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Homes England owns the former 
Territorial Army (TA) site located at 
Elizabeth Street, Corby. The site comprises 
a range of buildings and ancillary areas 
built in approximately the 1950s. The 
buildings are currently in community use 
but are available for redevelopment.  
The site extends to around 0.38 hectares and is located at 
the north eastern corner of the Town Centre boundary. It 
abuts Alexandra Road to the north, Elizabeth Street to the 
east, retail units located off Everest Lane form the southern 
boundary and Oasis Retail Park lies to the west.  

The current range of buildings do not make an efficient use 
of this prominent site and they have become dated. The site 
presents an attractive brownfield re-development opportunity.  
It could accommodate a residential-led mixed use scheme 
including approximately 50 apartments and 10,000 sqft of 
ground floor retail.  

The TA site has been identified as part of a wider Town 
Centre redevelopment opportunity site in the emerging 
Corby Local Plan (Policy TC3). This includes some land in third 
party ownership but Homes England’s part of the allocation 
is capable of redevelopment independently from the wider 
allocation and is not dependent on other parties to redevelop 
land within its ownership, provided that development is 
sensitive to the adjacent buildings and land uses.

1. Introduction

Location of the SitePurpose of the Development Brief 
This Development Brief has been prepared by Wood on 
behalf of Homes England with the aim of supporting their 
objective of delivering a redevelopment of the former TA site, 
including the incorporation of new residential development. 
The Development Brief presents key information relating 
to the development potential of the site and describes a 
set of development and design principles to guide future 
planning applications. The Brief has been prepared following 
consultation with the Local Planning Authority, Corby Borough 
Council who support the principle of a residential-led mixed 
use redevelopment of the former TA site.        

Structure of Brief
Following this introductory chapter, the remainder of this 
Development Brief is structured as follows:  

zz Chapter 2  provides a contextual analysis of the site, 
outlining the characteristics of the site.   

zz Chapter 3 outlines the planning policy context for the site.   

zz Chapter 4 provides an overview of opportunities and 
constraints impacting on the site’s redevelopment 
potential.   

zz Chapter 5 describes the development concept and key 
design parameters as well as illustrating the potential to 
integrate with neighbouring development opportunities.

zz Chapter 6 provides a summary of the opportunities at 
this site and outlines suggested next steps.   

Homes England land ownership
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2. The Site and Context

Introduction 

The original New Town plan for Corby 
Town Centre placed the main retail and 
commercial uses in a block bounded by 
George Street to the west, Westcott Way 
to the south, Elizabeth Street to the east 
and Alexandra Road to the north. 
Elizabeth Street accommodated many of the civic uses 
including the former TA centre along with the Police Station, 
Council Offices, Magistrates Court and Church. Corby 
Town Centre is undergoing a boom in new building and 
redevelopment. It is largely focused to the west of George 
Street and also in the south of Elizabeth Street. 

A series of sites in the north of Elizabeth Street are now being 
considered for redevelopment, including the Magistrates 
Court, Police Station and the TA Centre. 

Homes England land ownership

Other land allocated in  
Policy TC3 in third party 
ownership

Town Centre boundary

Site Context
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The Site and Surroundings 
Site Location 
The site is located in the north eastern corner of Corby Town 
Centre on the junction between Alexandra Road and Elizabeth 
Street. Given the prominent location of the site, it is visible 
along approach routes to the Town Centre.     

Designations
Although located in the designated Town Centre boundary, 
there are no specific environmental designations on or close 
to the site which would significantly influence the scale or 
nature of the development.    

The site is not in an area of Flood Risk as defined in Gov.uk 
Maps for Planning. The site is listed as an asset of community 
value.

Existing Buildings and Uses 
The current buildings are dated and not likely to be suitable 
for a conversion to residential. 

One key aspect, is the view corridor looking from the east, 
westwards along Elizabeth Street towards the north east 
corner of the site. The site occupies a slightly elevated 
position with views over Coronation Park.  This suggests a 
landmark feature could be accommodated here.  

Alexandra Road is currently a less active frontage formed by 
side walls of large buildings with no openings or fenestration. 
There is the opportunity to change this and improve the 
frontage along Alexandra Road.

TA centre from corner of Elizabeth Street/Alexandra Road View from Site: Junction of Alexandra Road and Elizabeth Street looking  
north east

Surrounding Uses
The main Town Centre retail and commercial businesses are 
located to the south west of the site. An edge of Town Centre 
car-based retail park is to the west of the site. There are some 
secondary smaller scale shops and businesses adjoining the 
site to the south and east. 

The site is also on the boundary of adjoining residential areas 
to the north and east. These boundaries are well planted with 
mature trees and Coronation Park forms the neighbouring 
land use to the north. 

The context therefore suggests that both retail, commercial 
and residential uses could be appropriate on the site. 

 
Blank frontage along Alexandra Road

Massing diagram of existing buildings (pink) and surrounding development
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Access 
The site is currently accessed primarily from Everest Lane 
with a smaller access from Elizabeth Street.  Everest Lane is 
primarily a servicing area and would not form an attractive 
main access for the site. There is potential to create an access 
from both Alexandra Road and Elizabeth Street.  Given 
the nature of Elizabeth Street which is busier, has multiple 
points of access serving neighbouring uses and has a central 
reservation restricting traffic movements, it is considered that 
Alexandra Road would be a logical main access position. 
Everest Lane should therefore be treated as a rear area for 
servicing, bin collection etc. only. 

Proximity to Transport Hubs and Access
There are multiple bus stops nearby and the nearest is on 
Elizabeth Street, approximately 100m to the south. Corby 
Train Station is approximately 1km to the east and is within a 
reasonable walking distance.   

Everest Lane access looking east towards Elizabeth Street

Summary
The context of the site suggests that retail, commercial and residential uses, or a mix of these, could be appropriate on the site. 
The scale of the existing buildings does not make an efficient use of this highly sustainable brownfield site. The existing buildings 
are of a utilitarian design and do not positively contribute to the character and quality of the area. Therefore, a redevelopment 
of the site provides a significant opportunity to enhance this part of the Town Centre.     

Retail units on southern site boundary
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3. Planning Policy Context 

National Planning Policy Framework 

The NPPF sets out three key dimensions 
to sustainable development: economic, 
social and environmental. The economic 
dimension includes ensuring land 
availability to support growth and co-
ordinating development requirements 
including infrastructure provision.  
The social dimension includes the 
provision of the housing required to 
meet the needs of present and future 
generations, the creation of a high quality-
built environment with accessible local 
services that reflect the community’s 
needs and support its health, social and 
cultural well-being.
Paragraph 28 highlights the benefits of non-strategic policies 
to set out details for specific areas including establishing 
design principles.   

Chapter 7 outlines policies to ensure the vitality of town 
centres including through (paragraph 85d) allocating a range 
of suitable sites to meet the scale and type of development 
needed looking at least 10 years ahead.   As well as meeting 
needs for retail, leisure and office space, the guidance also 
recognises the important role that residential development 
can have on the vitality of town centres.    

Chapter 12 of the NPPF relates specifically to the design of 
the built environment which is considered to be a key aspect 
of sustainable development. Paragraph 127 of this chapter 
sets out key criteria for planning policies and decisions, to 
ensure that developments:

zz Will function well and add to the overall quality of the 
area, not just for the short term but over the lifetime of 
the development.

zz Are visually attractive through good architecture, layout 
and appropriate landscaping.  

zz Are sympathetic to the local character and history. 

zz Establish a strong sense of place, using streetscapes and 
buildings to create attractive and comfortable places to 
live, work and visit.

zz Optimise the potential of the site to accommodate 
development, create and sustain an approximate mix of 
uses.

zz Create places that are safe, inclusive and accessible. 

The Development Plan 
The Development Plan currently comprises: 

zz Part 1 North Northamptonshire Joint Core Strategy 
(adopted 2016).

zz Saved Policies of the Corby Local Plan (1997). 

For the purposes of this brief, key current 
adopted policies of relevance are contained 
in the North Northamptonshire Joint Core 
Strategy and are set out below. Saved 
Policies of the Corby Local Plan (1997) 
are not considered given the age of the 
plan and that it will soon be replaced 
by the Part 2 Local Plan for Corby, 
which is in preparation.  

 

 

 Part 2 Local Plan for Corby  

 

 

 Emerging Draft Options Consultation 

 
Regulation 18 of the Town and Country Planning (Local Planning) (England) Regulations 2012 

 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 
 

 

 
 

 



© Wood Environment & Infrastructure Solutions UK Limited8

March 2019

Topic Policy Summary Assessment
Part 1 North Northamptonshire Joint Core Strategy

General 
Development 
Criteria

Policy 6 – 
Development on 
Brownfield Land. 

In allocating land for development and determining planning applications, the local 
planning authorities will seek to maximise the delivery of development through the reuse 
of suitable previously developed land and buildings within the urban areas. Consideration 
should be given to potentially previously contaminating uses. 

The site is brownfield land located within Corby Town Centre.  It is therefore in a 
highly sustainable location and presents an attractive opportunity for residential/
mixed use development.    

The potential for contamination through previous uses will be considered at the 
planning application stage.  

Design

Policy 8 Place 
shaping principles.   

Requires development to achieve a high standard of design, through a consideration  
of the following: 

zz Create connected places. 

zz Make safe and pleasant streets and places. 

zz Ensure adaptable, diverse and flexible places. 

zz Create a distinctive local character. 

zz Ensure quality of life and safer and healthier communities.  

A development on the site should take account of its context and achieve a high-
quality design.  It should also achieve the highest density possible whilst having 
regard to neighbouring uses.  

In terms of height, given the Town Centre location of the development a scheme 
up to 6 storeys should be achievable on the site subject to its position within  
the site.  

Policy 9 – 
Sustainable 
buildings. 

Development should incorporate measures to ensure high standards of resource  
and energy efficiency and reduction in carbon emissions.

The scheme should give consideration to the latest sustainable construction 
techniques at the detailed design stage.  

Town Centres Policy 12- Town 
centres and uses

The vitality and viability of the town centres in North Northamptonshire  
will be supported by: 

Maintaining and regenerating Kettering and Corby town centres as the focus of higher 
order facilities and retail investment serving growing communities in the north. This will 
include a minimum increase of 12,500sqm net comparison shopping floorspace in each 
of Corby and Kettering town centres by 2031.

Development should support the regeneration and vitality of Corby Town Centre.

Housing 
Growth 

Policy 29 – 
Distribution of 
new homes. 

New housing will be accommodated in line with the Spatial Strategy with a strong focus 
at the Growth Towns as the most sustainable locations for development, followed by the 
Market Towns.

Corby is identified as a growth town and therefore a focus of housing delivery to 
deliver between 8,290 and 13,290 dwellings between 2011 and 2031. 

Housing Mix Policy 30- Housing 
mix and tenure

Housing development should provide a mix of dwelling sizes and tenures to cater for 
current and forecast accommodation needs and to assist in the creation of sustainable 
mixed and inclusive communities.

Development in growth towns will be expected to deliver 30% affordable homes. 

The scheme could provide a range of apartments to diversify the local housing 
stock, including a proportion of affordable homes. 
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Part 2 Local Plan for Corby 
The Council has started preparing the Part 2 Local Plan for 
Corby which will provide detailed planning policies to deliver 
the Part 1 North Northamptonshire Joint Core Strategy 
(2016).  Consultation on the Part 2 Local Plan for Corby – 
Emerging Draft Options took place between July and  
August 2018.

Policy 18 ‘Corby Town Centre Key Redevelopment 
Opportunities’ identifies a number of sites as the main 
locations for new development growth within Corby Town 
Centre which are allocated for mixed use redevelopment. The 
Local Plan anticipates that schemes coming forward on these 
sites will contribute towards the provision of the 7,800m² 
minimum increase of net comparison shopping floorspace 
required by Policy 12 of the North Northamptonshire Joint 
Core Strategy. As noted in Section 1, three Town Centre 
opportunity sites include site TC3 ‘Everest Lane’.  

Policy TC3 which allocates land at Everest Lane as a mixed-use 
redevelopment site identifies a number of design principles 
to be considered in the redevelopment of the site. These 
include: 

zz To retain community uses. 

zz Create an active frontage on to New Post Office Square. 

zz Strengthen connectivity to New Post Office Square. 

Supplementary Planning Guidance 
The following supplementary planning guidance is also 
relevant to this site: 

zzPlanning Obligations 
Supplementary Planning 
Document SPD (2017) - 
aims to provide clarity and 
guidance for developers, 
build on the policies in the 
Joint Core Strategy and 

direct developers to the documents and 
requirements provided by Northamptonshire County 

Council and other infrastructure providers. 

zz Creating Sustainable 
Communities: Planning 
Obligations Framework and 
Guidance - (January 2015) - 
provides guidance on the County 
Council’s approach to planning 
obligations in delivering the 
infrastructure and services 
required to facilitate and 
support new communities.

zz Sustainable Design SPD - (February 2009) -  
is intended to provide guidance on policies within the 
North Northamptonshire Core Spatial Strategy that relate 
to design and sustainability. 

zz Car Parking: The Northamptonshire Parking 
Standards document sets the parking standards that 
Northamptonshire County Council will use when assessing 
developments. The final mix of uses will determine the 
level of parking provided on site. It is anticipated that 
given the central and accessible location, a degree of 
flexibility will be applied when considering the level of 
parking provision to be accommodated on site.   

Other Considerations
Vacant Building Credit
Paragraph 67 of the NPPF (2018) provides guidance on the 
application of Vacant Building Credit (VBC). This states:  
“to support the re-use of brownfield land, where vacant 
buildings are being reused or redeveloped, any affordable 
housing contribution due should be reduced by a 
proportionate amount.”  Footnote 28 clarifies the approach 
stating that affordable housing should be reduced “to the 
equivalent to the existing gross floorspace of the existing 
buildings”.

Planning History 
There is no record of any planning history relevant to the 
potential redevelopment of the site. 

Pre-application Advice from Corby  
Borough Council 
Homes England sought pre-application advice from Corby 
Borough Council in relation to the site.  In January 2019 the 
Borough Council responded advising that they support the 
principle of a residential-led mixed use development in this 
location. In summary they advised:

zz The site occupies a prominent location and could 
accommodate a sizable development. 

zz A relatively high density should be achievable with up to 
6 storeys. 

zz Between 50-70 dwellings could be accommodated. 

zz Parking should be provided at a minimum of 1 space per 
dwelling. 

zz Consideration should be given to national space 
standards.   

zz It should provide a high-quality gateway to the Town 
Centre. 

zz A scheme should provide 30% affordable dwellings.  
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4. Opportunities and Constraints
Opportunities: 

Create a new main access from Alexandra Road.

Use Everest Lane as a service access only. 

Demolish all existing buildings on site and replace  
with new high-quality development. 

Articulate the landmark corner at Alexandra Road and 
Elizabeth Street using building or landscape features. 

Front onto Alexandra Road and Elizabeth Street with 
buildings of scale to make an efficient use of the site, 
utilising the site topography and blend in with  
adjacent building heights. 

Consider retail, commercial and residential uses,  
or a mix of these, as appropriate on the site. 

Provide a positive and active frontage on to  
Alexandra Road.  

1

2

3

4

5

6

7

Constraints: 
To consider the operation of the existing service yard  
off Everest Lane in terms of vehicular movements.  

To consider the current commercial activities 
surrounding the site including noise generation and 
odours. 

To be sensitive to existing residential dwellings 
surrounding the site.  

To consider the current community uses using the site.   

To consider the proximity of units on Oasis Retail Park,  
in terms of scale.  

8

9

10

11

12

1

2

3

4
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6

7

8

9

10
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10

A number of opportunities and constraints as identified above have informed the 
design principles outlined in the following section. 
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5. Planning & Design Principles
The site is flexible in terms of potential redevelopment options and the mix of uses it could accommodate. Initial capacity testing on the site has explored retail, commercial and residential 
options. 

Whilst any of these options may be suitable to progress by a future developer, in consultation with Corby Borough Council, it is considered that a mixed use, residential /commercial 
redevelopment would be most preferable for the following reasons:   

zz It would introduce some residential dwellings into the defined Town Centre boundary in line with Government policy including a mix of around 50 no. 1 and 2 bedroom apartments.  

zz It would provide an appropriate and sensitive response to the site’s context within a transition zone between the large mass of the Town Centre and residential areas to the north and east.   

zz Development of a suitable scale can provide a positive gateway into the Town Centre.  

zz It would make the most efficient use of this sustainable brownfield site and density requirements for a site in this location. 

zz It can provide more modern commercial space suited to current retail needs (approximately 10,000 sqm).  

A possible concept reflecting the above is illustrated below.  
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Key Design Parameters
Layout 
The front elevation of the building should be brought 
forward to restore the building line on Elizabeth Street. 
The illustrative layout shows an apartment building that 
follows the same build line as the neighbouring properties 
that adjoin the site. 

In addition, the layout should consider the following: 

zz Creating a landmark corner (built or landscape) on 
the junction of Alexandra Road and Elizabeth Street to 
terminate the view corridor from Coronation Park. 

zz Screening and containing Everest Lane. 

Building Heights 
The use of the site should maximise the development 
potential in order to contribute to the vibrancy of 
the Town Centre. Analysis of the surrounding buildings 
suggests that up to 6-storeys could be accommodated on 
the site, given surrounding precedents, the site’s topography 
and the desire to intensify the Town Centre. This includes 
mixed-use options with taller ground floor storey heights 
to accommodate servicing etc. Consideration should also 
be given to stepping down the storey height towards 
the southern boundary to respect the position and form 
of surrounding buildings. The number of storeys will be 
determined by the design response put forward at the 
detailed design stage.  

Access and Movement 
The development proposals should consider a main 
vehicular access located off Alexandra Road with any 
servicing requirements facilitated to the rear of the site 
via Everest Lane. This would avoid placing further vehicles 
on the existing service lane and creating conflicts with existing 
neighbouring uses.  

Opportunities should also be sought to provide a pedestrian 
link to Elizabeth Street and enhance pedestrian links to Oasis 
Retail Park and Post Office Square.  
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Parking 
Proposals should seek to provide for a reduced level of 
parking given the site’s highly accessible and sustainable 
location.  The site is located within close walking distance of 
Corby train station. There are also several bus stops within 
walking distance of the site on Elizabeth Street. Recognising 
this, the Council has indicated that a reduced parking 
provision could be acceptable (approximately 1 space per 
dwelling).        

Car parking on the site could be accommodated centrally 
behind proposed buildings. The proposed buildings should 
be utilised to frame and create a space into which the parking 
is placed where possible so that parked cars do not dominate 
the street scene. Appropriate landscaping can soften the 
appearance of parking areas. 

Landscaping 
Proposals should seek to achieve a high-quality 
landscape design for the site. Generally, the edges of the 
site can all be improved with appropriate landscaping. This 
includes the prominent north eastern corner which is visually 
important when viewed from the east. 

The Alexandra Road frontage is currently inactive and 
unattractive and can be improved with green planting and 
trees where appropriate. 

The rear interface with Everest Lane is particularly unattractive 
at present and screen planting should be considered. 

Open Space
Proposals should seek to provide open space which 
is integrated into the design of the site. Whilst this is a 
detailed matter for future consideration, depending on the 
level of parking provided on the site, communal gardens 
could be provided for future residents around the perimeters 
of the site.  Balconies could also be provided.  These would 
need to be carefully designed to ensure that a satisfactory 
level of residential amenity is secured for future residents. 
Levels of open space should be mindful of local standards. 
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6. Summary

Overview 
The site is in an excellent landmark position on the north 
eastern edge of Corby Town Centre.  

Analysis of the site has identified a number of overarching 
design principles which should be adopted for the  
residential-led redevelopment of the site, no matter which 
combination of uses comes forward. These are:

zz The site can accommodate a range of uses including a 
residential led mixed use development including retail, 
commercial and residential uses.   

zz Main vehicular access off Alexandra Road. Service only 
access from Everest Lane. 

zz Landmark feature (built or landscape) on the corner of 
Alexandra Road and Elizabeth Street. 

zz Appropriate storey heights on the site of up to 
6-storeys to maximise the attractiveness of the site for 
redevelopment and intensify the Town Centre. 

Given the brownfield status of the site and its highly 
sustainable location, Corby Borough Council is supportive  
of the redevelopment opportunity. 

Validation Requirements
Planning Applications will be required to be in line with 
national 1App requirements.

Corby Borough Council has a local validation requirements 
list, which can be found via the following weblink: https://
www.corby.gov.uk/home/planning-and-building-control/
online-planning-applications

Whilst the exact requirements will depend on the detail of 
the application being submitted, it is envisaged the following 
information will be required to be submitted.

zz Design and access statement

zz Planning Drawings

zz Planning Statement

zz Affordable Housing Statement

zz Archaeological Assessment 

zz Economic Statement

zz Drainage Assessments (Foul Sewerage and Surface Water) 

zz Heritage Statement

zz Landscaping Details

zz Parking Provision

zz Photographs

zz Refuse and Recycling Checklist

zz Statement of Community Involvement

zz Sustainability Checklist 

zz Transport Assessment (if a Major development)

zz Travel Plan (if a Major development)

zz Waste Minimisation Plan 

Developers should review the Council’s latest validation 
checklist at the time proposals come forward.

Developer Contributions
On-site S106 / developer contributions are anticipated to 
relate primarily to the level of affordable housing. 

In line with NPPF, Vacant Build Credit should apply on this 
site which would result in a reduction on the stated policy 
on affordable housing requiring 30% of new dwellings to be 
affordable units.   

Negotiations relating to on-site and off-site contributions 
should be undertaken with Corby Borough Council. 

Pre-application consultation 
Pre-application discussions with Corby Borough Council are 
encouraged.  The Council offers a pre-application service.  
Details on this service and the associated costs are available 
at https://www.corby.gov.uk/home/planning-and-building-
control/online-planning-applications

A stakeholder engagement programme should be discussed 
with Corby Borough Council at the pre-application stage.  




