Rockingham and Stanion. These WRC sites are
safeguarded in the adopted Northamptonshire
Minerals and Waste Plan. Nuisance may be caused
by noise, lighting and traffic movements but its most
prevalent source will be odours, unavoidably
generated by the treatment of sewerage. Where it is
proposed to develop sites within proximity of the
water recycling centres there is a need to consider
further the odour impact and the extent to which
occupied land and buildings e.g. housing could be
accommodated on the site without having an
adverse impact on future residents or occupiers. To
be effective it suggested that the policy is amended
to make it clear what is the requirements for
applicants in this context and that the continued
operation of WRCs in Anglian Water’s ownership
should not be prejudiced by new development
(which is regularly occupied). It is therefore
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Suggested amendments to Policy 8
are welcomed and accepted.

Add additional paragraph of
supporting text relating to the
Policy “Sites E4, E5 and E6
include sewers or water mains
in Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers or water
mains should be located in
highways or public open space.
If this is not possible a formal
application to divert Anglian
Water’s existing assets may be
required.”
Amend the supporting text and
Policy to read:
“Bad neighbour’ uses are those
uses or industrial processes
which may cause nuisance by
reason of odour, noise,
vibration, fumes, smoke, soot,
ash, dust or grit.
The 1997 Local Plan included a
‘bad neighbour’ policy that
recognised odour as a planning
concern because of the effect
on local amenity. Earlier stages
of consultation on this Plan
recognised the value in
carrying forward the ‘bad
neighbour’ policy, with minor
amendments to reflect the
number of Water Recycling
Centres currently operating in
the Borough as well as the
views of the water and water
recycling company, which have
been taken into account.

suggested that Policy 8 be amended as follows: ‘The
Corby Sewage Treatment Works is a ‘bad neighbour’
and Proximity to the Works existing Water Recycling
Centres (WRCs), and the potential smell odour and
associated nuisance, will be a material consideration
in dealing with planning applications for
development within 400m of the boundaries of the
Works Water Recycling Centre. Where new
development is proposed within 400 m of a WRC
that involves buildings which would normally be
occupied, the proposal should be accompanied by an
odour assessment report. The assessment must
consider existing odour emissions from the
treatment of waste water during times of the year
and in a range of weather conditions that are
representative of when the risk is most commonly
realised. Proposals for development adjacent to, or
in the vicinity of a WRC will need to demonstrate
that both the continued use of the WRC site is not
compromised, and that the amenity of occupiers of
the new development will be satisfactory with the
ongoing normal use of the WRC site.’

Water Recycling Centres are
‘bad neighbours’. Proximity to
existing 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 the Water Recycling Centre.
Where new development is
proposed within 400m of a
Water Recycling Centre that
involves buildings which would
normally be occupied, the
proposal should be
accompanied by an odour
assessment report. The
assessment must consider
existing odour emissions from
the treatment of waste water
during different times of the
year and in a range of weather
conditions that are
representative of when the risk
is most commonly realised.
Proposals for development
adjacent to, or in the vicinity of
a Water Recycling Centre will
need to demonstrate that both
the continued use of the Water
Recycling Centre site is not
compromised, and that the
amenity of occupiers of the
new development will be
satisfactory with the ongoing
normal use of the Water
Recycling Centre site.
Protective distances around
existing intensive livestock
units help minimise future
conflict. Therefore, any sites
that fall within 400m of an
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Intensive Livestock Unit will be
assessed in terms of any
potential adverse impacts.
Policy 5 – “Bad Neighbour”
Uses
Water Recycling Centres are
‘bad neighbours’ and proposals
for development within 400m
(or such distance subsequently
notified by the relevant water
and water recycling company)
of the boundaries of Water
Recycling Centres should be
accompanied by an odour
assessment report. Applicants
will also need to demonstrate
that the proposal will not
adversely affect the normal use
of the Water Recycling Centre.

Anglian Water

Delivering
Housing

Housing
Land
Allocations
- Site
Specific
Allocations

9

H1

We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’
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Initial assessment work and
comments are noted. JCS Policy 5
requires development to contribute
towards reducing the risk of flooding
and to the protection and
improvement of the quality of the
water environment. Criteria f) of JCS
Policy 5 states that in order for
development proposals to be
acceptable they will need to
demonstrate that adequate and
appropriate water supply and
wastewater infrastructure is available
(or will be prior to occupation). It is
considered that specific reference to
water and water recycling
infrastructure is not necessary within
the individual site design principles;

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.”
Insert the following text within
the supporting text:
“Site design principles are
identified for each of the site
allocations. These should be
read in conjunction with the
JCS and other relevant policies
of the Local Plan which will be
relevant in specific cases,
dependent on scale or location
of development. These may
include, for example, the
requirement for an ecological
survey if the site may be of
biodiversity value or heritage
assessment if the site relates to
or impacts on the setting of
any heritage asset. These may

Anglian Water

Delivering
Housing

Housing
Land
Allocations
- Site
Specific
Allocations

9

H2

Anglian Water

Delivering
Housing

Housing
Land
Allocations
- Site
Specific
Allocations

9

H3

We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’
We have identified a need for improvements to the
water supply network to enable the development of
this allocation site based on an initial assessment.
The policy for the site as currently drafted does not
include reference to water infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water infrastructure;’ In
addition there are existing sewers within the
boundary of this site and it is important that Anglian
Water can continue to access these assets for
maintenance purposes. It is therefore proposed that
the policy include the following wording in the policy
and supporting text: ‘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 (policy wording)’ ‘This
existing infrastructure is protected by easements and
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however, further explanation will be
provided within the supporting text
to outline the requirement for
technical assessments to accompany
development proposals where
appropriate.
Initial assessment work and
comments are noted. This site has
been removed from the PreSubmission Draft Plan as the site is no
longer being progressed by the
Council.

also include the requirement
for a flood risk assessment, air
quality assessment, odour
assessment, or other technical
assessment, where
appropriate.”
This site has subsequently
been removed from the PreSubmission Draft Plan.

Initial assessment work and
comments are noted. This site has
been removed from the PreSubmission Draft Plan as the site is no
longer being progressed by the
Council.

This site has subsequently
been removed from the PreSubmission Draft Plan.

Anglian Water

Delivering
Housing

Housing
Land
Allocations
- Site
Specific
Allocations

9

H4

should not be built over or located in private gardens
where access for maintenance and repair could be
restricted. The existing sewers should be located in
highways or public open space. If this is not possible
a formal application to divert Anglian Water’s
existing assets may be required.(supporting text)’
We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’ In addition there is an existing sewers
within the boundary of this site and it is important
that Anglian Water can continue to access these
assets for maintenance purposes. It is therefore
proposed that the policy include the following
wording in the policy and supporting text: ‘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 (policy
wording)’ ‘This existing infrastructure is protected by
easements and should not be built over or located in
private gardens where access for maintenance and
repair could be restricted. The existing sewers should
be located in highways or public open space. If this is
not possible a formal application to divert Anglian
Water’s existing assets may be required.(supporting
text)’

Initial assessment work and
comments are noted. JCS Policy 5
requires development to contribute
towards reducing the risk of flooding
and to the protection and
improvement of the quality of the
water environment. Criteria f) of JCS
Policy 5 states that in order for
development proposals to be
acceptable they will need to
demonstrate that adequate and
appropriate water supply and
wastewater infrastructure is available
(or will be prior to occupation). It is
considered that specific reference to
water and water recycling
infrastructure is not necessary within
the individual site design principles;
however, further explanation will be
provided within the supporting text
to outline the requirement for
technical assessments to accompany
development proposals where
appropriate.

Insert the following text within
the supporting text:
“Site design principles are
identified for each of the site
allocations. These should be
read in conjunction with the
JCS and other relevant policies
of the Local Plan which will be
relevant in specific cases,
dependent on scale or location
of development. These may
include, for example, the
requirement for an ecological
survey if the site may be of
biodiversity value or heritage
assessment if the site relates to
or impacts on the setting of
any heritage asset. These may
also include the requirement
for a flood risk assessment, air
quality assessment, odour
assessment, or other technical
assessment, where
appropriate.”

Reference will be made within the
site design principles to reflect the
existing sewers within the site, and
the supporting text will be updated to
include suggested wording.

Insert the following text within
the site design principles for H4
(now H2):
"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".
Insert the following text within
the supporting text:
“Sites H2, H4, H5, H6 and H7
include sewers or water mains
in Anglian Water’s ownership
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H5

We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’

Initial assessment work and
comments are noted. JCS Policy 5
requires development to contribute
towards reducing the risk of flooding
and to the protection and
improvement of the quality of the
water environment. Criteria f) of JCS
Policy 5 states that in order for
development proposals to be
acceptable they will need to
demonstrate that adequate and
appropriate water supply and
wastewater infrastructure is available
(or will be prior to occupation). It is
considered that specific reference to
water and water recycling
infrastructure is not necessary within
the individual site design principles;
however, further explanation will be
provided within the supporting text
to outline the requirement for
technical assessments to accompany
development proposals where
appropriate.

within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers should be
located in highways or public
open space. If this is not
possible a formal application to
divert Anglian Water’s existing
assets may be required"
Insert the following text within
the supporting text:
“Site design principles are
identified for each of the site
allocations. These should be
read in conjunction with the
JCS and other relevant policies
of the Local Plan which will be
relevant in specific cases,
dependent on scale or location
of development. These may
include, for example, the
requirement for an ecological
survey if the site may be of
biodiversity value or heritage
assessment if the site relates to
or impacts on the setting of
any heritage asset. These may
also include the requirement
for a flood risk assessment, air
quality assessment, odour
assessment, or other technical
assessment, where
appropriate.”
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H6

We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure

Initial assessment work and
comments are noted. JCS Policy 5
requires development to contribute
towards reducing the risk of flooding
and to the protection and
improvement of the quality of the
water environment. Criteria f) of JCS
Policy 5 states that in order for

Insert the following text within
the supporting text:
“Site design principles are
identified for each of the site
allocations. These should be
read in conjunction with the
JCS and other relevant policies
of the Local Plan which will be
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which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’ In addition there is a existing water
main within the boundary of this site and it is
important that Anglian Water can continue to access
this asset for maintenance purposes. It is therefore
proposed that the policy include the following
wording in the policy and supporting text: ‘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 these into account (policy
wording)’ ‘This existing infrastructure is protected by
easements and should not be built over or located in
private gardens where access for maintenance and
repair could be restricted. The existing water main
should be located in highways or public open space.
If this is not possible a formal application to divert
Anglian Water’s existing assets may be
required.(supporting text)’

development proposals to be
acceptable they will need to
demonstrate that adequate and
appropriate water supply and
wastewater infrastructure is available
(or will be prior to occupation). It is
considered that specific reference to
water and water recycling
infrastructure is not necessary within
the individual site design principles;
however, further explanation will be
provided within the supporting text
to outline the requirement for
technical assessments to accompany
development proposals where
appropriate.
Reference will be made within the
site design principles to reflect the
existing water main within the site,
and the supporting text will be
updated to include suggested
wording.

relevant in specific cases,
dependent on scale or location
of development. These may
include, for example, the
requirement for an ecological
survey if the site may be of
biodiversity value or heritage
assessment if the site relates to
or impacts on the setting of
any heritage asset. These may
also include the requirement
for a flood risk assessment, air
quality assessment, odour
assessment, or other technical
assessment, where
appropriate.”

Insert the following text within
the site design principles for H6
(now H4):
"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".
Insert the following text within
the supporting text: ”Sites H2,
H4, H5, H6 and H7 include
sewers or water mains in
Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers should be
located in highways or public
open space. If this is not
possible a formal application to
divert Anglian Water’s existing
assets may be required"
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H8

We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’ In addition there is a existing sewers
within the boundary of this site and it is important
that Anglian Water can continue to access these
assets for maintenance purposes. It is therefore
proposed that the policy include the following
wording in the policy and supporting text: ‘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 (policy
wording)’ ‘This existing infrastructure is protected by
easements and should not be built over or located in
private gardens where access for maintenance and
repair could be restricted. The existing sewers should
be located in highways or public open space. If this is
not possible a formal application to divert Anglian
Water’s existing assets may be required.(supporting
text)’
There is an existing sewer within the boundary of
this site and it is important that Anglian Water can
continue to access these assets for maintenance
purposes. It is therefore proposed that the policy
include the following wording in the policy and
supporting text: ‘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 these
into account (policy wording)’ ‘This existing
infrastructure is protected by easements and should
not be built over or located in private gardens where
access for maintenance and repair could be
restricted. The existing sewer should be located in
highways or public open space. If this is not possible
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Initial assessment work and
comments are noted. This site has
been deleted as there is currently
insufficient information to support
continued inclusion.

This site has subsequently
been removed from the PreSubmission Draft Plan.

Initial assessment work and
comments are noted. Reference will
be made within the site design
principles to reflect the existing sewer
within the site, and the supporting
text will be updated to include
suggested wording.

Insert the following text within
the design principles for H8
(now H5):
"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 these into
account".
Insert the following text within
the supporting text: "Sites H2,
H4, H5, H6 and H7 include
sewers or water mains in

a formal application to divert Anglian Water’s
existing assets may be required.(supporting text)’
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H9

H10

There is a existing surface water sewer within the
boundary of this site and it is important that Anglian
Water can continue to access these assets for
maintenance purposes. It is therefore proposed that
the policy include the following wording in the policy
and supporting text: ‘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 these into account (policy wording)’
‘This existing infrastructure is protected by
easements and should not be built over or located in
private gardens where access for maintenance and
repair could be restricted. The existing sewer should
be located in highways or public open space. If this is
not possible a formal application to divert Anglian
Water’s existing assets may be required.(supporting
text)’

Initial assessment work and
comments are noted. Reference will
be made within the site design
principles to reflect the existing
surface water sewer within the site,
and the supporting text will be
updated to include suggested
wording.

There is a existing foul and surface water sewers
within the boundary of this site and it is important
that Anglian Water can continue to access these
assets for maintenance purposes. It is therefore

Initial assessment work and
comments are noted. Reference will
be made within the site design
principles to reflect the existing foul
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Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers should be
located in highways or public
open space. If this is not
possible a formal application to
divert Anglian Water’s existing
assets may be required"
Insert the following text within
the design principles for H9
(now H6):
"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
these into account".
Insert the following text within
the supporting text: "Sites H2,
H4, H5, H6 and H7 include
sewers or water mains in
Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers should be
located in highways or public
open space. If this is not
possible a formal application to
divert Anglian Water’s existing
assets may be required"
Insert the following text within
the design principles for H10
(now H7):
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proposed that the policy include the following
wording in the policy and supporting text: ‘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 (policy wording)’ ‘This existing
infrastructure is protected by easements and should
not be built over or located in private gardens where
access for maintenance and repair could be
restricted. The existing sewers should be located in
highways or public open space. If this is not possible
a formal application to divert Anglian Water’s
existing assets may be required.(supporting text)’

and surface water sewers within the
site, and the supporting text will be
updated to include suggested
wording.

We have identified a need for improvements to both
the water supply and foul sewerage networks to
enable the development of this allocation site based
on an initial assessment. The policy for the site as
currently drafted does not include reference to
water and water recycling infrastructure. It is
acknowledged that there is a Borough wide policy
relating to water and water recycling infrastructure
which would apply however we suggest reference to
this requirement as part of the allocation policy. We
would therefore suggest that the following wording
be included for water and water recycling
infrastructure as set out below. ‘Development of the
site will be informed by assessments and suitable
mitigation related to water and water recycling
infrastructure;’

Initial assessment work and
comments are noted. JCS Policy 5
requires development to contribute
towards reducing the risk of flooding
and to the protection and
improvement of the quality of the
water environment. Criteria f) of JCS
Policy 5 states that in order for
development proposals to be
acceptable they will need to
demonstrate that adequate and
appropriate water supply and
wastewater infrastructure is available
(or will be prior to occupation). It is
considered that specific reference to
water and water recycling
infrastructure is not necessary within
the individual site design principles;
however, further explanation will be
provided within the supporting text
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"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".
Insert the following text within
the supporting text: "Sites H2,
H4, H5, H6 and H7 include
sewers or water mains in
Anglian Water’s ownership
within the site boundaries. This
existing infrastructure is
protected by easements and
should not be built over or
located in private gardens
where access for maintenance
and repair could be restricted.
The existing sewers should be
located in highways or public
open space. If this is not
possible a formal application to
divert Anglian Water’s existing
assets may be required"
Insert the following text within
the supporting text:
“Site design principles are
identified for each of the site
allocations. These should be
read in conjunction with the
JCS and other relevant policies
of the Local Plan which will be
relevant in specific cases,
dependent on scale or location
of development. These may
include, for example, the
requirement for an ecological
survey if the site may be of
biodiversity value or heritage
assessment if the site relates to
or impacts on the setting of
any heritage asset. These may
also include the requirement
for a flood risk assessment, air
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H7

I would like to raise an objection to the field adjacent
to Hubble Road and Stephenson Way being listed for
housing. The intention would be to access via Stanier
Road and Hubble Road. This route has previously
been ruled out due to the restricted width of road
and junctions not designed for levels of traffic.
Previous plans for development had access via Pen
Green Lane which has an 11.4m width across the
balancing ponds bridge. If housing development was
granted in the field adjacent to Hubble Road it’s
obvious the development would then extend into
the neighbouring fields adding to the traffic burden.

Welcome the commitment within the Joint Core
Strategy Vision for Corby to be a showcase for
modern green living with a focus on green
infrastructure.
Supports plans to improve walking and cycling routes
between green spaces as this will help to reduce
trips to these sites by private cars.
Welcomes commitments in the Northamptonshire
Transportation Plan to improve walking and cycling
routes within Corby. Corby is a relatively compact
town where almost all trips are within five miles and
therefore could be done on a bike. The existing
shared use walking and cycling facilities in the town
are a good basis for future improvement but in
places lack sufficient width and require many
improved crossing points. Signing for pedestrians
and cyclists would also benefit from improvement.
Key to increasing walking and cycling in the
future will be to incorporate the Sustainable urban
Extensions into an improved walking and cycling
network. High quality, continuous off
carriageway routes will give people the confidence
to try alternative modes. Providing the sustainable
(green) infrastructure from an early stage in the sites
development is also an important detail. People
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to outline the requirement for
technical assessments to accompany
development proposals where
appropriate.
Comments noted. 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 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. As
such this site has been removed from
the Pre-Submission Draft Plan.
Noted

quality assessment, odour
assessment, or other technical
assessment, where
appropriate.”
The site has been removed
from the Pre-Submission Draft.

Noted

No change

Noted

No change

No change

Sustrans

Green
Infrastructure
Framework

Gladman
Development
s

Introduction

Gladman
Development
s

Securing
Infrastructure
and Services

Green
Corridors

Social and
Cultural

4

1

moving into an area will develop travel habits
quickly. If only the road network is an option then
that is the mode people will use. If the green
infrastructure is also in place and advertised early
then there is a choice for new residents. Recognition
of the need to provide green infrastructure to link
Tresham Garden Village with Corby is welcomed
Sustrans strongly supports the development of
Green Corridors and has carried out initial feasibility
work for a route along the Welland Valley from
Market Harborough to Peterborough taking in a
Corby
The JCS forms the Part 1 Plan for Corby and was
adopted in July 2016. The text contained within the
emerging Part 2 Local Plan explains that its context is
already set by the JCS, including the ‘big picture’ in
terms of housing and jobs targets for North
Northamptonshire and the associated spatial
framework for growth. It is however important that
the Council remains mindful of the need to carefully
monitor the progress of the Part 1 Local Plan,
particularly the baseline housing trajectory that was
considered through the associated Examination in
Public. The JCS Inspector’s Report sets out the
importance of having an appropriate monitoring
mechanism in place in the event of a significant
shortfall in housing arising for whatever reason(s).
The challenging nature of delivering against the JCS
targets remains highly relevant and this should be
borne in mind in the preparation of the Part 2 Plan,
in particular the need to provide flexibility to rapidly
adapt to changes in circumstance that can occur
during a plan period.
It is essential that any requirements relating to the
provision of new open space, sport and recreational
facilities can be justified through the Council’s
proportionate evidence base. This should fully
recognise the existing provision of facilities across
the area in both quantitative and qualitative terms.
The proposed wording of Policy 1 suggests that all
new housing development will be required to
provide new or improved open space, sport and
recreational facilities in accordance with the latest
Open Space, Sport and Recreational Facilities
Assessment (or similar subsequent document).
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Noted

No change

Corby Borough Council is mindful of
the need to carefully monitor the
progress of the JCS. The North
Northamptonshire Joint Planning and
Delivery Unit coordinate the
preparation of the authorities
monitoring report, including updates
on the delivery of the Sustainable
Urban Extensions and other key
housing sites. The NPPF indicates that
Local Plans should positively seek
opportunities to meet development
needs, with sufficient flexibility to
adapt to rapid changes. In light of the
government requirements and the
challenging nature of the JCS targets,
considerably more dwellings have
been identified than are required to
meet the housing requirements to
provide choice and ensure flexibility.

No change

Amend wording in response to
representation.

Amend Policy 1 to read:
“All development of 10 or
more dwellings or 0.3 hectares
or more will be required to
provide new or improved open
space, sport and recreational
facilities in accordance with the
latest Open Space, Sport and
Recreational Facilities
Assessment (or similar
subsequent document) to

Gladman
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s

Green
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Framework

Local Green
Spaces

3

Gladman are of the view that it will be necessary or
the Council to revisit this wording to make clear that
new or improved facilities will only be required to
meet the direct needs that arise from the new
development. Indeed, paragraph 4.38 of the
emerging Plan indicates that “The policy [policy 1]
also requires developments to provide new or
enhanced services and facilities to meet the needs
arising from the development “¸ this position should
therefore be clearly articulated within the wording of
the Policy.
Noting that the Local Plan defers the allocation of
Local Green Spaces to Neighbourhood Plans, the
Council will need to ensure that such Plans do not
seek to pursue this option without first ensuring that
sufficient evidence exists to fully support a significant
designation of this kind. Paragraphs 76 to 79 of the
NPPF (2012) and Paragraphs 99 to 101 of the NPPF
(2018) set out the national policy position in relation
to Local Green Space designations and outline the
tests, which need to be met in order to designate
Local Green Space through the plan making process.
As outlined through national policy, the Council (or
the Qualifying Body that is preparing a
Neighbourhood Plan) need to have clear justification
for designating land as Local Green Space, and they
should not attempt to use this as a means to
arbitrarily protect areas of land from development. If
a local green space is to be brought forward through
a local plan or neighbourhood plan, it will be
essential that any evidence that emerges through
the plan making process is compelling and
demonstrates that any such allocation meets
national policy requirements. This includes the need
for designations to be consistent with the local
planning of sustainable development and
complement investment in sufficient homes, jobs
and essential services within the area. In this
context, any such designations should also be
capable of enduring beyond the end of the Plan. In
relation to the proposed technical guidance,
Gladman would raise a concern that the Council’s
proposed technical guidance is suggesting that 19ha
is a threshold for determining whether an area is an
‘extensive tract of land’. The determination of
whether an area is an extensive tract of land will
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meet the needs arising from
the development. “

Noted.

No change.

differ from case to case depending on the location of
the site and it could well be relevant to conclude that
an area of land forms an ‘extensive tract’ where it is
substantially smaller than 19ha. The PPG provides
further clarity on the designation of Local Green
Space, stating: “There are no hard and fast rules
about how big a Local Green Space can be because
places are different and a degree of judgement will
inevitably be needed. However, paragraph 77 of the
National planning Policy Framework is clear that
Local Green Space designation should only be used
where the green area concerned is not an extensive
tract of land. Consequently blanket designation of
open countryside adjacent to settlements will not be
appropriate. In particular, designation should not be
proposed as a ‘back door’ way to try to achieve what
would amount to a new area of Green Belt by
another name.”
Notes and supports the preferred option to rely on
the NPPF and NNJCS in relation to the consideration
of matters relating to the coalescence of
settlements.
Notes and supports the preferred option not to
identify additional areas of tranquillity.
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It is noted that the Council intends to identify and
protect an updated Green Infrastructure Corridor
Network through its Part 2 Local Plan. The proposed
wording of the policy indicates that all development
must be designed to protect and enhance the green
infrastructure corridor. It is vital that the evidence
base that sits behind this policy fully justifies the
proposed approach, particularly if this is to be used
to seek developer contributions to facilitate
qualitative improvements. It must be made clear
within the policy wording that new green
infrastructure or qualitative improvements to
existing areas should only be required to meet the
direct needs that arise from that specific
development.
It is noted that the Council has worked with
consultants to prepare its latest Employment Land
Review, which provides a snap shot in time of the
likely demand for employment land and sets
associated supply requirements for the period 2011
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Support noted

No change

Support noted

No change

Regulations set out the statutory
tests that developer contributions
must meet. It is not necessary to
repeat in policy.

No change.

Paragraph 81 of the NPPF promotes a
flexible approach to accommodate
employment needs and to enable a
rapid response to changes in
economic circumstances. Policy 23 of

No change
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to 2031. The intention to identify a long-term land
reserve in addition to a small suite of ‘non-strategic
site allocations’ is noted. This approach will provide a
degree of flexibility to assist the ability of the policies
of the Plan to respond to evidence of additional need
during the plan period should it arise in those
particular locations. Notwithstanding this, in order to
support economic growth and productivity, it will be
necessary to provide further flexibility through the
wording of Policy 5 to enable employment
development to come forward where the need can
be demonstrated (subject to wider sustainability
considerations) The NPPF requires employment
policies to be flexible enough to accommodate needs
not anticipated in the Plan and to enable a rapid
response to changes in economic circumstance.
Policies relating to employment land should
therefore include suitably permissive wording that is
fully responsive to changing needs over time,
recognising the specific locational requirements of
businesses.
The Draft Part 2 Local Plan provides an indication of
the current housing land supply relative to the
requirements of the NNJCS. It is noted that the
Council intends to update these figures prior to the
pre-submission consultation. Gladman note this
intention and look forward to reviewing any updated
figures in due course. It is vital that the Part 2 Plan
provides a position against which a rolling five year
supply of land for housing land can be effectively
maintained throughout the plan period. Gladman
consider it essential that development plans provide
enough headroom within their housing allocations in
order to reduce the likelihood of circumstances
where a five-year housing land supply cannot be
demonstrated during the plan period. On 25 June
2018, the Rt Hon Sir Oliver Letwin MP published his
draft analysis on the gap between housing
completions and the amount of land that benefitted
from a local plan allocation or a planning consent.
This highlighted that completions on strategic scale
sites that have been allocated within local plans or
granted outline consent may be held back for a wide
range of legitimate reasons, including: the discharge
of pre-commencement planning conditions, limited
availability of skilled labour, limited supplies of
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the JCS states the quantity and
quality of existing and committed
employment sites will be reviewed
against Corby’s job creation targets. It
is not necessary to repeat these
policies in the Part 2 Local Plan.

The Publication Draft (PreSubmission) contains up-to-date
housing supply figures; however, the
following points apply: - The council
has made provision for sites above
and beyond those required to meet
the housing target of 9,200 dwellings.
This is intended to provide flexibility
in terms of managing housing land
supply, and will contribute towards
the strategic opportunity target. It
excludes any additional housing that
may come forward under policies 11
and 13 of the JCS - The Housing Land
Supply position presented in the Part
2 Local Plan (Table 7) of the PreSubmission Draft calculates the
difference between the supply and
requirement for housing at 31 March
2019; this shows an oversupply of
960 dwellings against the JCS
Requirement figure, including a 20%
buffer already applied as part of the
calculations. - The proposed
allocations for residential or mixed

No change
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building materials, limited availability of capital,
constrained logistics of sites, slow speed of
installation by utility companies, difficulties of land
remediation, provision of local transport
infrastructure, absorption sales rates of open market
housing and limitations on open market housing
receipts to cross subsidise affordable housing. The
local plans across the North Northamptonshire area
are highly dependent on the delivery of housing from
large scale sustainable urban extensions. It is
therefore important that a wide supply of individual
small and medium scale sites can be made available
through Part 2 Plans to support the maintenance of
land supply and assist in providing choice and
competition in the market. Gladman would advocate
the inclusion of a flexible approach to managing
growth in sustainable settlements across the
borough and a level of allocations that provide at
least 20% headroom against the minimum local plan
requirement across all components of supply to
ensure that it can rapidly respond to changing
circumstances, including those that are directly
related to slower than expected delivery from
strategic scale site allocations. It is also noteworthy
to highlight that the affordability of housing within
Corby since the start of the plan period is a growing
issue. A table is provided by Galdmans setting out
the relevant affordability data relating to lower
quartile house prices and lower quartile earnings
ratios. The Part 2 Plan in Corby provides the
opportunity to address this concerning trend by
taking a positive response by enabling the delivery of
further housing across a wider range of local
markets.
Policy 30 of the JCS relates to Housing Mix and
Tenure and sets out the overall approach that will be
taken when considering the size and tenure of new
housing and in encouraging development to meet
the needs of particular groups. It is also noted that
the accompanying text to Policy 30 within the JCS
highlights that Part 2 Plans may identify more
specific requirements for particular locations. The
approach that is proposed in the Part 2 Plan for
Corby is to encourage the provision of a proportion
of housing to meet the needs of older households on
schemes of 50 or more dwellings, or 1.4ha or more.
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used development provide an
additional 751 dwellings to provide
further flexibility and choice.

No suitable sites were identified to
allocate for specialist housing and
older people’s accommodation. Policy
15 within the Pre-Submission Draft
Plan offers a proactive and flexible
approach to meeting needs taking
account of local need, scale and
location of site and viability of
development. Policy 13 of the JCS
allows rural exceptions to meet

No change
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Any such requirement would need to be carefully
justified. Gladman would suggest that the Council
should seek to ensure that there are appropriate
sites allocated within the Plan to meet the needs of
specifically identified groups of households such as
the elderly without seeking a specific housing mix on
individual sites above a certain threshold size. Indeed
the housing needs of older people is a diverse sector
with a wide range of products and locational
requirements, so the LPP2 should be ensuring that
suitable sites are available for a wide range of
developments across a wide choice of appropriate
locations. The opportunity to include an exceptions
policy for specific forms of specialist housing,
including older persons accommodation should be
considered to ensure that these forms of
development can be brought forward in locations
where evidence of need exists. Furthermore, the
inclusion of exceptions policies to support the needs
of other specific groups should also be considered,
such as entry level housing
Gladman note the proposal in Policy 11 to require
the consideration of self-build plots within major
housing development proposals. Sufficient flexibility
should be built into any such policy to ensure that
plots within development schemes are not
prevented from coming forward as a result of the
lack of demand for such products, enabling the
house builder to develop the plots where.
Furthermore, the Council’s Self Build Register
includes only 31 entries, which will then be subject
to further re-assessment for local eligibility criteria
and financial solvency. This does not provide the
justification for a policy approach for 5% of plots
within housing sites greater than 125 dwellings to be
reserved for these products. A range of other
reasonable alternatives should be explored by the
Council to meet the need that has been identified
through the register, such as the use of an exception
site policy for self-build and custom-build schemes.
The proposed introduction of a percentage for
custom / self-build plots must be fully justified by the
Council through clear evidence of the demand for
these products across each of the settlements within
the area. The impact of the Policy with regards to
potential delays in delivery must also be reflected in
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locally identified needs for affordable
housing.

Policy 30 of the JCS sets out the
requirement for Sustainable Urban
Extensions and other strategic
developments to make available
serviced building plots to facilitate
community custom build in order to
meet the requirements for providing
land for custom and self-build
housing. The P2LP will not be deleting
or amending strategic polices in the
JCS. The specific requirements for 5%
custom and self-build housing to be
deleted in light of updated and
supplementary evidence and instead
the proportion of custom and selfbuild housing will be determined on a
case by case basis taking account of
need, deliverability and viability at
the time of the application.

Amend policy and supporting
text
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the Council’s housing trajectory and evidence of
whole plan viability. Gladman would wish to raise
concerns at this stage that the wording of the policy
is not sufficiently responsive to circumstances that
will arise on a site-by-site basis, particularly where
there is no demand for this type of product in a
particular location.
The use of highly restrictive settlement boundaries is
not considered to be an effective response to
ensuring the ability to meet development need
where they would preclude the delivery of otherwise
sustainable development opportunities. The NPPF is
clear that development which is sustainable should
go ahead without delay. The use of settlement limits
to arbitrarily restrict suitable development from
coming forward on the edge of settlements does not
accord with the positive approach to growth
required by the NPPF. It is considered that
settlement boundaries are too inflexible to cope with
changing circumstances across a plan period. The
policy therefore needs to be flexible enough to be
able to accommodate new development, outside of
development boundaries, to allow the Council to
quickly address any issues in a shortfall in housing
land supply against the plan requirement through
the development plan. Such an approach would be
fully compliant with the JCS, which sets out through
Policy 11that sites adjacent to villages that meet a
particular need or opportunity can be positively
considered in the context of Part 2 Plans. A more
flexible and Framework compliant approach would
be to have a criteria based policy against which
development adjacent to the existing built up area of
settlements is assessed. This would set out a more
flexible approach to development and would still
offer considerable protection against unsustainable
and inappropriate development. It is also essential
choice and competition in the market is supported in
villages, taking into account the position in the JCS
that the phasing of individual housing sites in the
rural areas will need to ensure that development
opportunities are not exhausted early in the plan
period (Policy 29). The decision to proceed with an
approach that fails to allocate additional sites for
housing development in the rural area does not fully
reflect the approach that is advocated in the JCS,
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By identifying settlement boundaries,
the Council is adopting a clear and
consistent approach in applying
policies in the JCS. The identified
settlement boundaries are derived
using criteria outlined within the
Emerging Draft Options document,
which is considered to be robust and
in line with the JCS. It should be
noted that Policy 11 of the JCS allows
scope for small scale infilling within
villages to meet local needs, and
Policy 13 allows for rural exception
sites beyond the settlement
boundary where these meet local
needs and aspirations.

No change
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which seeks to ensure that development
opportunities remain available in rural areas
throughout the plan period.
Land at Southfield Road, Gretton has been the
subject of an outline application (reference:
18/00271/OUT) for the erection of up to 120
dwellings with public open space, landscaping and
sustainable drainage system. The site is well related
to the existing built form of the settlement and
would represent a logical extension to Gretton. The
site is suitable, available and achievable for housing
development uses over the plan period and can be
considered both deliverable and developable
The adopted JCS provides the strategic framework
for the P2LP so the two plans are intrinsically linked.
The JCS is a comprehensive document therefore the
P2LP does not need to re-address issues dealt with in
the JCS and local detail set out in the P2LP should not
duplicate policies adopted in the JCS. The
relationship between the JCS, P2LP and
Neighbourhood Plans should be clearly set out in
accordance with the revised NPPF (paras 13, 29 & 30
and Footnote 16). Neighbourhood Plans should not
undermine the strategic policies of either the JCS or
the P2LP irrespective of whether or not the
Neighbourhood Plan is the most recently adopted
which would otherwise take precedence
The Council should be proactively supporting
sustainable development to deliver a significant
boost to the supply of housing to meet identified
housing needs as set out in the NPPF. The Council
should ensure that the JCS and P2LP meet
Objectively Assessed Housing Needs (OAHN) in full as
far as is consistent with the NPPF including
identifying key sites critical to the delivery of the
housing strategy over the plan period. The Housing
White Paper (HWP) “Fixing The Broken Housing
Market” also emphasised that the Council should be
planning for the right homes in the right places by
making enough land available to meet assessed
housing requirements. As set out in the adopted JCS
the housing requirement for Corby is 9,200 dwellings
(460 dwellings per annum) or if the strategic growth
opportunity is included 14,200 dwellings (710
dwellings per annum) for the plan period 2011 –

89

Site discounted following detailed
assessment (reference HAS79).

No change

The relationship between the Local
Plans and Neighbourhood Plans will
be set out in the introductory
chapters, including clarification that
the Part 2 Local Plan is intrinsically
linked to the JCS, and must be read
alongside it; and that Neighbourhood
Plans need to conform to national
policy and the strategic policies in the
Development Plan.

Amend the introductory
section to provide clarification.

Sufficient sites are allocated to meet
the housing requirements based on
the objectively assessed housing
need, including the allocation of key
strategic urban extensions in the JCS.
A mix of sites with planning
permission and other identified sites
will complement the urban
extensions to provide flexibility and
ensure the delivery of the homes
needed to meet the needs of the
Borough.

No change

2031. The 9,200 dwellings are distributed in: Growth town of Corby for 8,290 dwellings (or 13,290
dwellings including the strategic growth
opportunity); New Village (Little Stanion) for 790
dwellings; and Rural Housing for 120 dwellings. As
set out in Table 7: HLS 2011 – 2031 of the
consultation document after the deduction of
completions and existing commitments the residual
housing requirement is calculated as between 576 –
3,667 (if the strategic growth opportunity is
included) dwellings. In this Draft Options
consultation there are 11 site allocations proposed in
Draft Policy 9 which are set out in site specific
policies (Draft Policies H1 to H12 &TC1). The
proposed allocations equal circa 757 dwellings to
meet the residual housing requirement including a
contingency but excluding the strategic growth
opportunity. The HBF submit no comments on the
merits or otherwise of individual non-strategic sites
so our representations are submitted without
prejudice to any comments made by other parties.
For the Council to maximize housing supply the
widest possible range of sites, by size and market
location are required so that house builders of all
types and sizes have access to suitable land in order
to offer the widest possible range of products. The
key to increased housing supply is the number of
sales outlets whilst large strategic sites may have
multiple outlets usually increasing the number of
sales outlets available inevitably means increasing
the number of housing site allocations in the case of
Corby strategic sites adopted in the JCS should be
complimented by smaller scale non-strategic sites.
The maximum delivery is achieved not just because
there are more sales outlets but because the widest
possible range of products and locations are
available to meet the widest possible range of
demand. This approach is also advocated in the HWP
because a good mix of sites provides choice for
consumers allows places to grow in sustainable ways
and creates opportunities to diversify the
construction sector. The HBF agree that a flexibility
contingency should be applied to the residual HLS in
order that the P2LP is responsive to changing
circumstances and the proposed housing
requirement is treated as a minimum rather than a
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maximum ceiling. The JCS also includes a
commitment to identifying additional land if
Sustainable Urban Extensions (SUEs) are not
delivered fast enough to maintain 5 Years Housing
Land Supply (YHLS) and a partial review of the JCS if
SUEs deliver less than 75% of projected completions
in three consecutive years. The DCLG presentation
slide from the HBF Planning Conference September
2015 illustrates a 10 – 20% non-implementation gap
together with 15 – 20% lapse rate. The slide also
suggests “the need to plan for permissions on more
units than the housing start / completions ambition”.
The HBF always suggests as large a contingency as
possible (at least 20%) if any of the Council’s
assumptions on lapse rates, windfall allowances and
delivery rates were to be adjusted or any proposed
housing site allocations were to be found unsound
then any proposed contingency is eroded. The
smaller the Council’s contingency becomes so any
built in flexibility of the P2LP reduces. It is
acknowledged there can be no numerical formula to
determine the appropriate quantum of such a
flexibility contingency however where a Local Plan or
a particular settlement or locality is highly
dependent upon one or relatively few large strategic
sites such as in Corby greater numerical flexibility is
necessary than in cases where supply is more
diversified. As identified in Sir Oliver Letwin’s interim
findings large housing sites may be held back by
numerous constraints including discharge of precommencement planning conditions, limited
availability of skilled labour, limited supplies of
building materials, limited availability of capital,
constrained logistics of sites, slow speed of
installation by utility companies, difficulties of land
remediation, provision of local transport
infrastructure, absorption sales rates of open market
housing and limitations on open market housing
receipts to cross subsidise affordable housing. The
Council should fully justify the quantum of its
proposed residual HLS and contingency.
Draft Policy 14 – Settlement Boundaries of the P2LP
interprets whether a site is within or adjoining a
settlement boundary for the purposes of Policies 11
& 13 of the JCS. The P2LP will not allocate any
further sites for housing development in the rural
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JCS Policy 11 supports small scale
infilling within villages where this
would not materially harm the
character of the settlement and
residential amenity or exceed the

No change

area. However it is important that the Council
recognises the difficulties facing rural communities in
particular housing supply and affordability issues. An
approach as permissive as possible to development
adjoining as well as within settlement boundaries
provides additional flexibility to HLS.
Home
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Draft Policy 10 of the P2LP proposes that a
proportion of housing to meet needs of older
households will be encouraged on sites of more than
50 dwellings. This encouragement is unnecessary
given the existing provisions set out in Policy 30 of
the JCS. The HBF recognise that all households
should have access to different types of dwellings to
meet their housing needs. When planning for an
acceptable mix of dwellings types to meet people’s
housing needs the Council should focus on ensuring
that there are appropriate sites allocated to meet
the needs of specifically identified groups of
households such as the elderly without seeking a
specific housing mix on individual sites above a
certain threshold size. Indeed the housing needs of
older people is a diverse sector so the P2LP should
be ensuring that suitable sites are available for a
wide range of developments across a wide choice of
appropriate locations.
It is noted that Policy 30 of the JCS also provides
support for self / custom build schemes and requires
a percentage of such plots on SUEs. The HBF is
supportive of proposals to encourage self / custom
build for its potential additional contribution to the
overall housing supply. It is noted that policies which
encourage self / custom build have been endorsed in
a number of recently published Inspector’s Final
Reports for East Devon Local Plan, Warwick Local
Plan, Bath & North East Somerset Place-making Plan
and Derbyshire Dales Local Plan. Draft Policy 11 of
P2LP proposes that on sites of more than 125
dwellings 5% self-build plots are provided. The HBF is
not supportive of restrictive policy requirements for
the inclusion of self / custom build housing on other
residential development sites such as sites with a
threshold greater than 125 dwellings. This approach
only changes housing delivery from one form of
house building to another without any consequential
additional contribution to boosting housing supply. If
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capacity of local infrastructure and
services. JCS Policy 13 also allows for
rural exception sites where these
meet local needs and aspirations. The
preparation of the P2LP is not an
opportunity to review or revoke the
JCS.
Local policy requirements are
necessary given the scale of need
identified.

Comments noted. The policy has
been amended in light of updated
evidence and consultation responses.

No change

Amend policy and supporting
text
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these plots are not developed by self / custom
builders then these undeveloped plots are effectively
removed from the HLS unless the Council provides a
mechanism by which these dwellings may be
developed by the original non self / custom builder
in a timely manner. Before introducing any such
policy the Council should also give consideration to
the practicalities of health & safety, working hours,
length of build programme, etc. as well as viability
assessing any adverse impacts. The NPPG confirms
that “different types of residential development such
as those wanting to build their own homes … are
funded and delivered in different ways. This should
be reflected in viability assessments” (ID 10-009).
The Council should also consider the impact of loss
of CIL contributions as self / custom build properties
are exempt. Any policy requirement for self / custom
build serviced plots on residential development sites
should be fully justified and supported by evidence.
If the Council wishes to promote self / custom build
it should do so on the basis of evidence of need. The
Council should assess such housing needs in its
SHMA work as set out in the NPPG (ID 2a-021)
collating from reliable local information (including
the number of validated registrations on the
Council’s Self / Custom Build Register) the demand
from people wishing to build their own homes. The
existing evidence from the Council’s Self Build
Register (31 entries which will be subject to further
re-assessment for local eligibility criteria and
financial solvency) shows no justification for the
policy approach for a percentage on other housing
sites. Perhaps the Council should consider an
alternative policy approach such as self / custom
build plot exception sites in rural areas.
Draft Policy 1 – Open Space, Sport and Recreation of
the P2LP states that new housing will be required to
provide or improve open space. However paragraph
4.38 correctly clarifies that this requirement only
applies to meeting needs arising from new
development. It is suggested that the precise
wording of Draft Policy 1 is revised to properly
reflect the circumstances for provision and
improvement as set out in paragraph 4.38. It is also
noted that a Health & Wellbeing SPD is proposed.
The Council is reminded that an SPD should not add
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Amend wording in response to
representation and to ensure
consistency with Policy 7 of the JCS. It
should be noted a Place Shaping SPD
is proposed rather than Health and
Wellbeing SPD. A Plan-wide Viability
Assessment will be undertaken and
published alongside the PreSubmission Draft Plan.

Amend second paragraph of
Policy 1 to read:
“All development of 10 or
more dwellings or 0.3 hectares
or more will be required to
provide new or improved open
space, sport and recreational
facilities in accordance with the
latest Open Space, Sport and
Recreational Facilities
Assessment (or similar
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3

to the financial burden of development so the
Council should not be seeking to impose any
requirements on housing development that have not
been subject to viability testing. The Regulations are
equally explicit in limiting the remit of an SPD so that
policies dealing with development management
cannot be hidden. In this context the Council is
referred to the recent High Court Judgement
between William Davis Ltd, Bloor Homes Ltd, Jelson
Homes Ltd, Davidson Homes Ltd & Barwood Homes
Ltd and Charnwood Borough Council which deals
with a policy within a document that should have
been issued in the form of a Development Plan
Document (DPD) and not in the form of an SPD
because DPDs must, if objection is taken to them, be
subject to independent examination whereas SPDs
are not.
The inclusion of Draft Policy 3 – Local Green Space of
the P2LP is unnecessary because it repeats the NPPF.
It is suggested that Draft Policy 3 is deleted

The proposed polices put emphasis upon the growth
and regeneration of Corby town centre with a focus
on retaining a mixture of retail uses but also
increasing diversity. Sovereign Centros support the
principle of continued growth and development in
Corby Town centre, which meet with their objectives
of increasing footfall by creating a vibrant centre for
consumers which offers a range of uses. Town centre
uses should continue to be directed toward Corby
and the continued use of primary and secondary
shopping frontages ensures the Willow Place and
Corby Town Shopping Centre is able to retain a
significant proportion of retail uses together with a
range of appropriate non-A class uses. Having a
mixture of both non-A1 and A1 uses at ground floor
enhances the character of the town centre, ensuring
it remains competitive and attractive to consumers.
The proposed wording for Policy 20 (Town Centre
Shopping Frontages) does not clarify specifically
what uses the local authority would find acceptable
for the re-use or conversion of upper storeys in the
town centre. We would suggest that there should be
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subsequent document) to
meet the needs arising from
the development.“

Designation of local green space after
nomination and assessment against
local guidance will ensure that sites
can come forward through either the
Local Plan or Neighbourhood Plan
process with a greater degree of
consistency.
Although supported, the approach to
designating shopping frontages has
been revised to reflect changes to the
NPPF, which was published in July
2018 and updated in February 2019.
The revised NPPF removes the
expectation for local planning
authorities to define shopping
frontages in Local Plans. As such, it is
no longer considered necessary to
define primary shopping frontages as
this would duplicate the role of the
identified primary shopping areas, or
the secondary shopping frontages, as
this would duplicate the function of
the town centre boundaries.
The revised approach for the Primary
Shopping Areas is included within
Policy 21 of the Publication Draft

No change

Shopping frontages policies
have been removed and
Publication Draft (PreSubmission) Policy 21 ‘Primary
Shopping Areas’ has been
updated to include the
following text:
“Change of use of upper floors
to working space and/or
residential will be encouraged,
subject to compliance with
other development
management policies, and
provided that the development
does not result in the loss of
ancillary storage space or other
beneficial use to the extent
that it would make a ground
floor unit unviable, and that
the development would not
prevent off street servicing of
any ground floor unit.”

Middleton
Parish Council

Vision and
Outcomes

Local
Outcomes

a mixture of traditional town centre uses together
with a range of non-A1 uses such as business and
residential on upper floors. Corby’s objectives
include encouraging a diverse range of appropriate
main town centre uses, including uses which help
develop the evening/night-time economy.
Supporting such residential uses in policy would
contribute to increased diversity in the town centre.
Provision of town centre residential uses along with
retail, business, recreation and leisure uses would
support Corby’s aspirations to succeed as a
sustainable centre and will support its high projected
population growth as outlined by Policy 17. The role
of diversity in town centres is also acknowledged in
the National Planning Policy Framework, where
Paragraph 85 identifies that long term vitality and
viability of centres is supported by a suitable mix of
uses (including housing) and that residential
development often plays an important role in
ensuring the vitality of centres. The NPPF also sets
out the importance of retaining and protecting town
centres and avoiding approval of edge-of-centre /
out-of-centre retail development schemes that may
be detrimental to existing town centre
Welcomes the proposed Local Outcomes for Corby
Borough, especially the commitment to protect the
character and identity of the settlements (and
heritage assets); to protect settlements from
unnecessary expansion into open countryside; to
protect and enhance green corridors, biodiversity
and open spaces. We also warmly support the
commitment to improve public transport provision
to outlying villages to ensure that the countryside is
productive and also to improve public transport as a
sustainable way to travel. In the later section on
transport we note CBC's commitment to policies and
measures 'which secure a modal shift from car use to
public transport walking and cycling'. We request
therefore that this is reflected in the Borough
Council’s support of any initiatives designed to
ensure the continuation of public bus services
through the rural villages, giving access to Corby and
Market Harborough. Residents of rural villages who
do not drive, often the elderly, disabled, or those on
low incomes, are effectively marooned in their small
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(Pre-Submission) Regulation 19
consultation document. This supports
development within the Primary
Shopping Areas where it will add to
the attractiveness of the centre and
not critically undermine the
predominance of A1 retail use. This
policy has been updated to
encourage change of use of upper
floors to working space and/or
residential providing this does not
adversely affect the operation of the
ground floor unit.

Support for local outcomes is noted.
In respect to securing a modal shift
from car use to public transport,
walking and cycling, the existing
policies in the Northamptonshire
Transportation Plan and JCS in
addition to policies in the P2LP, which
relate primarily to improvements to
the town centre, enhancement of the
green infrastructure network and
encouragement of housing in
accessible locations provide a
comprehensive policy framework to
facilitate a modal shift and support
initiatives designed to ensure the
continuation of public bus services
through the rural villages but
implementation is dependent on joint
working between public and private
sectors.

No change
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villages if there is not a regular bus service to our
two local market towns.
With regard to the section on transport, MPC
remains of the view that the limited plans to improve
the trunk roads surrounding the proposed West
Corby SUE are insufficient in light of the significant
increase in traffic that will be generated by the
thousands of homes that are planned on this site.
The traffic modelling to date is inadequate in our
view and we await further discussions with the
developers and the CBC and NCC officers involved
with the development, regarding newly available
data.
We are disappointed by the lack of reference to
training infrastructure within this document. If Corby
is to thrive as it grows it needs to attract new high
tech businesses in areas other than distribution. This
will require a workforce with a wide range of skills,
some of whom should be trained locally.

We welcome the Northamptonshire Fire and Rescue
Services current review of fire cover and standards of
operational response and look forward to hearing its
conclusions regarding infrastructure needs for the
future. As a rural community on the very edge of the
County we consider ourselves to be at a higher risk
than many of the Borough's residents. We would
also point out that over the last year police
resourcing means that there has rarely been a PCSO
presence at our Parish Council meetings, which is
most regrettable.
We were surprised to note that despite the majority
of respondents to the Regulation 18 consultation
(including NCC and the Corby Clinical Commissioning
Group) supporting a locally specific policy on Health
and Wellbeing, this draft document rejects that
option. Given the very serious health problems
within Corby Borough compared with national
averages we cannot see sufficient evidence to
support the rejection of such a move. The unusually
high levels of poor health currently within Corby
requires, in our view, a more specific policy than
'core design principles for new developments
encouraging healthier lifestyles'.
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Detailed highways matters to be
addressed as part of the planning
application process in accordance
with the JCS, in particular Policy 32.

No change

The delivery of infrastructure and
services is supported by the Planning
Obligations SPD, including an
employment and skills training policy
that provides the basis for the council
to seek contributions towards local
employment and skills training for
local residents.
Comments noted. The operation of
the police and fire service is beyond
the scope of the P2LP.

No change

The JCS provides detailed policies
beyond ‘core design principles’ to
promote health and well-being,
including policies that seek to
improve access to housing and
employment, promote the timely
delivery of infrastructure, diversify
the economy, encourage good design
and improve accessibility and
environmental quality. This is
expected to be elaborated upon in
the forthcoming Place Shaping SPD.
Achieving healthier, safer and

Update supporting text and
insert new policy.

No change
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Rural villages will remain vibrant only if they are able
to support residents working from home and
developing small businesses within them. High speed
broadband is crucial for this endeavour and we
would like to see a policy commitment to fibre
broadband connection to each household in new
build within Corby in future and a programme to
connect the rural villages in a five year time frame.
We would like to see a commitment of this kind
included in Policy 2 on telecommunication.
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Middleton has an ancient orchard which was
refurbished and restocked in 2012 by the Parish
Council with grant funding, to encourage public
access, protect heritage species and provide a haven
for wildlife. We welcome the proposal that locally
designated nature conservation sites are included on
the policy map and we believe that the Middleton
Community Orchard should be included. We
welcome the invitation to local communities to
nominate local green spaces for designation against
standard criteria and we will apply to have its
Community Orchard included in Corby's list of local
green spaces.
We have already raised the point that in our view all
Sewage Treatment Works (and not just the Corby
Works) should be considered 'bad neighbours.' It is
therefore requested that Policy 8 be revised with
immediate effect to read ...' Sewage Treatment
Works are a 'bad neighbour' and proximity to the
works and potential smell and associated
nuisance.....
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stronger communities is a key theme
within the Council’s Corporate Plan
(2015-20). Given the major health
and wellbeing issues in Corby and in
response to representations received,
an over-arching health and well-being
policy has been introduced within the
Pre-Submission Draft Plan.
Policy 10 of the JCS sets out a
requirement that Next Generation
Access broadband should be provided
to serve all areas by partnering with a
telecommunications provider or
providing on-site infrastructure to
enable the premises to be directly
served. Policy 25 of the JCS supports
sustainable opportunities to develop
and diversify the rural economy and
supports enhanced broadband
provision to facilitate economic
development in rural areas. It is not
necessary for the P2LP to duplicate
the JCS.
Following detailed evaluation in
accordance with the Local Green
Space Designation Technical
Guidance Note it is considered that
Middleton Community Orchard meets
the standard for designation as a
Local Green Space.

The Council agrees the policy wording
should be expanded to cover all
Water Recycling Centres within the
Borough.

No change

Designate Middleton
Community Orchard as a Local
Green Space

Amend the supporting text and
policy to read:
“Bad neighbour’ uses are those
uses or industrial processes
which may cause nuisance by
reason of odour, noise,
vibration, fumes, smoke, soot,
ash, dust or grit.

The 1997 Local Plan included a
‘bad neighbour’ policy that
recognised odour as a planning
concern because of the effect
on local amenity. Earlier stages
of consultation on this Plan
recognised the value in
carrying forward the ‘bad
neighbour’ policy, with minor
amendments to reflect the
number of Water Recycling
Centres currently operating in
the Borough as well as the
views of the water and water
recycling company, which have
been taken into account.
Water Recycling Centres are
‘bad neighbours’. Proximity to
existing 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 the Water Recycling Centre.
Where new development is
proposed within 400m of a
Water Recycling Centre that
involves buildings which would
normally be occupied, the
proposal should be
accompanied by an odour
assessment report. The
assessment must consider
existing odour emissions from
the treatment of waste water
during different times of the
year and in a range of weather
conditions that are
representative of when the risk
is most commonly realised.
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Proposals for development
adjacent to, or in the vicinity of
a Water Recycling Centre will
need to demonstrate that both
the continued use of the Water
Recycling Centre site is not
compromised, and that the
amenity of occupiers of the
new development will be
satisfactory with the ongoing
normal use of the Water
Recycling Centre site.
Protective distances around
existing intensive livestock
units help minimise future
conflict. Therefore, any sites
that fall within 400m of an
Intensive Livestock Unit will be
assessed in terms of any
potential adverse impacts.
Policy 5 – “Bad Neighbour”
Uses
Water Recycling Centres are
‘bad neighbours’ and proposals
for development within 400m
(or such distance subsequently
notified by the relevant water
and water recycling company)
of the boundaries of Water
Recycling Centres should be
accompanied by an odour
assessment report. Applicants
will also need to demonstrate
that the proposal will not
adversely affect the normal use
of the Water Recycling Centre.
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.”
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We note that there is not an intention to include a
policy for the accommodation of gypsies and
travellers in the Part 2 Plan. It is crucial that
adequate site provision is made for these groups as
otherwise planning permission can be approved
after the fact, on sites that are far from ideal. It is
noted that 'work has been commissioned to update
the North Northamptonshire Gypsy and Traveller
Accommodation Assessment' and we would like to
know what this will entail.

An additional policy is included in
response to new evidence provided
by the North Northamptonshire
Gypsy and Traveller Accommodation
Assessment. The new policy supports
the provision of pitches to meet the
accommodation needs of gypsies and
travellers in response to updated
evidence.

Insert the following policy to
support the provision of
gypsies and traveller pitches:

We support the decision to identify settlement
boundaries on the policies map and would like to see
a strong policy position regarding building outside
settlement boundaries to avoid coalescence and to
retain the distinctive local characteristics of Corby's
rural villages.
We strongly support the decision to allocate no
further sites for housing development in the rural
areas. The recent housing needs survey undertaken
by CBC identifies the need for no more than eight
new houses in Middleton, some of which should be
shared ownership and all to suit older people or
small families. MPC agrees that sufficient sites have
been given planning permission to meet the need for
market housing in rural areas. We support the policy
to allow small scale in-fill in rural villages in keeping
with the character of the village but believe that
further development is not needed in the rural area.
We would also point to the fact that the majority of
the West Corby SUE development falls within the
Middleton Parish boundary and that this will meet
any housing quota required of Middleton Parish,
providing a wide range of housing opportunities for
any local residents wishing to move and remain
within the Parish.
We are pleased to note that the preferred option is
to identify locally designated sites on the Policies
Map and refer you to our previous advice on the

Support noted. The JCS provides a
strong policy framework to prevent
coalescence and retain the distinctive
character of settlements; in particular
policies 2, 3, 8 and 11

No change

Comments noted

No change

The existing green infrastructure
network has been expanded and
refined to take account of latest

Amendments made to the
natural assets chapter to
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“Policy 14 – Gypsies and
Travellers
The Council will seek to secure
a supply of additional pitches
to meet the accommodation
needs of Gypsy and Travellers
in the Borough, as indicated in
the most recent North
Northamptonshire Gypsy and
Traveller Needs Assessment.
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Regulation 18 consultation (our ref: 200686, dated
16 December 2016). Natural England advises
consideration is also given to areas of biodiversity
action plan (BAP) priority habitat located within
Corby. In addition to ancient woodland, there are
many areas of deciduous woodland and other
priority habitats such as floodplain grazing marsh.
Further information can be found in the habitats
layer on Magic. We are pleased to note that the
preferred option is that all development must be
designed to protect and enhance the existing green
infrastructure corridor network as identified on the
Policies Map. We suggest identifying additional
corridors where there can be an increased tree and
hedgerow planting in the Rockingham Forest area.
Please refer to our previous advice on the Regulation
18 consultation (our ref: 200686, dated 16 December
2016) for further advice on Rockingham Forest.
Natural England agrees with the conclusions of the
HRA, i.e. as allocated sites within the Corby Borough
Council P2LP are located more than 9km from the
Upper Nene Valley Gravel Pits SPA/Ramsar site, it is
possible to conclude that no likely significant effects
will arise from the P2LP, either alone or in
combination, with other plans and projects.
We note the conclusions of the Interim SA, i.e. that
all chapters of the P2LP perform positively against
the SA topics under the ‘effective protection of the
environment’ theme. We are pleased to see Green
Infrastructure Framework as a sustainability ‘theme’.
The County Council Plan for 2016-2021 sets out the
vision of ‘Making Northamptonshire a great place to
live and work’. Northamptonshire is the largest
single growth area in England outside London, with a
population of more than 700,000 and set to grow by
20% by 2025. As the Local Education Authority for
Northamptonshire, the County Council has a
statutory responsibility for ensuring the sufficiency
of provision for all pupils of school age across Early
Years, Primary, Secondary and Sixth-form education.
It is the County Council’s role to plan, commission
and organise school places in a way that promotes
the raising of standards, manages supply and
demand, and creates a diverse infrastructure. The
County Council’s ‘School Organisation Plan 2016-
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evidence. Further natural assets
within the green infrastructure
network have been identified
including the BAP Priority Habitats.
Updates to the supporting text
explains the ways in which green
infrastructure can be incorporated
into development proposals, which
includes the planting of new trees.

reflect representations and
latest evidence.

Noted

No change

Noted

No change

Collaborative working between Corby
Borough Council and local delivery
partners has taken place to develop a
policy and supporting text that
facilitates the opportunity to provide
a new secondary school on land to
the east of Weldon and ensures that
it is appropriately planned for.

Insert policy and supporting
text to facilitate the
opportunity to provide a new
secondary school on land to
the east of Weldon.

2021 – Local Places for Local Children’ provides the
framework for meeting these objectives, providing
accommodation for school places that is high quality,
fit for purpose, provides value for money and
ensures flexibility to respond to changes in need.
New housing development creates additional
demand for existing and new education provision.
Across Northamptonshire 80,000 additional new
homes are expected to be built by 2031. These are
likely to lead to approximately 24,000 additional
Primary aged pupils and 16,000 Secondary and Sixth
Form pupils. Since 2010, the County Council has
invested over £230m in the schools estate in
Northamptonshire; its Capital Strategy 2016-2021
identifies a further £400m of investment that is
required to meet the anticipated demand for school
places in the county and ensure that the County
Council continues to meet its statutory obligations.
A significant number of new schools have been
identified as required for the Corby area in the
period to 2031. This new provision relates largely to
the specific demand generated by new housing
delivery coming forward throughout the plan period,
however there remains an urgent identified need to
provide additional capacity at Secondary Education
level in the interim, to meet the existing demand in
the borough. The County Council welcomes the
opportunity to comment on the draft Plan, and
positively supports the need for collaboration
between local authorities and other partner
organisations, to ensure that the Duty to Co-operate
obligation is met. The draft Plan clearly establishes
the national and local policy context in which it will
operate; in particular the need for Local Plans to be
positively prepared, to meet the tests of the NPPF
and to align with other local plans and policies. The
County Council acknowledges the proposed Local
Outcomes for Corby Borough as set out in the draft
Plan, and welcomes the emphasis on collaborating
with local delivery partners to ensure that the
Borough provides timely access to infrastructure,
services and facilities. It is noted that education is
included as a key component of Social Infrastructure
(para 4.2) in the draft Plan. Whilst delivery of high
quality education is indeed a social issue, the
physical infrastructure required to meet the
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demands of growth, for example through the
construction of new schools, and/or expansion of
existing provision, constitutes a significant physical
infrastructure challenge which needs to be
highlighted and addressed, notably through the
identification of suitable sites and sufficient funding
in order to secure delivery of appropriate
infrastructure at the most appropriate time and
place to meet demand. Para 4.19 highlights the
Education infrastructure requirements as set out in
the Infrastructure Delivery Plan for North
Northamptonshire, and the need for these to be
refreshed and reviewed regularly is welcomed, to
ensure that they are sufficient to meet requirements
and are based on the most up to date evidence base
available. However, the county council strongly
recommends the inclusion of site specific allocations
for education infrastructure, so that new and
expanded schools and education facilities, and any
other supporting infrastructure as may be
appropriate, can be effectively planned for. This
should be closely aligned to the schemes identified
through the North Northamptonshire Infrastructure
Delivery Plan, and should enable flexibility in the
event of proposed changes to the location of specific
schools through the planning process, or the need to
identify additional sites should further housing
allocations require additional provision to be made
available. The County Council would welcome the
opportunity to be engaged in all potential future site
allocation discussions as early as possible, to
consider the potential impact on local education
infrastructure and examine how this translates to the
need for additional education provision. This is
equally important for small and large / strategic sites
across both rural and urban areas and will help to
provide clarity to developers, schools and local
communities. In addition to the new school
requirements identified, a number of extensions to
existing Schools will be required in the short term, to
meet the demand for places arising from new
housing growth. The County Council will work with
the local authority and with the ESFA to bring these
forward. It is noted that the draft Plan identifies a
number of additional potential sites for housing
allocations across both the urban and rural areas, in
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order to meet the adjusted target of the JCS, to
provide a suitable land supply buffer, and in order to
address an historic shortfall in delivery. It is also
acknowledged that further sites may be identified at
a strategic level through future reviews of the JCS,
and therefore it remains of paramount importance
to ensure that associated infrastructure, including
education infrastructure, is appropriately planned for
and delivered to meet the continued needs of
growth. It is therefore expected that all new major
housing development (i.e. applications for more than
10 units) in the Corby area will be required to
contribute to the delivery of additional Primary and
Secondary education infrastructure through Section
106 obligations where appropriate, in order to
support delivery of schemes which are required to
mitigate the impact of housing growth on existing
services and facilities. This is particularly true of
secondary contributions, as there will be a deficit of
Year 7 places in the wider Corby area from
September 2018 for as long as pupil projection
forecasts are available. In addition to any housing
allocations proposed in the draft Plan, the County
Council will continue to monitor capacity and pupil
generation forecasts across the existing schools
estate, and assess the ability of these facilities to
adapt, expand and/or enhance existing provision
where possible to mitigate the impact of
development. Future versions of the draft Plan
should reflect the County Council’s strategic
priorities for ensuring sufficiency of pupil places as a
standard consideration in the assessment and
determination of planning applications and in the
securing of developer contributions, including
through CIL(where applicable) and Section 106. The
County Council remains committed to working
closely with all interested parties, to ensure that
capacity across these areas can be monitored and
delivered, in order to meet the statutory obligations
of the County Council to provide sufficiency of school
places. The national implementation of the CIL
regulations in April 2015 has fundamentally altered
the way in which developer contributions are
secured across the country. The ‘Creating
Sustainable Communities: Planning Obligations
Framework and Guidance – January 2015’ document
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(and any subsequent update) sets out the adopted
approach of the County Council to requesting and
securing Section 106 obligations in respect of
education infrastructure (amongst other areas). It is
recommended that Corby Borough Council continue
to work closely with the County Council to ensure
continued awareness of the latest available evidence
base, including updates to the County Council’s pupil
forecasting methodology, to ensure that there is
sufficient clarity on the approach to securing
developer contributions, including the relationship
between Section 106 and CIL in supporting delivery
of education infrastructure, signposting to the
County Council’s adopted policy where appropriate.
In addition, NCC welcomes the inclusion of Corby
Borough Council’s Planning Obligations
Supplementary Guidance Document to ensure that
the impact of additional development can be
effectively mitigated through supporting delivery of
additional infrastructure where appropriate. In
conclusion, the County Council welcomes the
development of the emerging draft Plan and remains
committed to working with Corby Borough Council
and other partners in relation to the sustainable
delivery of schools provision, including: the
Education, Funding and Skills Agency, Free Schools,
Academy Trusts, existing schools, education
providers, developers and local communities The
County Council remains committed to supporting the
shaping of new policy to help shape and support the
development and implementation of planning policy.
The County Council therefore welcomes
opportunities to engage with CBC to discuss these
matters, and to guide the planning and development
of new education facilities and infrastructure to
meet the needs of proposed growth. This should at
all stages be underpinned by the County Council’s
own School Organisation Plan, evidence base and
strategic priorities, and informed by the ‘Planning for
Schools Development (2011)’ joint policy document
as prepared by the Secretary of State for Education
and Secretary of State for Communities and Local
Government, which sets out the Government’s
commitments to planning and delivery of statefunded schools. Continued engagement is welcomed
with CBC, particularly as the draft Plan is progressed
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and as the County Council’s adopted Planning
Obligations Framework and Guidance (2015)
document is updated. This will ensure that current
priorities and policies of the County Council and CBC
are aligned in relation to the planning and delivery of
new education infrastructure and the ability to
secure appropriate developer contributions through
Section 106 to effectively mitigate the impact of
development. This collaborative approach will help
to ensure that appropriate infrastructure is provided
which will meet the demands of anticipated growth,
creating new and expanded schools which will serve
local children and be a focus for communities for the
future.
These representations are made in respect of the
P2LP for Corby: Emerging Draft Options 2018
consultation, on behalf of our clients, Harworth
Group plc and Davidsons Developments Ltd, in
respect of their interest in land at Weldon Park
Phase 2, Corby. Land at Weldon Park Phase 2 is
identified at Appendix 1 of these representations.
Land at Weldon Park Phase 2, Corby is a nonstrategic scale site with an identified capacity of circa
475 dwellings and includes a new secondary school.
However, the site is part of a wider aspiration for a
larger strategic scale development at Weldon Park
that will provide a sustainable urban extension to the
south east of Corby (Appendix 2). A Vision Document
for the wider strategic scale development has also
been produced and is available at Appendix 3. The
entire site is within a single ownership and is thus
wholly available, achievable and deliverable.
However, for the purposes of the Part 2 Local Plan
for Corby - Emerging Draft Options, only the land
identified as Weldon Park Phase 2a is being
promoted as an allocation at this stage. The wider
strategic scale development will be promoted
through the JCS Review in early 2019.
The site adjoins and is situated to the immediate
east of Corby and south east of Weldon, a
sustainable location for growth and the development
of new homes. The site itself is an agricultural field
located immediately adjacent to the established
Weldon Park Phase 1 site, a committed residential
development that is currently being built-out by
Persimmon Homes and Charles Church Homes. The
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Noted

No change

Site discounted following detailed
assessment (reference HAS135).

No change
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site is bounded to the south by Oundle Road (A427).
The topography of the site and the local landscape is
shaped by Willow Brook, with the site sloping gently
westward down towards the Brook. Towards the
north of the site, beyond the Weldon Park Phase 1
site, is the extensive Priors Hall development, and to
the east, beyond Weldon Park itself, are the
emerging proposals for a Garden Village on the
former Deenesthorpe Airfield. The proposal at
Weldon Park Phase 2a comprises residential
development of circa 475 dwellings and a new
secondary school. The vision is to deliver a range of
high quality homes, attractive pedestrian and cycle
friendly streets with easy access to public bus routes,
all centred around the secondary school. A
significant need for a secondary school in the area
has been identified by LocatED, a company set up by
the Department for Education who are wholly
owned and funded by the Secretary of State for
Education. Non-profit-making, LocatED is responsible
for buying and developing sites in England to help
meet the Government’s commitment to build new
free schools, and help create 600,000 new school
places by 2021. The proposals include a circa 6ha site
for the secondary school; this would meet the
existing secondary school need in the area and it is
planned that this School would be opened for the
autumn term 2021. In order to ensure that the
school can accommodate future demand generated
by the wider strategic scale development, the
secondary school site is shown much larger on the
masterplan; this will allow the school to grow in
future years to keep pace with pupil place demand
as development in the area proceeds. The proposals
also include a link into the new Persimmon Homes
spine road. Since the owner of the Weldon Park
Phase 2a site (as well as the wider land) sold the site
to Persimmon Homes, a legal right to connect roads,
footpaths and services was retained and would be
exercised as part of the Phase 2a development. The
Persimmon Homes spine road is the subject of a
current reserved matters application and discussions
between Persimmon Homes and Harworth
Group/Davidsons Developments are ongoing.
The JCS outlines a spatial strategy for growth to be
developed in more detail through the Part 2 Local
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Plans prepared by the District and Borough Councils
and by Neighbourhood Plans prepared by
Neighbourhood Planning Groups. JCS Policy 28
‘housing requirements’ states that a total of 9,200
homes are required in the borough of Corby 20112031. Para 9.7 of the JCS states that in addition to
this: ‘the Plan incorporates a strategic opportunity
for a further 5,000 dwellings at Corby, as the town
works towards doubling its population to support
ongoing regeneration…Demographic modelling
suggests that this is achievable if the town continues
to attract levels of inward migration significantly in
excess of DCLG projections. The Plan provides the
conditions for this strategic opportunity to be
realised, including the allocation of land for a SUE at
West Corby, supporting regeneration of the town
centre and development of major new employment,
and ensuring that infrastructure plans accommodate
the full growth ambition for the town.’ Table 1 below
is an extract from Policy 28 of the JCS and sets out
clearly the scale of housing identified for Corby,
based on both delivery of the Objectively Assessed
Need (OAN) figure and the ‘strategic opportunity’
figure: [table removed - see full representation].
Corby Borough Council has started preparing the
Part 2 Local Plan for Corby, which will provide
detailed planning policies to deliver the objectives of
the Part 1 JCS, as well as identifying site-specific
locations to build upon the broader development
locations outlined in the JCS. The Emerging Draft
Options document sets out a clear aspirational vision
for Corby at page 10. This states that: ‘Corby will be
well on the way to doubling its population and will
offer international class culture and sport facilities.
Enterprise areas will have promoted the town as a
base for businesses leading the way in high
performance technologies, creative industries and
the green economy. Smart and innovative
regeneration and growth will have delivered a
transformed, vibrant and growing Town Centre and
sustainable urban extensions; together with a
network of accessible natural green spaces forming
the urban gateway to the wider Rockingham Forest.’
The target described above as a ‘Strategic
Opportunity’ is based on an ambition for an
additional level of housing that will contribute
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towards the local objective of doubling the
population and support ongoing regeneration of the
town, which is set out in the Vision referred to
above. This is an additional level of growth over and
above the objective assessment of need identified as
required for the Borough and the Emerging Draft
Options document states that attainment of it is
dependent on ‘the strength of the local housing
market to support this.’ The Emerging Draft Options
document states at para 7.7 that in order to deliver
the housing requirements set out in the JCS, the Part
2 Local Plan will need to allocate additional
development sites to accommodate 576 dwellings.
However, to provide enough land to accommodate
the ‘strategic opportunity’, the Part 2 Local Plan
would need to allocate land to provide additional
3,667 dwellings. The Emerging Draft Options
document states at page 51 that ‘in accordance with
the overall urban focus of the JCS, additional housing
to accommodate this provision of housing will be
directed to the urban area.’ The Local Plan Part 2
seeks to allocate sufficient housing to meet the JCS
requirement, however, at para 7.11 of the
consultation document, the Council state that there
are currently not enough suitable and deliverable
non-strategic development sites (sites of less than
500 dwellings) available to accommodate the whole
of the ‘strategic opportunity’. However, the
document goes on to state that, ‘given the scope of
the Part 2 Local Plan, it is not possible to revisit
strategic matters established in the JCS. As a
consequence, such matters need to be addressed via
a review of the JCS and related evidence.’ At para
7.14 of the Local Plan Part 2 consultation document,
the Council indicates its intention to deliver the
strategic opportunity by stating that ‘the policy [draft
Policy 9] makes allocations of land to deliver the
amount of new housing needed over the plan period
as identified under Policy 28 of the JCS and to
contribute towards the strategic opportunity.’
However, again at para 7.14, the Council states that
‘the capacity to accommodate additional housing on
non-strategic development sites is extremely limited
based on the assessment of potential development
sites.’ The allocation of Weldon Park Phase 2 will
provide around 475 dwellings and a new secondary
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school. This site provides the Council with a clear
opportunity to deliver a significant portion of the
‘strategic allocation’ in a location that would be
directed to the urban area of Corby, in accordance
with the development strategy of the JCS and in line
with para 7.7 of the Local Plan Part 2 consultation
document. The Council’s claim that there are not
enough suitable and deliverable non-strategic
development sites is therefore disputed; land at
Weldon Park Phase 2a is a non-strategic scale
development in a highly sustainable location on the
edge of the growth town of Corby that will also assist
the delivery of a secondary school to meet the
current pupil place demand in the area, as well as
providing expansion capacity to allow the school
place needs of the future wider development of the
Weldon Part site to be met. Finally, the JCS imposes
two monitoring targets; the first being based on a
25% buffer which, if the Council fall below, is
intended to act as a warning sign and trigger a need
for corrective action; the second monitoring target
relates to Sustainable Urban Extensions and their
delivery against target figures - if SUE’s deliver less
than 75% of the target figure for three consecutive
years, then a partial review of the plan is required. It
is understood that the Council is currently involved
in a s.78 planning appeal where the JCS’s
performance against these triggers, and thus the 5year housing land supply position, is being
challenged. Should the appeal be allowed on the
grounds that corrective action and/or an early
review of the JCS is needed, and thus a 5-year
housing land supply shortfall exists, it is considered
that expedient housing delivery, such as that which
could be achieved by Weldon Park Phase 2a, will be
critical to maintain housing delivery for the Council.
Weldon Park Phase 2 would help to deliver all three
categories of infrastructure (physical, social and
green), as listed in paragraph 4.2 of the emerging
Part 2 Local Plan. School: Following extensive
discussions with the development team and LocatED,
the secondary school will be situated in the location
shown on the masterplan to ensure ease of linkage
and movement for vehicular traffic, new bus routes
and pedestrian conductivity with the proposed new
and existing housing development in the area. The
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The promoted site comprises land
with an identified capacity of 475
dwellings and a new secondary
school. It sits within a larger scale
sustainable urban extension that is
promoted to the south east of Corby.
If the promoted site is considered in
isolation as part of the Site Selection
Methodology Background Paper it is
discounted. JCS Policy 11 and Table 1

Insert a policy to facilitate the
provision of a new secondary
school.

identified secondary school site as indicated earlier
in these representations would be open to receive
pupils from the autumn term by 2021 and therefore
positively contribute towards the current identified
secondary pupil need in the area, as well as
providing the school with the ability to respond to
any increased need as a result of the Weldon Park
wider development phases proposed. Highways:
Weldon Park Phase 2a will provide opportunities for
significant local highways improvements and will
have the ability to link into the new Persimmon
Homes spine road, thus avoiding contrived,
piecemeal development of the area. In addition, the
wider development phases at Weldon Park could
also make a major contribution in assisting the
provision of what could effectively be a Weldon
bypass between A43 Stamford Road to the west and
the A43 to the east; it is considered that this could
provide significant benefits to the strategic highway
network in this area.
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Green Infrastructure: A landscape led approach to
master planning of the wider Weldon Park
development has been adopted. The green
infrastructure will be enhanced through new
accessible greenspace and extensive new forest
planting, which in turn could provide a defensible
boundary to development to the south east of Corby
and Weldon and extend the significant woodland
areas to the north, east and south of the area.
There are no significant technical or other
constraints which would make this site unsuitable for
development in planning terms or delay the delivery
of housing and a secondary school on site. Suitable
and safe access to Weldon Park Phase 2 can be
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outline the spatial roles for the
settlements in the Borough, with the
priority for new development within
the growth town, followed by the
villages where opportunities for small
scale infill development may be
acceptable, and finally the open
countryside where development will
be carefully managed. Sufficient sites
have been identified to meet the
housing requirements outlined in JCS
Policy 28, which are consistent with
the spatial roles outlined in Table 1
and the network and distribution of
development outlined within Policies
11 and 29 of the JCS; therefore sites
in the open countryside have been
discounted from further
consideration. If the promoted site is
considered as part of a larger site it is
also discounted on the basis that the
site is strategic in nature and would
need to be assessed as part of the JCS
review to commence in 2019.
In the context of urgent and pressing
need for a new secondary school it is
considered appropriate to include a
facilitating policy within the Part 2
Local Plan to encourage a planning
application for the secondary school
element of the proposal.
Comments noted

Site discounted following detailed
assessment (reference HAS135)

No change

No change
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delivered from Oundle Road to the south. The
proposals also include a link into the new Persimmon
Homes spine road. Since the owner of the Weldon
Park Phase 2a site (as well as the wider land) sold the
site to Persimmon Homes, a legal right to connect
roads, footpaths and services was retained and
would be exercised as part of the Phase 2a
development. The Persimmon Homes spine road is
the subject of a current reserved matters application
and discussions between interested parties are
ongoing. These linkages will also include pedestrian
and cycle routes. The site is classified as Agricultural
Grade 3 land (Good to Moderate), as defined on the
Natural England’s map of the East Midlands Region
(1:250 000 Series Agricultural Land Classification
2010). The site is located in Flood Risk Zone 1, land
considered to have a low probability of flooding. The
site does not contain any heritage assets and is
unlikely to impact upon the setting of any such
assets. It is noted that the site lies in an area of
medium sensitivity in landscape and ecology terms
due to its proximity to the Site of Specific Scientific
Interest (SSSI), Weldon Park. However, it is
considered that this provides opportunities for the
natural landscape enhancement including new
woodland/forestry planting, hedges and trees to be
conserved and enhanced, as part of what has been a
Green Infrastructure/landscape led approach to
development consistent with the Government’s
recently published environmental strategy to 2050.
Green linkages and corridors can be created that will
provide pedestrian and cycle connectivity and a
sensitive design approach will be adopted with
regards to Weldon Park Forest, including the
provision of a significant development
woodland/forest buffer. It should also be noted that
the wider development phases (depicted at
Appendix 2) will include the creation of a new
significant forest area that will effectively link up
Weldon Park Forest with the large woodland to the
south, thus providing significant ecological gain, as
well a strong, legible, environmentally led and
defensible edge to this south eastern part of Corby.
Weldon Park Phase 2 has been previously assessed
by the LPA through the Strategic Housing Land
Availability Assessment 2013, although the land was
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included as part of a larger overall site. This
assessment concluded that the site had a Category 4
site status. Specifically, in terms of scoring criteria,
the site attained a score of 5 in terms of availability,
access, ground treatment, bad neighbour and open
space (5 being a significant positive feature/absence
of adverse impact). Finally, and importantly, the site
is in single ownership, allowing any future planning
application and development to come forward
quickly without delay securing S106 contributions
that meet the legal tests.
Land off Main Street, Middleton: The site is located
on the corner of The Hill and south side of Main
Street Middleton. The site does not relate directly to
any of the previously assessed residential parcels
pertaining to the extension of the village boundary
as the proposed site is within the confines of
Middleton and would be classed as natural infill. The
site is approximately 0.10 hectares with one
residential dwellings considered appropriate for its
size and location. NPPF: As you will be aware, the
new NPPF was published in July 2018 and will need
to be considered during the consultation of the Call
for sites process and the draft Part 2 Local Plan.
Particular attention should be given to the
Government’s intention to seek greater contribution
to the supply of housing from varied small to
medium sized sites with 10% of a councils housing
requirement coming from sites of no larger than one
hectare. Furthermore, the new definition of
deliverable considers ‘Sites for housing should be
available now, offer a suitable location for
development now, and be achievable with a realistic
prospect that housing will be delivered on the site
within five years.’ This is relevant to the emerging
Local Plan part two and Call for sites, as the site is
considered deliverable with willing landowners in a
sustainable location of rural growth.
As the backdrop of the P2LP, Policy 11 of the JCS and
Table 5 (identifying rural housing delivery) allow
additional housing numbers to be identified in smallscale infill locations if a local need and supporting
evidence is found in order to robustly protect the
open countryside. The Middleton housing Needs
Survey has identified six open market dwellings are
required up to 2022 and the vast majority of
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The site is below the 0.25ha threshold
applied within the Site Selection
Methodology Background Paper.
Therefore the Council would not
include this as a potential site for
assessment and allocation.

No change

Comments noted.

No change
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residents are in support of small number of homes to
meet local people’s needs (pg16, fig 1.7). A wellformulated design proposal encompassing
landscaping and complimentary architectural
detailing from the local vicinity while retaining a
larger proportion of the site (as identified in the
location plan) would comply with the requirements
of Policy 3 of the JCS. The site has one historic
planning application which was determined using
saved 1997 Local Plan policy and the now
superseded North Northamptonshire Core Spatial
Strategy (replaced by JCS). Given the change in the
local and national planning landscape, any future
planning application would address all previous
consultation comments through early engagement
with the local authority and respond positively to the
comments raised as to how current planning policy
position would be applied.
During the production of the Open Space
Assessment Report, the Orchard (North of Main
street, Middleton) is the only site identified as
adding value to the character of Middleton as a
‘Parks and Gardens’ in the Rural West. No mention is
made of the land off Main street Middleton and
whilst in conjunction with the Technical Guidance
Note Local Green Space Designation, ‘blanket
assumptions of all/most green areas or open space
within an area is not appropriate’ it can therefore be
assumed that as the status of the site is of low
quality and should be considered for partial
development. Further clarification would be
requested from the Local Authority as early as
possible on this interpretation prior to the
submission of a future planning application.
This document has been produced in conjunction
with the NPPF criteria of Green Space, and a local
level interpretation reflected within table one and
two. As identified on paragraph 5 and the criteria in
tables one and two, there are no robust evidence to
consider the land off Main Street Middleton for
anything other than residential development.
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The open space on the east side of
The Hill at its junction with Main
Street is not identified in the Open
Space Standards report. However
value of open spaces on Main Street,
Middleton to the character of the
conservation area is highlighted in
the Cottingham and Middleton
Conservation Area Appraisal and
Management Plan SPD published in
April 2016.

No change

Comments noted. The Local Green
Space Designation Technical
Guidance Note has been prepared in
line with the NPPF and PPG. The
Council will only consider nominated
sites for designation against these
criteria. The site at land off Main
Street, Middleton has not been
nominated through the consultation
process, therefore the Council has
not assessed for local green space
designation. The site, which is being

No change
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The site is referenced in the Cottingham and
Middleton Conservation Area Appraisal and
Management Plan SPD, however as outlined and
identified in the up-to-date Open Space Assessment
Report the site is not acknowledged to hold any
status as a significant local green of any sort in its
current state. Any future planning application would
be sympathetic to this document when considering
design, scale, landscaping, and orientation also
material choices in order to blend seamlessly into
the street scene. Conclusion: The site is located on
the corner of The Hill and south side of Main Street
Middleton. The site is relatively self-contained by
existing residential development on two sides and
given the information outlined above, can provide
much needed support to the Rural housing need of
Middleton and wider 5 year housing land supply. The
issues raised and further clarification requested
combined with the benefits of the sustainable infill
location will ensure a robust planning framework
against future planning application will be assessed
against.
Sites promoted for housing include: Land south of
Stamford Road, Weldon; Land north of Stamford
Road, Weldon; Land west of Kettering Road, Weldon;
Old Road, Stanion

We object to the Plan on the grounds that it does
not make provisions to meet the development
strategy in the JCS, which includes the Strategic
Opportunity to deliver an additional 5000 houses in
Corby. Separate to this representation we have also
submitted four additional sites to the ‘Call for Sites’
consultation. These sites combined with other we
have identified previously could all assist in boosting
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promoted for residential use is below
the 0.25ha threshold applied within
the Site Selection Methodology
Background Paper, therefore the
Council has not assessed this for
residential development as part of
the Part 2 Local Plan allocation
process.
The site is below the 0.25ha threshold
applied within the Site Selection
Methodology Background Paper.
Therefore the Council would not
include this as a potential site for
assessment and allocation.

Sites discounted following detailed
assessment (references HAS136,
HAS90 and HAS81). Land north of
Stamford Road, Weldon is below the
0.25ha threshold for assessment,
therefore has not been included for
assessment.
The P2LP identifies sites sufficient to
deliver the JCS requirement of 9,200
dwellings over the period 2011 to
2031 including additional flexibility to
provide choice and competition, and
to contribute to local ambition to
double the population. The strategic
opportunity target of 14,200

No change

No change

No change

the supply of sites identified. The EDO document
correctly identifies that the Part 2 Local Plan needs
to be prepared in the context of the JCS and that the
Part 2 Local Plan should seek to provide allocations
and non-strategic policies to deliver the strategic
objectives within JCS. However, the EDO goes on to
effective dismiss a significant part of the growth
strategy presented by the JCS – the Strategic
Opportunity. The Strategic Opportunity is explained
in paragraph 9.7 of the JCS: “9.7 In addition to these
objectively assessed housing needs, the Plan
incorporates a strategic opportunity for a further
5,000 dwellings at Corby, as the town works towards
doubling its population to support ongoing
regeneration. This would increase the HMA total to
40,000 dwellings, over 30% more than were
delivered in the previous 20 years. Demographic
modelling suggests that this is achievable if the town
continues to attract levels of inward migration
significantly in excess of DCLG projections. The Plan
provides the conditions for this strategic opportunity
to be realised, including the allocation of land for a
SUE at West Corby, supporting regeneration of the
town centre and development of major new
employment, and ensuring that infrastructure plans
accommodate the full growth ambition for the
town”. Policy 28 also explains that: “The local
planning authorities will work proactively with
applicants to bring forward sites to meet these
identified housing requirements in line with the
spatial strategy set out in Policy 11 and to realise the
identified strategic opportunity for additional
development at the Growth Town of Corby”. In
addition to the West Corby SUE being subject to a
planning application that has been submitted by two
house builders, the other conditions for realising the
strategic opportunity are also taking shape. The
regeneration of town centre is well underway with
more to come (paragraph 3.25 of the EDO). More
than enough employment land is available
(paragraph 3.23 and 6.6. to 6.9 of the EDO). Funding
has been secured for key infrastructure projects
(paragraph 3.27 of the EDO) and funding is also
being sought by virtue of the location of Corby in the
Central Area Growth Corridor (paragraph 1.19 EDO),
which if successful will assist in bringing employment
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dwellings is an additional level of
growth dependent on the strength of
the local housing market to support
this through accelerated housing
delivery at the identified sites,
including a combination of the
Sustainable Urban Extensions. It is
not a requirement of the P2LP to
identify additional sites to ensure the
delivery of the strategic opportunity
target. The Council and partners will
continue to monitor the JCS to ensure
that if development is not progressing
at anticipated rates then appropriate
corrective action will be taken. It
should be noted that Corby Borough
Council delivered above the strategic
housing requirements in 2017/18 and
2018/19. Specific, deliverable sites
are identified in the housing
trajectory for years one to five of the
plan period as required by Paragraph
67 of the NPPF. The Council will keep
housing land supply calculations upto-date and in accordance with
national planning policy as part of
ongoing monitoring of forward
supply.

land forward and diversifying the economic base.
However, despite the conditions for realising the
Strategic Opportunity being met, we are told that
the Strategic Opportunity is not being progressed.
Instead the completions from West Corby appear to
be being used to disguise a shortfall of supply against
the housing requirement (i.e. if the completions
from West Corby are removed from the supply, then
using the Council’s figures, the supply would
decrease from 11,636 to 8,836). A supply of 8,836 is
below the housing requirement of 9,200 dwellings as
established by Policy 28 of the JCS and a long way
below the housing requirement + 20% buffer that
the council have deemed necessary to provide
sufficient flexibility (Table 7 and Paragraph 7.11 of
the EDO). The JCS was very careful to separate the
Strategic Opportunity from the housing requirement.
This includes the numbers in Policy 28, the policy
wording surrounding distribution in Policy 29 and the
supporting text in Paragraph 9.7 as quoted above,
which clearly sets out that Corby West as the
primary way of meeting the Strategic Opportunity.
This careful separation in the JCS is not being
respected by the EDO and the EDO does not set out
policies or allocation to meet the development
planned for in the NNJCS. We are only two years
since the NNJCS was adopted, but no explanation is
provided for this U-turn. No alternatives to delivering
these numbers appear to have been explored and
there is no assessment of the negative impacts that
will occur if this Strategic Opportunity is not met. The
Sustainability Appraisal is not, therefore, sufficient in
this regard. Through the examination of the JCS, the
inspector made provision for measures to be
included in the JCS to take account of the SUEs not
delivering at the rate expected. In addition to the
two monitoring triggers, one of which makes
provision for additional sites to be identified if
required, this includes provision for the Part 2 Plans
to allocate more houses than the numbers quote in
the JCS. Combined these measures endorsed by the
Planning Inspector provide sufficient flexibility for
additional sites to be allocated now. It is the role of
the Part 2 Plan to make provision for sufficient
allocations to meet the development planned for in
the strategic policies in the JCS. In this instance there
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are two matters to consider: 1. Allocating sufficient
sites to meet the housing requirement, and 2.
Delivering the strategic objective which includes the
delivery of West Corby. At present the supply of
housing presents a shortfall against both of these. In
terms of the location of sites, the JCS gives priority to
the identification of sites in the Growth Town first.
Thereafter, and in the case of CBC, the alternative is
the villages in the Rural Area and the JCS does not
exclude the identification of additional sites in the
Rural Area if this proves necessary. There are a
number of sites across the villages (including Little
Stanion) that can be brought forward at this time
and that would not undermine the focus on the
Growth Town or the character of the villages to
which they are attached. This includes a number of
sites in Tata’s ownership, including: Land to the
South of Long Croft Road, Little Stanion; Old Road,
Stanion; Land to the North of Brigstock Road,
Stanion; Land to the south of Stamford Road,
Weldon; Land to the North of Stamford Road,
Weldon; Land at Southfield Road, Gretton; and Land
to the West of Kettering Road, Weldon. In addition
to meet the overall housing need, the allocation of
these sites would achieve higher levels of affordable
housing. This is due to the higher policy requirement
for Policy 30, which relates to the improved viability
in these locations. This is a significant benefit when
considered in the context of the significant
reductions in affordable housing permitted at the
SUEs. The above notwithstanding, we do support the
identification of sites capable of delivering an
additional 20% above the housing planned for in
order to provide sufficient choice and competition,
and to ultimately provide greater certainty that the
level of housing needed will be delivered. Despite
the requirements of the Framework and the JCS, the
EDO does not include a 5 year housing land
calculation. A high level indication of the supply is set
out in Appendix 1; however, the plan should also set
out a supply of specific, deliverable sites for the next
5 years. In terms of what constitutes a ‘deliverable’
site, we would draw the Council’s attention to the
new definition as set out in the Glossary of the
revised Framework. The 16/17 AMR appears to be
the latest document available in the public realm in
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relation to the 5 year housing land supply position.
This was published prior to adoption of the revised
Framework and will need to be updated to take
account of the new policy requirements. In this
context, it should be noted that at least 40% of the
supply presented does not have planning permission
and that it is not clear what proportion of the
remaining sites have full permission and which have
outline. What is clear is that no evidence is
presented in relation to any of the sites to
demonstrate that housing completions will occur in
the 5 year period. Clear evidence will be required in
this regard to support those sites in the supply
without full planning permission.
We object to the changes proposed to the
settlement boundary for Weldon. In particular, we
object to the changes that exclude the land on the
northern side of Stamford Road as identified in
Appendix 1. This is a small infill plot as envisaged by
Policy 11. It has an urban context to the east, south
and west. It has a tree belt to the east, but it is
otherwise surplus land that forms no particular
function. The site has been subject to a planning
application and negotiations are on-going to resolve
the outstanding matters. We consider there is no
reason to exclude this parcel of land from the
settlement boundary and that the settlement
boundary as proposed should be amended to run
along the northern edge of this site.
We do not consider that the EDO delivers the
strategy established by the JCS or that it meets the
provisions of Paragraphs 35 and 36 of the
Framework. The plan is not positively prepared as it
does not set out allocations to deliver the housing
planned for in the JCS. It also seeks to dismiss the
Strategic Opportunity, despite meeting the
conditions for its delivery. Reasonable alternatives
have not been considered for the delivery of housing
to make up the shortfall identified and the negative
impacts of not meeting the Strategic Opportunity
have not been considered. In this context, the EDO
fails to meet the objective of boosting significantly
the supply of housing as set out in the Framework.
Alternative options include the provision of more
housing in the rural area, which can be secured
without conflicting with the JCS and we have
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Undeveloped land on the edge of the
village excluded in accordance with
local criteria.

No change

Sufficient sites are identified to
deliver the housing requirement set
out in the JCS. The ‘strategic
opportunity’ target is an additional
level of growth above the objective
assessed need identified as required
for the Borough and attainment of it
is dependent on the strength of the
local housing market to support this
through accelerated delivery at the
Sustainable Urban Extensions. It
should be noted that Policy 11 of the
JCS allows scope for small scale
infilling within villages to meet local
needs, and Policy 13 allows for rural
exception sites where these meet
local needs and aspirations

No change
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identified a number of sites that can assist in this
regard. We consider the EDO needs to be
reconsidered in this context and additional sites
identified.
Our clients are in broad support of the draft P2LP
and are keen to work with the Council to ensure that
it is ultimately found sound under the tests of
soundness enshrined within the NPPF.
Notwithstanding this, and in the spirit of helpfulness
and the interests of sound planning, our clients wish
to make some specific responses to the draft LPP2
and some other observations on the draft LPP2.

Securing
Infrastructure
and Services

Education
and
Training

We request that the draft LPP2 makes a clearer
reference to what is proposed for education
provision at the West Corby Sustainable Urban
Extension (WCSUE). At present, within paragraph
4.19 of the draft LPP2 we note that reference is
made to the Infrastructure Delivery Plan and that the
WCSUE will deliver 2 primary schools and 1
secondary school by 2031. We understand that this
requirement emanates from Table 3 of the
September 2017 North Northamptonshire Joint
Planning Unit Infrastructure Delivery Plan and refers
to WCSUE delivering 2 primary schools, both with 3-4
forms of entry and 1 secondary school with 8-10
forms of entry, by 2031. Notwithstanding this,
paragraphs 4.19 - 4.27 of the Infrastructure Delivery
Plan provide a historical summary of the WCSUE
proposals and refers to 4 primary schools and 1
secondary school. Moreover, we note also that the
2015 Infrastructure Delivery Plan also referred to 4
Primary Schools and 1 Secondary School. Further to
the above paragraph 4.22 of the draft LPP2 notes: ‘A
planning application has been submitted to the
Council for a Sustainable Urban Extension to the
West of Corby comprising 4,500 new homes,
supported by three primary schools and one
secondary school.’ We wish to add that, as a result of
pre-application discussions with Northamptonshire
County Council’s education department, the WCSUE
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Noted

No change

Request for clearer reference to what
is proposed for education provision at
West Corby SUE is noted. The
planning application for West Corby
SUE is expected to be determined in
autumn 2019. Reference to education
provision in the West Corby SUE in
updates to the IDP and within the
P2LP will reflect the planning
permission, if necessary.

No change
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outline planning application makes provision for the
following: 3 primary schools (comprising 2x 2 forms
of entry and 1x 3 forms of entry) and 1 secondary
school (comprising 5FE with expansion area for up to
an additional 4FE). For context paragraph 4.24 of the
draft LPP2 notes the ‘preferred option’: ‘The
preferred option is to proceed with option b) that
relies on the NPPF and JCS to ensure the provision of
education and training to meet the needs of existing
and new communities.’ Our clients request,
therefore, that greater clarity should be provided
within the Regulation 19 version of the Plan and
request that references to education provision for
the WCSUE accord with the proposals agreed with
Northamptonshire County Council and included
within the submitted application (ref:
17/00180/OUT) for development at the WCSUE.
Furthermore, it is also requested that future
iterations of the Infrastructure Delivery Plan reflect
this approach/information.
Paragraph 5.27 of the draft LPP2 states: ‘Since the
end of 2016 an outline planning application for West
Corby Sustainable Urban Extension has been
submitted. A significant part of the proposal will be
dedicated to the provision of green infrastructure,
including a green spine running north-south and
east-west. The master plan provides evidence to
refine the green infrastructure corridors further.’
With regard factually to the text above, our clients
note that an application for the West Corby
Sustainable Extension was submitted in April 2017.
Therefore it is requested that the wording be altered
to represent this accurately. Our clients note that
Figure 4 within the draft LPP2 identifies a Green
Infrastructure Corridor and 2 Neighbourhood Green
Infrastructure Corridors running through the West
SUE. Having discussed these lines on Figure 4 with a
LPA representative, we understand that the green
corridors running through the West SUE site are
intended by the LPA to broadly correspond with the
Green Infrastructure proposals included on the West
SUE Land Use Parameter Plan, which was submitted
with the outline planning application submitted on
behalf of our clients. With regard to Policy 4 and the
above supporting text, our clients note that at the
current time, the green corridor routes shown on the
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Reference to the submission date of
the planning application will be
deleted as part of updates to the
supporting text. It will be clarified
within the supporting text that the
extent of the green infrastructure
corridor network is drawn indicatively
on the Policies Map to enable a
degree of flexibility.

Insert clarification in the
supporting text that the extent
of the green infrastructure
corridor network is drawn
indicatively on the Policies
Map to enable a degree of
flexibility
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West SUE illustrative masterplan have not yet been
confirmed by the LPA in relation to the outline
planning application and are, therefore, indicative
only. Our clients therefore request that changes are
made to the supporting text, so it is clear that figure
4 is and illustrative plan and the type and location of
green corridors within the West SUE are to be
determined through future planning applications.
Paragraph 7.27 refers to the ‘register’ and notes that
there is currently a suggested demand for 31 plots.
Whether this number is correct or not and
represents a reliable expression of demand for selfbuild or custom housing is questionable. Indeed, the
text goes on to state that the Council is working with
the Right to Build Task Force and partners to
reassess the local demand. On this point, our clients
submit that it is imperative that an agreed figure is
established, for reasons explained below. Policy 11
states: ‘Developments of 125 or more dwellings or
3.5 hectares or more in site area will be expected to
provide a minimum of 5% self or custom build
properties on site through the provision of serviced
plots, subject to the appropriate demand being
identified.’ Although the Policy continues to state
that the Council will have regard to ‘viability
considerations’ and ‘site specific circumstances’, our
clients consider that this needs to be more explicit,
particularly where the WCSUE is concerned. Taking
Policy 11 as read and applying it to the 4,500
dwellings proposed at the WCSUE, would result in a
requirement to accommodate a minimum of 225
self-build or custom properties, using the suggested
5% proportion. Our clients note that this is far in
excess of the demand currently shown for 31 plots
and therefore object to the wording of this policy,
particularly when applied to large development sites.
In addition to the above, our clients also note that
the following sites are included within the draft LPP2
and are above the 125 dwelling threshold: Policy H6
– Land at Station Road (150 dwellings), Policy H7 –
Western Land at Pen Green (157 dwellings); and
Policy H8 – Land off Elizabeth Street (150 dwellings).
The aforementioned sites total 457 dwellings, 5% of
which is 23 dwellings (rounded). Our clients note
therefore that the demand is almost achieved via the
sites included within the draft LPP2, and in theory
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The policy requirements for custom
and self-build housing are to be
modified in light of updated and
supplementary evidence to be more
flexible and determine the proportion
of custom and self-build housing on a
case by case basis taking account of
need, viability and the nature of the
development proposed.

Amend policy and supporting
text
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only 8 dwellings are required. Our clients request
therefore that changes are made to Policy 11 which
seek a more appropriate negotiated approach for
self-build/custom housing provision at the WCSUE,
rather than a threshold and percentage requirement.
This negotiated approach should take account of the
following: the need for such types of hosing;
deliverability; viability; the demand register; the
provision expected via allocated sites’ and the
amount committed to via ‘other’ sites.
Policy 14 states: ‘The settlement boundaries set out
on the Policies Map will be used to interpret whether
sites are within or adjoining the settlement
boundary. Land outside the boundaries is defined as
open countryside.’ We have therefore reviewed the
associated mapping with regard to the WCSUE and
our clients support the inclusion of the WCSUE
within the Corby settlement boundary, as it includes
land identified on Figure 22 of the adopted Joint
Core Strategy, in relation to the WCSUE.
Notwithstanding this, it is noted that the northern
road corridor between the main body of the site and
the A427 appears not to be shown to its full extent.
This additional land is shown on the attached plan
(see Appendix 1) and is the subject of an outline
planning application which is currently with the LPA
for determination. To fully reflect what our clients
propose to deliver as part of the WCSUE, it is
therefore requested that the boundary line is
amended to incorporate the full extent of the
northern road corridor.

The policy text confirms that a district centre will be
located at the WCSUE and indeed this is
demonstrated on the associated map, which our
clients support. However, it should be noted that this
provision is intended to be provided via two local
centres and a connecting road. This is shown on the
illustrative masterplan submitted alongside the
application for the WCSUE (ref: 17/00180/OUT).
Accordingly, our clients would appreciate the
clarification to be included within the Regulation 19
document. With regard to the above, our client’s
proposal for the delivery of two local centres has
resulted from an intensive master planning exercise
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The West Corby SUE is included
within the urban boundary as this is
an identified strategic site allocation
within the JCS and meets the local
criteria for defining the urban
boundary. It is acknowledged that the
proposed northern access road is
within the planning application
boundary for the site; however, as
the proposed route will not have
built-up sites on one or both sides of
the road, it is considered the road
itself does not meet the local criteria
to be included within the urban
boundary. The purpose of the
settlement boundaries is to identify
the main built-up areas of the
settlements to avoid coalescence;
there is no justification to support
including a proposed single
carriageway road linking the main
West Corby SUE development site to
the A427.
Composition of the new district
centre at West Corby SUE is a
detailed matter for the planning
application in the context of Policy 32
of the JCS. However details of the
planning application will be provided
in the supporting text to provide
context and clarity.

No change

Additional supporting text
inserted:
Over the plan period, new
centres will be created in SUEs
and other strategic
developments. The precise
location of each centre will be
determined by planning
application.
Insert footnote:
17/00180/OUT – current
planning application for the
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with the LPA. It is therefore considered that the two
local centres combined will achieve the definition of
a district centre, as noted in Appendix 6 of the draft
LPP2, namely: ‘A centre that provides a broad
diversity of retail uses and a number of facilities to
serve the community, such as a group of shops
including a supermarket or superstore and a range of
non-retail services such as banks, building societies,
and restaurants, as well as local public facilities such
as a library and healthcare provision’.
We have previously responded to Corby’s LPP2
Scoping consultation and in this response noted that
the North Northamptonshire JCS set out a
requirement for 9,200 dwellings to be delivered
across the Corby Borough. We understand that
whilst the housing requirement remains the same at
9,200 dwellings, the ‘strategic opportunity’ for
housing, including a 20% buffer and shortfall across
the Borough, has decreased from 17,393 dwellings to
14,546 dwellings. We also note that some sites have
been identified to deliver up to 160 dwellings.
We note that there will also be a requirement to
deliver 11.4 hectares of employment land, above and
beyond the 87.1 hectare allocation in the JCS. We
would expect that proposed new sites where
impacts on the operation of the A14 are anticipated
to be subject to consultation with Highways England
and appropriately assessed in order to determine the
extent of these potential impacts.
We note that the Local Plan must satisfy the Duty to
Co-operate which includes taking into account
relevant cross boundary issues. We consider that the
future operation of the A14 and A14 J7 is a cross
boundary issue that has been addressed in the JCS
through our delivery of the A14 (J7 – J9)
improvement and the requirement for significant
traffic impacts of proposed developments to be
subject to transport assessments as part of the
development management process.
There is concern over the impact on infrastructure,
medical and educational, that doubling Corby’s
population may have.
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West Corby SUE sets out
proposals for two new town
centre allocations comprising
of uses outlined in JCS Policy
32, including retail, leisure,
social, cultural, community and
health facilities, and that these
two centres together will
function as a district centre
Noted

No change

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.

No change

Noted

No change

Policy 10 of the JCS provides a
detailed policy framework to ensure
the timely delivery of infrastructure,
services and facilities to meet the
needs arising from development and
to support the development of North

No change

Oakley Vale
Community
Association

Securing
Infrastructure
and Services

Health and
Wellbeing

We doubt Kettering hospital can handle such growth.
There has been no mention of a possible Corby
hospital! Especially at a time when there are plans to
reduce the operation of Corby’s Urgent Care Centre.
This would surely need to be upgraded rather than
shrunk?

Oakley Vale
Community
Association

Securing
Infrastructure
and Services

Emergency
Services

There is concern over rising crime following the
closing of our Police station and falling PCSO
numbers – not directly within your plan or
jurisdiction but directly related to a doubling of the
local population.

Oakley Vale
Community
Association

Delivering
Housing

Housing
Land
Allocations

Small pockets of ‘extra infill housing’ bother us
most. For example, to build a few houses within an
existing established area most likely ends up with
double the number of children requiring a primary
school (that’s already full of pupils) e.g.30 dwellings
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Northamptonshire, including
educational and health care facilities.
The Planning Obligations SPD
provides scope for contributions
towards Healthcare.
Northamptonshire County Council’s
Planning Obligations Framework and
Guidance Document sets out the
County Council’s approach to seeking
contributions towards education
provision.
Development must be supported by
the timely delivery of infrastructure,
services and facilities necessary to
meet the needs arising from the
development as set out in JCS policy
10. The provision of infrastructure
must be evidence led, including the
North Northamptonshire
Infrastructure Delivery Plan and
representations received in response
to public consultations that provide
detailed information on the key
health infrastructure requirements
needed to support the growth set out
in the JCS. Currently there is no clear
robust evidence for the provision of a
Corby hospital.
This is largely out of the scope of the
Local Plan. However Policy 10 of the
JCS provides a detailed policy
framework for the timely delivery of
infrastructure, services and facilities
to meet the needs arising from
development and to support the
development of North
Northamptonshire, including
emergency services. The Planning
Obligations SPD provides scope for
contributions towards Policing.
Proposals for infill housing
development will be determined in
the context of Policy 10 of the JCS
that provides a detailed policy
framework to ensure the timely

No change

No change

No change

at Pluto, Gainsborough rd. May well produce 60
school children. The Cheltenham Road development
of 18 dwellings could well produce 36 primary school
children (especially as the currently proposed (armyaged) occupants will be of family-rearing
age) Specifically could the school in Cheltenham
Road take an extra 36 children?

Oakley Vale
Community
Association

Villages and
Rural Areas

Restraint
Villages

Also, when it comes to the subject ‘Restraint
Villages’ the question of ‘Criteria’ definitely shows a
bias towards the want to build at every opportunity!
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delivery of infrastructure, services
and facilities to meet the needs
arising from development and to
support the development of North
Northamptonshire. The
Northamptonshire Planning
Obligations Framework and Guidance
Document sets out the County
Council’s approach to seeking
contributions towards education
provision.
Development in the Restraint Villages
would only be considered where it
meets specific local needs.

No change

