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Open Decision Item 

Local Plans Committee 13th July 2005
 

Urban Housing Capacity Study 

 
Synopsis  

To obtain Members’ comments on and approval of the results of the Urban Housing Capacity 
Study in order to enable the finalisation of work on housing land availability as part of the 

preparation of options for the LDF  
 

 
1.  Relevant Background Details 

Roger Tym & Partners (RTP) together with Innes England were commissioned to prepare an 
Urban Housing Capacity Study (UHCS) of Corby’s urban area.  The purpose of the UHCS is to 
estimate the potential future housing yield from all appropriate sources of land and buildings 
within a defined urban area of Corby.  This study updates the previous Study prepared by 
Smith Stuart Reynolds in 2001. 

The UHCS is complemented by the Employment Land Study, also undertaken by RTP and 
Innes England, and reported separately on this agenda.  These reports will assist the Council 
in the preparation of the LDF and in assessing major growth applications both within and 
outside the Urban Area Boundary.  It will provide a basis for both the sequential approach in 
the allocation of future housing sites and their managed release. 

A copy of the executive summary of the UHCS has been sent to Members of this Committee. 
A copy of the full report is available in the Members Room. What follows is a summary of the 
key findings of the report, and their implications for Corby. 

2. Report 
The Study Area of the Report was based on the Urban Area boundary defined by the 
Committee at its meeting on 7th July 2004, with one minor amendment in order to deal with an 
anomaly at Oakley Hay where a site allocated for employment and recently given permission 
for housing was added into the urban area (Refer to Appendix 1). The area excludes the Town 
Centre (as extended by the Regeneration Framework) but an allowance for new homes has 
been made, as explained below. 

Key findings Report 
The Milton Keynes South Midlands Sub Regional Strategy (MKSM SRS) proposes 16,800 new 
dwellings in Corby in the period 2004-2021.  To determine the urban housing capacity in 
Corby, the dwelling capacity of existing housing commitments and allocations was calculated 
(see below): 

Completions April 2001- March 2004                 682 

  Unimplemented Planning permissions   3,221 

  1997 Local Plan allocations: outstanding   1,169 

          5,072 
Therefore, through housing completions, unimplemented planning permissions (sites 
commenced & still to complete; sites with full planning permission; sites with outline planning 
permission) and outstanding Local Plan allocations, Corby has already allocated land for 5072 
dwellings.  Please note that Oakley Vale makes up the majority of unimplemented planning 
permissions, while land to the west of Stanion makes up the bulk of the outstanding Local Plan 
allocations (this site was excluded from the study area of the UHCS because of its location).  
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The study then assessed the potential housing capacity of different sources including; 
previously developed land (PDL), back gardens, garage courts, infill plots, private car parks, 
employment allocations, recreation and leisure allocations, vacant not PDL- amenity open 
space, allotments, landscaping, vacant land-grass and community facilities. 

From this assessment, a total capacity of 2139 dwellings were found for the period 2004-2021 
(refer to Table 1). 

 

Table 1: Total dwelling potential by Source 

Source Dwellings 

No. Description Brownfield/ 
Greenfield 

No.  
Sites 2004-11 2011-21 Total: 

2004-21 

Method of  
Assessment 

4A PDL- 
previous 
employment 
land 

BF 2   53 168 221 Site specific 

4B PDL- other 
previous 
uses 

BF 15 269   54 323 Site specific 

5A Back 
gardens 

BF 35   28   40 68 Grouped 
source 

5B-D Garage 
courts 

BF 238   42 100 142 Grouped 
source 

5E Infill plots GF 9   20     1   21 Site specific 

7B Private car 
parks 

BF 18 17  39 56 Site specific 

10A Employment 
allocations 

GF 3 150 434 584 Site specific 

10 D Recreation 
and leisure 
allocations 

GF 2 52 0 52 Site specific 

11A Vacant not 
PDL- amenity 
open space 

GF 80 70 100  170 Grouped 
source 

11C Allotments GF 8 163 0 163 Site specific 

11D Landscaping GF Allowanc
e 

21 30 51 Grouped 
source 

11E Vacant land - 
grass 

GF 45 42 60 102 Grouped 
source 

12 Community 
facilities 

Both  Allowanc
e 

64 122 186 Policy related 

Total    991 1148 2139  

 

PDL = Previously Developed Land 

Source: Table 8.1: Corby Urban Housing Capacity Study, 2004 
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The major site-specific allocations included above, grouped by Source, are as follows: 

4. Previously Developed Land  

- Earlstrees Road/ Rockingham Road - 168 dwellings  

- Two ex-Council depots N. of Cottingham Road - 115 dwellings 

- Ex-Council depot and community centre, Studfall Ave/ Darley Dale Rd./ Rowlett Road 
- 72 dwellings 

- Former Beanfield Secondary School (part of site) - 128 dwellings  

10. Non-Residential Allocations 

- Oakley Hay - 150 dwellings 

- Science Park, Oakley Vale - 330 dwellings 

- Seymour Plantation - 104 dwellings (this site, currently proposed for a business 
park,  could form part of the wider major growth area to the north) 

- Allotment allocation, field S. of Larratt Road, Weldon - 40 dwellings. 

11. Vacant Land not Previously Developed 

- West Glebe allotments -105 dwellings 

A major potential source of land is amenity open space, landscaping, allotments and vacant 
land which is grassed but not formally laid out for open space.  A study has been 
commissioned on the provision of and need for such green areas in accordance with guidance 
in PPG17 and, pending its findings, a very conservative approach has been taken to possible 
development of such land.  

An allowance has also been made for the redevelopment of garage sites which falls short of 
the full potential on such sites, again pending more detailed work.  

In addition an allowance has been made for new homes in the Town Centre, using the 
assumption in the Regeneration Framework that 800 dwellings will be built there in the period 
up to 2031. This will be tested through the Town Centre Action Area Plan as part of the LDF, 
but for housing land availability purposes it is being assumed that this development will be 
spread evenly over 27 years, with 510 dwellings in the period 2004-2021. 

There is also potential to increase the capacity of the outline planning permission at Oakley 
Vale by about 500 dwellings through an increase in density from 30 dwellings per hectare 
(dph) as approved to 35 dph.  This increase in capacity would be in line with current 
Government guidance, but has not yet been requested. 

Implications for Corby 
Inclusion of urban capacity sites at this level, together with existing permissions and 
allocations, allowance for small windfalls (in line with government guidance), town centre 
development and increased density at Oakley Vale gives the following dwelling provision 
against requirement 

  MKSM SRS Requirement    16,800 
  Less 

  Existing housing commitments & allocations    5072 

  Urban housing capacity       2,139 

  Town centre development          510 

  Oakley Vale density increase             500 

  Small windfalls  `        340 

  Required dwellings (2004-2011)    8,239 
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Priors Hall, if approved following referral to the Secretary of State, would take up 5,100 of this 
requirement leaving a minimum of 3139 dwellings to be found in urban extensions elsewhere 
in the Borough.  However, it is likely that this figure will be greater as Priors Hall is unlikely to 
be completed by 2021. 

3. Options to be Considered  
Members may wish to approve the urban capacity estimates as currently proposed, subject to 
further work being done on a site-specific basis in relation to the amenity open space and 
vacant grassland in the context of the findings of the PPG17 study. The results can then be 
adjusted. There is also the option of not including the land at Seymour Plantation at this stage, 
pending a decision through the LDF about an urban extension to the north west of Corby.  

4. Issues to be taken into account :- 
Policy Priorities 
The adoption of our LDF- and constituent LDDs is and will remain a CBC priority. This is 
essential baseline work for that purpose. 

Financial 
None 

Legal 
It is important to ensure that the assessment of urban capacity is a sound basis on which to 
make allocations in the LDF. 

Performance Information 

Maintaining progress against the approved LDS will be important in the future calculations of 
Planning Delivery Grant. 

Sustainability, Best Value, Community Safety, Human Rights, Equalities 

The sequential approach to housing land release is a key element of the Government’s policy 
on sustainable development. 

5. Conclusions 
The database for the study is extremely comprehensive and covers almost every possible site 
in the borough which does not currently have a building on it, as well as several where there 
are known  proposals to redevelop. Discussions on the study has revolved around judgements 
on allowances for grouped sources and on the realism, suitability and capacity of some 
individual sites, around consistency of treatment between “likely” and “neutral” sites and 
around detailed local knowledge (lack of which has been a major problem on all sides).  

It is believed that a balance has now been struck between, on the one hand, an unacceptable 
and unrealistically high level of projected development in the urban area (at least until such 
time as the Regeneration Strategy has had a chance to improve the local housing market) and 
an under-estimate which would have flown in the face of Government guidance on the 
sequential approach (i.e. developing brownfield and urban sites first) and led to excessive 
release of peripheral greenfield sites. 

6. Recommendations 
That the Urban Housing Capacity Study be approved as a basis for further work on Housing 
Land Availability for the LDF, subject to members comments and subject to further adjustment 
in due course if considered acceptable following the PPG17 study on open space.  

Officer to Contact 
Norman Stronach Tel: 01536 464156 

 


