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Sustainable Urban Extensions: Local Development Framework Background Paper 
 
1. Background 
 
1.1 Corby Borough Council is currently preparing the Site Specific Allocations 
Development Plan Document as part of the Local Development Framework. This 
background paper provides details on additional work that was carried out since the 
Preferred Options consultation of the Site Specific Proposals Development Plan 
Document in May 2006. The exercise will add to the evidence base used to frame 
options in the forthcoming consultation associated with the Site Specific Allocations 
Development Plan Document. 
 
1.2 The East Midlands Regional Plan (March 2009) replaced The Regional Strategy for 
the East Midlands (RSS8). It provides a broad development strategy for the East 
Midlands to 2026. The previous Regional Strategy was for the period to 2021. The EMRP 
identifies the scale and distribution of new housing and priorities for the environment, 
transport, infrastructure, economic development, agriculture, energy, minerals and waste 
treatment and disposal. The EMRP indicates North Northamptonshire should 
accommodate approximately 66,075 new dwellings between 2001 and 2026, provided 
that they are consistent with the principles of sustainable development set out in Planning 
Policy Statement 1 and tested through a Sustainability Appraisal. 
 
1.3 Within these parameters for growth are the requirements for Sustainable Urban 
Extensions (SUE) to provide for additional development for three North Northamptonshire 
towns.  SUE are defined as separate neighbourhoods that incorporate local centres, 
employment and other facilities, whilst being integrated with existing communities and 
built up areas, supporting the town as a whole.  The EMRP states that urban extensions 
should be planned so as to ensure the continued physical separation of the three towns, 
and to prevent coalescence with smaller towns and settlements within and adjoining the 
growth area.  
 
1.4 The EMRP is supplemented on a local level by the North Northamptonshire Core 
Spatial Strategy (CSS) adopted in June 2008. This document outlines the requirements 
for the planning of the urban extensions.  The CSS identifies that across North 
Northamptonshire, an estimated shortfall of around 21,500 homes will need to be built on 
new Greenfield sites by 2021. Policy 9 of the CSS sets a strategy for focusing this 
greenfield development towards a small number of SUE at Corby, Kettering and 
Wellingborough. These strategic sites will provide key building blocks for the delivery of 
growth in North Northamptonshire, and will be phased to take place throughout the Plan 
period.  
 
1.5 The Key Diagram of the CSS (figure 1) identifies two locations for SUE in Corby, 
initially in the north east followed by a further SUE to the west. The CSS states that the 
precise boundaries and the impacts of development in these identified locations will be 
evaluated in greater detail through local development documents prepared by the each of 
the local authorities.  
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Figure 1: Extract from figure 10 of the North Northamptonshire Core Spatial Strategy  

 
 
 
 
 
 
 
 
 
 
1.6 This approach was reflected in the 2006 Corby Borough Council Site Specific 
Proposals Preferred Options document. A ‘preferred option’ demonstrated the two 
preferred directions of growth for the SUE inline with the CSS key diagram. Public 
consultation showed overall support for this option.  As a result of this, the principal of the 
direction of growth for the SUE is not debated in this document.  
 
1.7 In order to progress from the 2006 preferred options, the Site Specific Allocations 
document needs to consider allocating boundaries for each of the outlined SUE to help 
bring these sites forward inline with the CSS timescales. 
 
 
2. Updates 
 
2.1 Since the 2006 preferred options consultation the proposed housing provision figures 
for 2001 to 2021 have been updated and therefore the requirements of each SUE has 
been amended. Table 1 demonstrates the proposed housing provision for 2001 to 2021.  
 
 
3. North-East Sustainable Urban Extension Boundary 
 
3.1 The site at Priors Hall has been granted planning permission for a mixed use 
development including 4,365 dwellings within the administrative boundary of Corby. The 
remainder of 735 units lie in the East Northamptonshire District, and the planning 
application remains to be determined. All of the dwellings in East Northamptonshire on 
the Priors Hall site will count towards Corby's housing target in accordance with East 
Midlands Regional Plan and NNCSS. This will comprise the North East SUE. 
 
3.2 Appendix 1 demonstrates the application boundaries for both Priors Hall and Land 
east of Weldon. Priors Hall is enclosed by easily identifiable boundaries with roads to the 
north, south and west, and the golf course to the east. Likewise land East of Weldon 
follows clearly definable field boundaries to the east and south, the village boundary to 
the west and the road to the north. As identified in Table 1, the north east extension is 
supplying above the 5100 homes required in the CSS, and is not expected to provide 
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further supply within the plan period. Therefore options for expansion beyond these 
boundaries have not been explored.  
 

Table 1: Proposed Housing Provision 2001 to 2021 
 

Corby Housing Requirements 2001-2021 
 

EMRP & NNCSS Requirement 16800 
Commitments:   
C(i) Net Completions April 2001-March 2009 2870 
C(ii) Balance of unimplemented planning permissions as at end March 
2009 (construction commenced but not complete) 

2041 

Balance to be provided from April 2009-March 2021:  
H(i) Proposed Housing Allocations comprising:   
Previous allocations within Local Plan 1997 to be carried forward 451 
Sites with planning permission for 5 units or more (construction not 
commenced as at end March 2009) 

87 

New allocations (not current planning approval) 1884 
 

H(ii) North East Corby Sustainable Urban Extension, comprising:   
Priors Hall (within CBC boundaries) 4106 
Priors Hall (within ENC boundaries) (planning application pending) 549 
Land East of Weldon 1000 

Corby Western Sustainable Urban Extension  
 

Approx 
4000 

Small site allowance (not required according to the SHLAA) 0 
 
 
 
4. West Corby Sustainable Urban Extension  
 
4.1 Table 1 identifies approximately 4,000 units will be delivered through the Corby 
Western SUE up to 2021 Corby SUE is now the only SUE of the five identified in the CSS 
not to be associated with a boundary allocation. A defined boundary shown in the next 
stage of the Site Allocations DPD (in line with the requirements of the CSS) will aid the 
delivery of the western SUE and help to achieve the timescales set down in the CSS. 
Allocating a boundary will offer landowners the confidence to bring the site forward for 
development. In addition, the inclusion of a boundary will inform the public of the future 
growth planned for Corby and allow service providers to forward plan for a growing 
population.  
 
 
5. Land Budget 
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5.1 The number of dwellings expected to be accommodated in the western urban 
extension has been established for the specific purpose of estimating the amount of land 
required to accommodate these dwellings, alongside other associated SUE mixed-use 
development. This will be used as a basis for defining the western urban extension 
boundary.  
 
5.2 Policy 16 of the CSS requires a variation of housing density across a SUE with an 
overall minimum net density of 35 dwellings per hectare. Based on this minimum density 
requirement, the land necessary to accommodate 4,000 dwellings is 114 hectares.  It is 
common practice to assume an average 80% net to gross ratio. Therefore the total land 
required to accommodate 4,000 dwellings is 143 hectares.  
 
5.3 In addition to calculating how many new homes we need in the Sustainable Urban 
Extension, we have also calculated the land needed to build community facilities, shops, 
schools and employment premises to support the housing development. 
 
 
Education 
 
5.4 For a development of this size, Northamptonshire County Council anticipates the 
need to provide 3 primary schools and one secondary school. Subsequent land 
assumptions are based on guidelines for schools contained in DCSF Building Bulletins 
98 and 99. 
 
 
 
Local Centres and Retail Facilities 
 
5.5 Any sustainable Urban Extension should have at its heart a local centre providing a 
range of retail outlets and community facilities, which could include areas for waste 
recycling, public art, leisure facilities, libraries, community centre and healthcare facilities. 
 
5.6 The appropriate provision standard for local centres and retail facilities has been 
identified by the Council as 1.41 hectares per 1,000 dwellings. This is based on evidence 
from recent planning application at Land East of Weldon. Based on these assumptions it 
is reasonable to assume that 5.6 hectares would be required for local centres and retail 
facilities. 
 
 
Employment Land 
 
5.7 Calculations for employment land requirements are set out below 

 
 

Table 2: Proposed employment land requirements 
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1. Proposed number of dwellings 4,000 
2. Proposed population 

(assuming 2.4 persons per household 
9,600 

population 
3. Estimated population of working age 

(assuming 61% of population is aged 16-64 years) 
5,856 

population of 
working age 

4. Assume 1 local job per 1.6 persons of working age 
(Source: Report on Employment Land Requirements to Kettering 
Planning Committee September 2008) 

3,660 jobs 

5. Number of jobs requiring employment land 
(Source: Table 6 of the Core Spatial Strategy shows 59% of 
Corby job target requires employment land, with the remainder in 
retail, educational and health facilities etc.) 

2,159 jobs 

22,158m2 
B1 floorspace 

6. Floorspace requirement 
(Source: North Northamptonshire JPU Technical Note on 
Employment Densities) 33,250m2 

B2 floorspace 
5.5 ha 7. Employment Land Requirement 

(assuming a 40% plot ration, i.e. 4,000m2 of floorspace per 
hectare) 

8.3 ha 

 
5.8 Based on the above calculations it is reasonable to assume that 13.8 hectares would 
be required for employment purposes. 
 
 
 
Public Realm and Open Space 
 
5.9 Corby Borough Council are developing a detailed policy, needs assessment for 
playing fields, open space and associated facilities for Little Stanion and this will be 
applied to other development across the Borough. 
 
5.10 However, for the purposes of this background paper the Council has based 
calculations on standards provided in the Open Space, Recreation and Sports Strategy 
for Corby that was undertaken in accordance with Planning Policy Guidance 17.  
 
5.11 For the purposes of this background paper, the land included as strategic green 
space equates to 30% of the area required for employment and dwellings, which reflects 
the approach used in the Milton Keynes and South Midlands Study. This equates to 
around 45 hectares. 
 

 
 

Table 3: Proposed Open Space requirements 
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Description Area 
Provided 

Parks and Gardens (excluding ancient woodlands) 8.0ha 
Natural and Semi-Natural Green Space 6.4ha 
Amenity Green Space 6.0ha 
Children’s and Young People Play Areas – Children 3.2ha 
Children’s and Young People Play Areas – Young 
People 

1.4ha 

Outdoor Sports Facilities (excluding golf courses) 6.4ha 
Allotments 0.6ha 
Strategic Green Space 45.0ha 
Total Open Space Provided 77.0ha 

 
 
Conclusion 
 
5.12 On the basis of the above calculations, Table 4 presents the overall land budget that 
is required to accommodate all of the required elements of the Sustainable urban 
Extension. 
 
 

Table 4: Proposed Western Extension Land Budget 
 

Land Use Target No. of Units Approximate Areas (Ha) 
Residential 4,000 based on 35 dph 143 
Community Facilities Primary (2x420 pupil) 4 
 Primary (1x630 pupil) 2.65 
 Secondary (1x1400 pupil) 10 
Employment  13.8 
Local Centres and Retail 
Facilities 

 5.6 

Public Realm and Open 
Space 

 77.0 

Total Development Area  256 
 
5.13 The calculations provide a notional figure of 256 hectares which will be used to 
define the boundary of the urban extension. This figure is based on a series of 
assumptions and information that is currently available. It is anticipated that this could be 
refined as the master plan work develops and responds to the site context and key 
physical characteristics of West Corby. 
 
 
6. Defining a Boundary  
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6.1 It is critical when defining the SUE boundaries that a consistent and transparent 
approach is adopted due to the large site areas required.  As a starting point, there are 
numerous background documents to the CSS which provide further guidance on how the 
urban extension proposals for Corby have derived. Key to these studies is the North 
Northamptonshire Urban Extensions Study (Joint Planning Unit October 2005) which 
identifies the most sustainable directions for growth at Corby. Within this document, 
individual sectors around the Corby urban area were identified and evaluated in terms of 
their environmental sensitivity, biodiversity, cultural heritage and key built/natural 
constraints. From this, the opportunities and constraints for each sector were identified.   
 
6.2 The results of these evaluations demonstrated that land to the north east of Corby 
was the most appropriate location for a mixed-use urban extension. However it was 
recognised that this will not be of sufficient scale to provide for the estimated 8000 
dwellings that need to be built on Greenfield sites during the period to 2021. Land to the 
west of Corby was the second preferred location for a major urban extension and is 
proposed to accommodate the surplus requirement of 4000 homes.  
 
6.3 The recommended directions of growth cover large expanses of land encompassing 
more than one of the evaluation ‘sectors’. Therefore it is the responsibility of the Local 
Authority to look within these recommended sectors for the most suitable SUE locations, 
and define specific SUE boundaries in accordance with the CSS. 
 
6.4 From a master planning perspective, it is important that the site is considered as a 
larger entity from the outset. Should future expansion occur, this approach allows for a 
planned extension rather than a later addition which may be less well related to the 
whole. Therefore consideration is given to potential expansion directions that would knit 
seamlessly with the extent of the development already defined. Furthermore it is a 
criterion of the Core Strategy that SUEs have the potential to expand in the future.  

 
6.5 The North Northamptonshire Urban 
Extensions Study identified sector C9 
(Appendix 1 of the study) as the most 
appropriate sector to contain a western 
urban extension for Corby. Within this 
sector there are several opportunities and 
constraints that should be taken into 
consideration when defining a boundary in 
line with the land budget identified above.    
 
 
 
 

 
 

Figure 3: Sector C9 as identified in appendix 
one of the North Northamptonshire Urban 
Extensions Study (2005) 
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6.6 Figure 4 shows the constraints and opportunities for the C9 sector as identified by 
Tribal Urban Studio in February 2008.  
 
 
Key site considerations alongside those listed within the diagram include: 

• The Southern section of C9 falls outside the Corby Borough administrative 
boundary. It is suggested for speed of delivery that the boundary should look to 
remain within the Borough administrative boundary.  

• There is a well established bridleway and watercourse that marks the 
administrative boundary providing a strong boundary feature for the SUE. 

• The eastern edge of the sector contains a Green Infrastructure corridor between 
the southern gateway and Rockingham 

• The Northern boundary of the sector contains strong landscape features such as 
hedgerows and existing ancient semi natural woodland (identified as County 
Wildlife Sites in the 1997 Corby Local Plan and 2006 Proposals Map). This will 
provide a visual barrier to the Welland Valley. 

• There is opportunity to articulate the northern, eastern and southern boundaries 
in accordance with key access points and existing main streets, in particular 
Danesholme Road. 

• The area towards the centre of the sector is distanced from existing villages and 
the Harpers Brook. Development towards this area will have less impact on the 
existing villages.  
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Figure 4: Constraints and Opportunities 
Tribal Urban Studio (Feb 2008) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

 10

 
6.7 The appendices of the North Northamptonshire Urban Extensions study provide us 
with additional information on the site constraints for sector C9.  
 
Figure 5: Landscape Sensitivity 

6.8 In terms of Landscape Sensitivity, the southern 
section from Ash Coppice and below is deemed as high 
sensitivity, whereas the central/eastern part of the sector 
is of ‘medium sensitivity’.  

 
 
 
 
 
 

 
 
 
 
Figure 6: Biodiversity Sensitivity 
 

6.9 As with Landscape Sensitivity, the southern section 
of the sector has higher biodiversity sensitivity than more 
central/eastern parts. 

 
 
 
 
 
 
 
 

 
 
Figure 7: Cultural Sensitivity  
 

6.10 In terms of Cultural Sensitivity, the woodlands to the 
north and those surrounding the Ash Coppice and 
Pipewell (Kettering Borough) provide the higher areas of 
sensitivity.  
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6.11 Other site constraints identified two flood zones to the south of the sector.  
 
Figure 8: Additional Site Constraints 
 

 
 
 
 
 
 
 
I 
 

 
 
 

 
6.12 In light of the information above, the boundary outlined in Appendix 2 is proposed to 
be taken forward in the Site Allocations Proposed Alternatives Document.  
 
 
The reasoning behind this boundary is as follows: 

• The boundary has taken a ‘square’ form over a linear development adjacent to 
the A6003 as this provides more sustainable opportunities on site (i.e. local 
centre) and aligns with the potential access points.  

• Danesholme Road is accessible from this boundary and will form a key access 
point to the SUE and link to the existing town. 

• The site is accessible from the north from the A427, therefore improving 
accessibility around the entire site. 

• The location of the site includes mostly ‘medium sensitivity’ areas as outlined in 
the appendices of the Urban Extension Study. 

• Boundary includes the existing ancient semi natural woodland to the north of the 
site as this has the potential to provide a visual barrier to the Welland Valley and 
prevent coalescence. 

• The location of this boundary within the sector aims to prevent coalescence and 
retains the existing village’s visual integrity and sense of community. 

• The site allows for future expansion.  
• The entire site lies within the Corby administrative boundary as to encourage 

speed of delivery. 
• The land defined is available and deliverable with supportive landowners. 

 
The proposed boundary has already been subject to public consultation organised by the 
landowners. This consultation included local groups, Parish Councils and Council 
Members and resulted in no overriding concerns. 



 

Appendix 1: Proposed North-East Sustainable Urban Extension Boundary 
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Appendix 2: Proposed Western Sustainable Urban Extension Boundary 
 

 


