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HEARING STATEMENT – MATTER 9 

1. Introduction 

1.1 This statement sets out the response of Corby Borough Council to the following 

questions raised by the Inspector relating to Matter 9 of the examination into the Part 

2 Local Plan for Corby (the Plan). 

1.2 References used in this statement (e.g. EB-RT2a) relate to documents held in the 

Examination Library available on the Council’s website on the Evidence Base 

Documents webpage1. 

1.3 The following additional documents have been added to the examination library 

following reference within this statement. 

 Report to One Corby Policy Committee on 11 August 2020 – Towns Fund 

Accelerated Funding (EB-RT6) 

 National Design Guide: Planning Practice Guidance for Beautiful, Enduring and 

Successful Places, October 2019 (CD-UK8) 

 Healthy Streets: the principles of Healthy Streets, accessed via website (CD-

UK11) 

 Corby Territorial Army Centre Development Brief, March 2019 (EB-RT7) 

2. Response of Corby Borough Council to the specific issues and questions 

relating to Matter 9 – Town Centres and Town Centre Uses (Policies 19-24 and 

TC1-4) 

Policy 19 Network and Hierarchy of Centres 

Q1. Is the Retail hierarchy proposed supported and justified by robust evidence? 

2.1 Yes. The retail hierarchy is informed by the Assessment of Retail Network and 

Hierarchy background paper (EB-RT2a), which has been prepared in accordance with 

the National Planning Policy Framework (the NPPF) (CD-UK2) and National Planning 

Practice Guidance (CD-UK1). The background paper assesses the existing and 

proposed retail locations across the borough and categorises the centres according to 

the number and type of amenities they currently offer, or are planned to offer through 

new centres proposed as part of the planning permissions or submitted planning 

applications. The background paper sets out the methodology for defining the 

hierarchy of centres with detailed criteria to classify the individual District and Local 

Centres, as well as the out-of-centre retail park at Phoenix Parkway. Detailed 

summaries for each centre are provided within appendix 2 of the background paper 

(EB-RT2a). The Council’s approach is consistent with paragraph 85 of the NPPF (CD-

UK2) and Policy 12 of the Joint Core Strategy (the JCS) (JCS1). In line with the JCS 

(JCS1), the background paper (EB-RT2a) identifies Corby Town Centre as the main 

town centre within the plan area and the focus of higher order facilities and retail 

investment, followed by District and Local Centres in the hierarchy, including proposed 

new centres at the SUEs and other strategic developments. 

2.2 The Council proposes a main modification to Policy 19 as outlined within the schedule 

of proposed changes to the Publication Draft Plan, which is included as appendix 1 to 

the Council’s response to the Inspectors Initial Questions (EXAM1A). Main 

                                                           
1 https://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/local-plan-
examination/evidence-base-0  

https://www.corby.gov.uk/sites/default/files/Towns%20Fund%20Accelerated%20Funding.pdf
https://www.corby.gov.uk/sites/default/files/files/National%20Design%20Guide%2C%20October%202019.pdf
https://healthystreets.com/
https://healthystreets.com/
https://www.corby.gov.uk/sites/default/files/files/Corby%20TA%20Centre%20Development%20Brief%2C%20March%202019.pdf
https://www.corby.gov.uk/sites/default/files/files/Retail%20Evidence%20Report%20-%20Final%20Report.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://www.gov.uk/government/collections/planning-practice-guidance
http://www.nnjpdu.org.uk/site/assets/files/1086/joint_core_strategy_2011-2031_september16_final.pdf
https://www.corby.gov.uk/sites/default/files/files/Inspectors%20Letter%20280220_Redacted.pdf
https://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/local-plan-examination/evidence-base-0
https://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/local-plan-examination/evidence-base-0
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modification MM15 proposes changes to Policy 19 to improve clarity and ensure the 

wording is more consistent with Paragraph 89 of the NPPF (CD-UK2). 

Q2. Is the proposed retail impact threshold consistent with the Framework and 

the JCS? 

2.3 Yes. Paragraph 89 of the NPPF (CD-UK2) requires proposals for retail and leisure 

outside town centres to prepare an impact assessment if the development is over a 

proportionate locally set floorspace threshold, or a default threshold of 2,500m2 applies 

where there is no locally set threshold. The JCS (JCS1) is clear within both Policy 12 

and the main outcomes that the town centres should be the focus for new retail, leisure 

and cultural facilities. 

2.4 The Threshold for Retail Impact Testing background paper (EB-RT3) explains that the 

scale of some retail and leisure development outside of town centres has the potential 

to affect the vitality and viability of defined centres, potentially diverting investment 

away from these important centres. The approach to defining local retail impact 

thresholds, which is informed by local evidence, is consistent with paragraph 89 of the 

NPPF (CD-UK2) and Policy 12 of the JCS (JCS1). 

Q3. Has the ‘Threshold for Retail Impact Testing’ Background paper been 

prepared in line with Planning Practice Guidance (PPG)?  What is the basis for 

the thresholds at which impact assessments will be required and are they 

appropriate and justified by the evidence? 

2.5 Yes. The Threshold for Retail Impact Testing background paper (EB-RT3) outlines the 

methodology for setting locally appropriate retail thresholds, which is consistent with 

the National Planning Practice Guidance (CD-UK1, Paragraph: 015 Reference ID: 2b-

015-20190722). Consideration is given to the health and overall vulnerability of existing 

town centres, as well as existing and proposed retail floorspace in the borough. The 

methodology and assessment are detailed within sections 3 and 4 of the background 

paper (EB-RT3). 

2.6 The North Northamptonshire Retail Capacity 2014 Update (JCS-SD-EB3) recognises 

the challenges to town centres brought about by increased competition from out-of-

centre developments, and due to the relatively small size of many units in the identified 

centres, it is suggested within the background paper (EB-RT3) that a threshold of 

400m2 is appropriate for Corby Town Centre and a threshold of 130m2 is appropriate 

for the District and Local Centres. 

2.7 The background paper (EB-RT3) provides local evidence that demonstrates recent 

out-of-centre retail developments in Corby borough have fallen significantly under the 

NPPF (CD-UK2) threshold of 2,500m2. If the Council were to rely on the NPPF (CD-

UK2) threshold and this trend continue then it is possible that most future out-of-centre 

retail proposals would not require the submission of an impact assessment, which 

could result in the vitality and viability of the centres being undermined. The Council 

considers it reasonable and justified to set a lower threshold based on this evidence. 

2.8 As explained within section 5 of the background paper (EB-RT3), the average unit size 

within Corby Town Centre is 351m2, with only 20% of the total units being above 400m2. 

Although the town centre exhibits low vulnerability against the town centres health 

assessment, it is considered the town centre is susceptible to lost trade to nearby out-

of-centre retail sites. It is considered that out-of-centre development could undermine 

the continued regeneration of Corby Town Centre, as required by JCS (JCS1) Policy 

https://www.corby.gov.uk/sites/default/files/files/Threshold%20for%20Impact%20Testing%20Background%20Paper.pdf
http://www.nnjpdu.org.uk/site/assets/files/1221/nn_2014_update_final_19_11_14.pdf
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12, therefore the background paper proposes a threshold of 400m2 for Corby Town 

Centre. 

2.9 The background paper (EB-RT3) proposes a threshold of 130m2 for the District and 

Local Centres, the majority of which have average unit sizes between 100 and 200m2. 

The vulnerability of the District and Local Centres is mixed, but all have a relatively low 

number of units and it is considered even the loss of one unit could significantly impact 

their economies. As such, a threshold of 130m2 is deemed appropriate, which is 

towards the lower end of the range of average unit sizes. 

Q4. What is the justification for setting a lower threshold for District/Local 

Centres? Is there local evidence that these centres are under pressure for the 

development of larger retail units over the proposed threshold? Does this place 

an unnecessary burden on small schemes? 

2.10 Reasoning for the separate lower thresholds for the District and Local Centres is 

provided within the response to question 3 above. 

2.11 The aim of the lower threshold is to ensure the vitality and viability of the District and 

Local Centres is maintained to serve the needs of local communities, rather than 

necessarily to resist pressure from larger retail units. The relatively small size and low 

number of units at the District and Local Centres combined with the potentially 

significant impact of retail development taking place outside of these centres could 

make them increasingly vulnerable and result in the loss of valued facilities and 

services. This is not considered to place an unnecessary burden on small schemes, 

as reflected within the Part 2 Local Plan Financial Viability Assessment (EB-IV1), which 

indicates no additional costs associated with this Policy. 

Policy 20 Change of use of shops Outside the Defined Centres 

Q5. Is this Policy effective and consistent with the Framework and the JCS? 

2.12 Yes. Paragraph 92 of the NPPF (CD-UK2) requires plans to guard against the 

unnecessary loss of valued facilities and services such as local shops, particularly 

where this would reduce the community’s ability to meet its day-to-day needs. JCS 

(JCS1) Policy 7 also supports the safeguarding of existing community services and 

facilities unless it can be demonstrated that they are no longer viable, needed, or 

needed for an alternative community use or the facility is being relocated and improved 

to meet the needs of a new and existing community. 

2.13 The Assessment of Retail Network and Hierarchy background paper (EB-RT2a) 

identified a number of shops of neighbourhood significance that were not classified as 

town centres under the NPPF (CD-UK2) definition, but provide important services and 

community facilities for local people. As such, it is considered the approach within 

Policy 20 is effective and consistent with the NPPF (CD-UK2) and JCS (JCS1). 

Q6. Is it clear to decision makers, developers and the community how the policy 

would be applied? How is ‘walking distance ‘defined and what is meant by a 

balance’ to the number and type of units. 

2.14 Policy 20 is clear to decision makers, developers and community in seeking to promote 

and retain retail provision outside the defined Centres to serve the day-to-day needs 

of local neighbourhoods. 

https://www.corby.gov.uk/sites/default/files/files/Corby%20P2LP%20viability%20assessment%20150719.pdf
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2.15 In order to satisfy criteria a) applicants would be required to demonstrate that adequate 

alternative facilities are already within walking distance, which is considered to be a 

relatively short distance that could be comfortably walked within 10-15 minutes. It is 

not considered necessary to attach an exact distance to apply this criteria as this will 

depend on specific site factors and individual circumstances and could result in the 

policy being applied too rigidly. A definition for ‘walking distance’ can be inserted within 

the glossary as a proposed modification if this is deemed necessary. 

2.16 Criteria b) requires applicants to demonstrate a balance to the number and type of 

units within the settlement or neighbourhood area. Paragraph 9.14 of the supporting 

text explains that when considering proposals to change from shops to other non-retail 

uses, particular consideration will be given to the contribution that individual units make 

to the locality; including the composition and distribution of retail uses locally and 

evidence of local marketing. The Council would recommend applicants refer to the 

factors within the supporting text and any other site specific factors in meeting the 

requirements of criteria b). 

Q6a. Does Policy 20, or the associated reasoned justification, need to be 

modified to reflect the changes to the Use Classes Order that will come into 

effect on 1 September 2020? 

2.17 Yes. In light of the most recent changes to the Town and Country Planning (Use 

Classes) (Amendment) (England) Regulation 2020 affecting the Use Classes Order, 

the Council proposes a modification to Policy 20 to delete the reference to “A1” uses 

and this now be referred to as “retail” purposes. The Council notes the recent changes, 

which will come into force on 1 September 2020, in particular the flexibility afforded by 

the new Class E use, which will have an impact on planning for retail uses. 

2.18 Policy 20 is consistent with the NPPF (CD-UK2) and JCS (JCS1) in planning positively 

to meet the needs of local communities and seeking to safeguard valued services and 

facilities where these are needed by local communities. Whilst the recent changes to 

the Use Classes Order will limit the application of Policy 20, it is considered the 

approach is still relevant and necessary in planning for retail uses to serve the local 

community, particularly as evidence within the background paper (EB-RT2a) 

demonstrates that a number of shops of neighbourhood significance have been 

identified that provide important services and community facilities for local people. 

2.19 A further modification is proposed within paragraph 9.15 of the supporting text to reflect 

the latest changes to the Use Classes Order. The proposed modification is as follows: 

9.15 Policy 20 should be applied in the context of updated legislation, which came 

into force in September 2020 removing Use Classes A1/2/3/4/5 and D1/2 and 

creating three new overarching Use Classes: Class E (Commercial, business 

and services), Class F1 (Learning and non-residential institutions) and Class 

F2 (Local community). May 2019 introducing a new permitted development 

right allowing shops (A1) to change to up to 500m² of office use (B1a), subject 

to prior approval by the local authority of certain planning impacts, including on 

the sustainability of the existing shopping area. 

Policy 21 Primary Shopping Areas 

Q7. Is this Policy effective and consistent with the Framework and JCS. Is it clear 

to decision makers, developers and the community how it will be applied? What 

https://www.legislation.gov.uk/uksi/2020/757/made
https://www.legislation.gov.uk/uksi/2020/757/made
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is meant by ‘dominance’ and ‘over concentration’ of A1 uses? How is the term 

‘working space ‘defined? 

2.20 The NPPF (CD-UK2) defines the primary shopping area as the location where retail 

development is concentrated. Both the NPPF (CD-UK2) and the JCS (JCS1) support 

the need to clearly define primary shopping areas and set out policies that make clear 

which uses will be permitted within these. 

2.21 The JCS (JCS1) says that vitality and viability of town centres will be supported by 

securing and maintaining a vibrant mix of retail, employment, leisure and cultural 

facilities and supports the provision of additional residential uses on appropriate sites 

including the re-use of vacant space above shops. It adds that proposals for change of 

use or redevelopment within primary shopping areas 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. 

2.22 The methodology and assessment for defining the primary shopping areas is outlined 

within the Assessment of Retail Network and Hierarchy background paper (EB-RT2a). 

The extent of the primary shopping areas is shown on the policies map. 

2.23 Policy 21 is clear in supporting proposals within the primary shopping areas that will 

add to the attractiveness of the centre and not undermine retail provision. Further 

criteria is included to make clearer what is meant by adding to the attractiveness of the 

centre. The policy is clear in supporting change of use of upper floors to working space 

and/or residential uses subject to ground floor uses remaining operational. 

2.24 In light of this question, the Council has considered the wording of Policy 21 in closer 

detail and proposes a modification to Policy 21 to amend the word “dominance” to 

“predominance” to more closely align with JCS (JCS1) Policy 12. This is intended to 

ensure that retail uses remain greater in number than other uses within the primary 

shopping areas. 

2.25 Policy 21 states that in order to add to the attractiveness of the centre, development 

should avoid an over concentration of a particular non A1 use which risks undermining 

the vitality and viability of the town centre. Paragraph 6.6 of the Town Centres and 

Town Centre Uses background paper (EB-RT1) explains that updated survey work 

undertaken in May 2019 shows that Corby Town Centre is in good condition, with a 

dominance of 73% ground floor A1 retail use within the primary shopping area and only 

7% vacant units. Avoiding an over concentration of non-A1 uses aims to prevent 

excessive concentration and potential clustering of non-retail uses within the primary 

shopping areas, which are intended to be the main retail core within the town centres. 

It was considered that including a percentage figure within the Policy based on the 

updated survey work would be overly prescriptive and would not be flexible enough to 

respond to changing circumstances. 

2.26 The term “working space” is intended to mean office use; however, it is proposed that 

this is amended to “office use” to make the policy more clear and to take account of 

recent changes to the Use Classes Order. 

Q7a. Does Policy 21 or the associated reasoned justification, need to be modified 

to reflect the changes to the Use Classes Order that will come into effect on 1 

September 2020? 
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2.27 Yes. In light of the most recent changes to the Town and Country Planning (Use 

Classes) (Amendment) (England) Regulation 2020 affecting the Use Classes Order, 

the Council proposes a modification to Policy 21 to delete both references to “A1” uses 

and replace these with “retail” use. The Council notes the recent changes, which will 

come into force on 1 September 2020, in particular the flexibility afforded by the new 

Class E use, which will have an impact on planning for town centres and primary 

shopping areas. 

2.28 Policy 21 is consistent with the NPPF (CD-UK2) and JCS (JCS1) in seeking to define 

primary shopping areas, which are defined within the NPPF (CD-UK2) as the location 

where retail development is concentrated, and sets out acceptable uses within these 

areas. Whilst the recent changes to the Use Classes Order will limit the application of 

Policy 21 in some cases, it is considered the approach is still relevant and necessary 

in encouraging retail provision within the retail core of the town centres to support the 

role they play at the heart of local communities. 

2.29 A further modification is proposed within paragraph 9.19 of the supporting text to reflect 

the latest changes to the Use Classes Order. The proposed modification is as follows: 

9.19 As with Policy 20, the Class E Use Class, which came into force in September 

2020, allows much greater flexibility within retail services updated permitted 

development rights allow change of use from shops (A1) to offices (B1a) up to 

500m², subject to prior approval from the local planning authority; therefore 

Policy 21 should also be applied in the context of the most recent updates in 

legislation. 

Policy 22 Regeneration Strategy for Corby Town Centre 

Q8. Is it clear from the Policy and supporting text how the strategy would be 

achieved? What delivery mechanisms would be employed, how would funding 

be secured? 

2.30 JCS (JCS1) Policy 12 supports maintaining the regeneration of Corby Town Centre to 

support the towns growing population over the plan period, identifying Corby Town 

Centre as the focus for new higher order facilities and retail investment. Considerable 

progress has been made towards the key objectives set out within the Regeneration 

Framework (CD-CSF7) and the Corby Town Centre Master Plan (CD-CSF6), with a 

series of high-profile projects already completed and planning consent for further 

regeneration of Willow Place Shopping Centre. 

2.31 The Regeneration Strategy for Corby Town Centre (Policy 22) and supporting text 

explain that this and the Spatial Framework for Corby Town Centre (Policy 23) build 

on progress to date, but also highlight the Council’s continued regeneration aspirations 

which will be essential to ensure that Corby remains a competitive and attractive town 

centre and meets the needs of a growing population. 

2.32 Policy 22 sets out clear objectives to facilitate the continued regeneration and 

transformation of Corby Town Centre as a sustainable centre, which is intended to 

attract investment within the town centre in combination with Policies 23 and 24 of the 

Plan. In November 2019 the Government announced that Corby has been included as 

one of the towns within the £3.6 billion Towns Fund, which will provide opportunity to 

bid for new funding from Government to support the town centre. Further guidance on 

https://www.legislation.gov.uk/uksi/2020/757/made
https://www.legislation.gov.uk/uksi/2020/757/made
https://www.corby.gov.uk/sites/default/files/The%20Regeneration%20Framework%20Catalyst%20Corby%20(January%202003).pdf
https://www.corby.gov.uk/sites/default/files/Corby%20Central%20Area%20Masterplan%20(March%202006).pdf
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the second stage was published in June 20202. A report was presented to One Corby 

Policy Committee on 11 August 2020 (EB-RT6) to seek approval to accept Towns Fund 

accelerated funding of £750,000 from MHCLG. Work is ongoing through Corby’s Town 

Deal Board to develop a Town Investment Plan, which will form the basis for Corby’s 

bid of up to a further £25 million. The bid is expected to be submitted in January 2021. 

2.33 Corby Town Centre SARL, who are the owners for Corby Town Centre, supported the 

Regeneration Strategy for Corby Town Centre within their representations to the 

Publication Draft Plan (PMS-PD5), subject to the inclusion of residential uses within 

the Policy. Two main modifications are proposed to Policy 22 as outlined within the 

schedule of proposed changes to the Publication Draft Plan, which is included as 

appendix 1 to the Council’s response to the Inspectors Initial Questions (EXAM1A). 

Main modifications MM16 and MM17 propose the inclusion of residential uses to 

address this representation and more closely align the Policy with the JCS (JCS1). 

2.34 A further modification (MM18) is proposed to Policy 22 within EXAM1A to encourage 

improvements to cycle signage and cycling routes alongside pedestrian signage and 

walking routes to reflect comments by Northamptonshire County Council’s Highways 

team. 

Policy 23 Spatial Framework for Corby Town Centre 

Q9. Is this Policy relevant to all proposals that come forward in the town centre 

irrespective of their scale or nature? Is it clear how the policy would be achieved 

through the development management process? 

2.35 The Spatial Framework for Corby Town Centre as outlined within Policy 23 of the Plan 

and illustrated within Figure 9.1 is intended to highlight particular design issues and 

aspirations for developers and designers, to guide and encourage them to fully grasp 

the opportunities available to improve connectivity in and around Corby Town Centre. 

All proposals that come forward in the town centre should give due consideration to 

the Spatial Framework and apply the opportunities in a proportionate manner 

irrespective of their scale or nature. 

2.36 Policy 23 is clear in requiring proposals in the town centre to make a positive 

contribution to the implementation of the Spatial Framework, with particular criteria set 

out within the Policy. It will be for individual proposals within the town centre to consider 

the wider Spatial Framework and how the individual proposals can make a positive 

contribution to implementing these opportunities. The approach within Policy 23 adds 

further weight to ensuring high quality development is achieved and supports the Place 

Shaping agenda that underpins the JCS (JCS1), as well as reflecting national guidance 

and best practice such as the National Design Guide (CD-UK8), Manual for Streets 

(CD-UK7) and the principles of Healthy Streets (CD-UK11). The following modification 

is proposed to the final sentence of paragraph 9.23 of the supporting text within the 

Plan, to take account of the National Design Guide (CD-UK8), which has been 

published following the submission of the Plan for examination: 

9.23 It adds further weight to ensuring high quality developments and supports the 

Place Shaping agenda that underpins the JCS and reflects national guidance 

and best practice such as the National Design Guide, Manual for Streets and 

the principles of ‘Healthy Streets’. 

                                                           
2 https://www.gov.uk/government/publications/towns-fund-further-guidance  

https://www.corby.gov.uk/sites/default/files/Towns%20Fund%20Accelerated%20Funding.pdf
http://www.corby.gov.uk/sites/default/files/files/Cushman%20%26%20Wakefield%20behalf%20or%20Town%20Center%20SARL%20-%20Policy%2022_Redacted.pdf
https://www.corby.gov.uk/sites/default/files/files/National%20Design%20Guide%2C%20October%202019.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/341513/pdfmanforstreets.pdf
https://healthystreets.com/
https://www.gov.uk/government/publications/towns-fund-further-guidance
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Policy 24 Corby Town Centre Redevelopment Opportunities 

Q10. The Policy allocates four sites for mixed use redevelopment which must 

include a contribution to the provision of comparison shopping floorspace 

requirements. In light of the Council’s response to my initial Question 14 (May 

2020), should this be applicable to all of the town centre opportunity sites? 

2.37 No. In light of the Retail Capacity Study, which was commissioned in May 2020 and 

submitted in Response to the Inspector’s Initial Question 14 (EB-RT5), it is considered 

that Policy TC1 Parkland Gateway is unlikely to accommodate any comparison retail 

floorspace. It is therefore proposed that Policy 24 be amended to remove the 

requirement to contribute towards comparison shopping floorspace provision for this 

particular site. The following modification is proposed to Policy 24: 

Policy 24 – Corby Town Centre Redevelopment Opportunities 
 
The following sites have been identified as the main locations for new development 
growth within Corby Town Centre and are allocated for mixed use redevelopment. 
Schemes coming forward on these sites TC2, TC3 and TC4 must also contribute towards 
the provision of comparison shopping floorspace requirements set out in Policy 12 of the 
North Northamptonshire Joint Core Strategy.  
 

Ref Site  

TC1 Parkland Gateway 

TC2 Everest Lane 

TC3 Former Co-Op, Alexandra Road 

TC4 Oasis Retail Park 

 
The allocations are supported by site-specific policies TC1 to TC4 below to provide further 
detailed guidance on the development of these sites. These site specific policies also form 
part of this policy. 
 

    

Q11. The Plan identifies two existing town centre car park areas as having 

potential for mixed use redevelopment (Policies TC3 and TC4). The Corby Town 

Centre Car Park Study found that there was insufficient capacity to meet demand 

on a Saturday.  Is the Plan effective in addressing car parking needs in the town 

centre? 

2.38 Corby Borough Council has worked collaboratively with Northamptonshire County 

Council, the Local Highway Authority, to understand current levels of parking provision 

in the town centre and surrounding area and to determine, based on forecast demand, 

whether it is sufficient to accommodate future parking demand to the end of the plan 

period. 

2.39 The Corby Town Centre Parking Study (EB-TRA1), which is a snapshot in time based 

on currently available information, demonstrates that sufficient car parking spaces are 

available to accommodate future demand to 2031. 

2.40 Further sensitivity testing was built into the study to understand the impact of the 

potential redevelopment of the Former Co-Op, Alexandra Road site (Policy TC3) on 

the future demand assessment on the basis that it was proposed to be allocated for 

mixed-use development in the Part 2 Local Plan and significantly initial pre-application 

https://www.corby.gov.uk/sites/default/files/files/Retail%20Capacity%20Study.pdf
https://www.corby.gov.uk/sites/default/files/files/Corby%20Town%20Centre%20Car%20Parking%20Report%20May%202019_Final.pdf
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discussions had been held, and therefore it was considered likely to come forward in 

the short term. The study took a robust approach to the sensitivity testing by removing 

all the Former Co-Op parking spaces from the assessment. Under this scenario it was 

estimated that there would be insufficient spaces at the weekend within the study area 

itself; however the study notes there will be considerable capacity available at other 

times and additional capacity from car parks on the fringe of the town centre which 

have the potential to meet demand. 

2.41 A planning application has since been received by the Council for a mixed-use 

development comprising residential and commercial uses on the Former Co-Op, 

Alexandra Road site (20/00155/OUT) that incorporates provision for car and cycle 

parking spaces. The exact number and layout of the parking spaces will be secured at 

the reserved matters stage; however, this could increase the supply of available car 

parking spaces than anticipated by the sensitivity testing, which reinforces the 

conclusions that sufficient car parking spaces are available to accommodate future 

demand to 2031. 

2.42 Redevelopment of Oasis Retail Park (Policy TC4) is a long to medium term opportunity, 

as confirmed by the landowner through their response (LP0025) to the Scoping 

Consultation incorporating Issues and Options (PMS-IO1), and therefore it was not 

considered appropriate to include sensitivity testing for this site within the study, 

particularly as the Corby Town Centre Parking Study recognises that regular 

monitoring of car parks will need to be maintained to understand the trend in car 

parking use and keep the analysis up-to-date. 

2.43 Given the dynamic changes occurring in the retail sector and the fact that the role of 

town centres is uncertain, particularly over the medium to long term, the Council 

acknowledges that it will be important to keep car parking capacity and demand under 

review to ensure the capacity remains at a level to assist the ongoing regeneration of 

the town centre and it is considered appropriate to investigate the impact of the 

redevelopment of Oasis Retail Park at a later date in the context of prevailing 

conditions. 

2.44 The Council considers this approach to be effective based on robust evidence that 

reflects the current situation, which is consistent with paragraph 106 of the NPPF (CD-

UK2). 

The following questions apply to Policies TC1 – TC4 

Q12. What evidence is there that the site will be available, sustainable, viable 

and deliverable within the plan period? 

2.45 All four sites are highlighted within the Regeneration Framework (CD-CSF7) and Town 

Centre Master Plan (CD-CSF6) as potential areas for redevelopment within the town 

centre. 

2.46 The Site Selection Methodology Background Paper (EB-HOU2a) included sites TC1-

3 as part of detailed assessment work to identify potential development sites, with 

particular reference to housing. The background paper (EB-HOU2a) assessed 

potential sites against sustainability criteria, (see full criteria in appendix 7 of the 

background paper), to produce a shortlist of sites that score best against the criteria. 

These sites were subject to a second stage assessment in consultation with design 

officers and specialist advisors to determine which sites were suitable for allocation 

and to develop appropriate site design principles. Sites TC1-3 scored well against the 

criteria and were all recommended to be taken forward to the next stage of the plan 

https://publicaccess.corby.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=Q9I78AFFK7900
https://www.corby.gov.uk/sites/default/files/files/LP0025%20Sovereign%20Centros.pdf
http://www.corby.gov.uk/sites/default/files/Reg%2018%20Scoping%20Document%20031116.pdf
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making process as potential allocations; therefore these are considered sustainable 

and suitable sites based on the evidence. 

TC1 Parkland Gateway 

2.47 TC1 Parkland Gateway was assessed as site HAS109 within the background paper 

(EB-HOU2a), which explained that the site is currently vacant having been cleared and 

is the remaining area of land following the completion of the Corby Cube, Corby East 

Midlands International Swimming Pool and Savoy Cinema. The site is a Council-led 

redevelopment site in partnership with Homes England and Mulberry Developments in 

a prominent town centre location. 

2.48 Further progress has been made since the preparation of the background paper (EB-

HOU2a). A pre-application for a mixed-use scheme including 92 units was submitted 

in September 2019; information from the developer indicated the site is expected to be 

delivered over a two-year period from 2022/23. Separate planning applications have 

now been received for the residential and non-residential elements of the scheme 

under references 20/00279/DPA and 20/00280/DPA. The Council contacted the 

developer in August 2020 to request an updated trajectory for this site. 

2.49 The site is available now and is a high priority Council-led regeneration site within the 

town centre. The Plan-wide Financial Viability Assessment (EB-IV1) considers the site 

to be viable within some of the tested scenarios, it is understood detailed proposals for 

the site will be accompanied by a viability assessment. The supporting evidence is 

considered to be sufficient to demonstrate that site TC1 is deliverable within the plan 

period. 

TC2 Everest Lane 

2.50 TC2 Everest Lane was assessed as site HAS118 within the background paper (EB-

HOU2a). A large part of the site (former Territorial Army Centre) is owned by Homes 

England. A formal pre-application meeting took place in November 2018 between the 

Council, Homes England, the agent and architect to discuss acceptable proposals for 

the site. Updated information from Homes England in August 2020 explained that a 

development brief (EB-RT7) has now been prepared for the site. The marketing of the 

site commenced on 30 July 2020. 

2.51 The site is not available now as the site is currently in use by a range of uses; however, 

TC2 is considered to be developable within the lifetime of the Plan as the site is owned 

by an organisation with a remit to increase the supply of new housing, and is in a 

suitable location for mixed-use development with a reasonable prospect the site could 

be viably developed within the plan period. The Plan-wide Financial Viability 

Assessment (EB-IV1) considered TC2 to be viable within all tested scenarios. 

TC3 Former Co-op, Alexandra Road 

2.52 TC3 Former Co-op, Alexandra Road is the site of the former Co-operative supermarket 

building and associated car park, which ceased trading in January 2016. The site was 

assessed as HAS137 within the background paper (EB-HOU2a), which explained that 

the site has been actively promoted for re-development since 2018, with a pre-

application submitted in November 2018 for mixed-use residential and ground-floor 

retail uses. 

2.53 Further progress has been made since the preparation of the background paper (EB-

HOU2a), with a live planning application currently in progress for residential and 

https://publicaccess.corby.gov.uk/publicaccess/simpleSearchResults.do?action=firstPage
https://publicaccess.corby.gov.uk/publicaccess/simpleSearchResults.do?action=firstPage
https://www.corby.gov.uk/sites/default/files/files/Corby%20TA%20Centre%20Development%20Brief%2C%20March%202019.pdf
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flexible town centre uses (20/00155/OUT). The Council contacted the planning 

consultant for the site in August 2020, who have provided a programme of works that 

estimates the site will be delivered between 2021 and 2023. The planning consultants 

have identified potential constraints to delivery, including the demolition of the existing 

supermarket building and the significant gradient within the site, but consider these 

can be effectively managed through the design and layout of the development. 

2.54 The site is available now and is actively being progressed through the planning 

application process, with clear timescales for delivery. The Plan-wide Financial 

Viability Assessment (EB-IV1) considered TC3 to be viable within the majority of tested 

scenarios. The supporting evidence is considered to be sufficient to demonstrate that 

site TC3 is deliverable within the plan period. 

TC4 Oasis Retail Park 

2.55 TC4 Oasis Retail Park is a long to medium term redevelopment opportunity site as 

identified within the Regeneration Framework (CD-CSF7) and Corby Town Centre 

Master Plan (CD-CSF6), which is supported by the landowner, who is also the 

landowner for Corby Town Centre, within their response (LP0025) to the Scoping 

Consultation incorporating Issues and Options (PMS-IO1). 

2.56 The site currently comprises car parking and retail units; however, it is anticipated site 

TC4 will be delivered over the medium to longer term to continue the regeneration and 

transformation of the town centre, which may be facilitated by other town centre 

opportunities, over the lifetime of the plan. The Plan-wide Financial Viability 

Assessment (EB-IV1) considers TC4 to be viable within all tested scenarios. 

Q13. Are the site design principles appropriate and justified? * 

2.57 Yes. The design principles for sites TC1-3 were developed as part of the second-stage 

assessment work for the site selection process, as outlined within background paper 

(EB-HOU2a). The second stage assessment work involved detailed discussions as 

part of the Council’s design surgery meetings, including Design Officers from the North 

Northamptonshire Joint Planning and Delivery Unit (JPDU), representatives from 

Northamptonshire County Council’s Highways, Northamptonshire Police and the 

Council’s Development Management Officers. The assessment process, which helped 

to inform the preparation of the design principles, also sought advice from specialist 

Officers, including: the Council’s Environmental Health team, the County Council’s 

Principal Ecology Officer and the County Archaeologist. The design principles are 

consistent with and take forward the Place Shaping Principles as outlined within Policy 

8 (North Northamptonshire Place Shaping Principles) of the JCS (JCS1). 

2.58 The discussions with specialist Officers and advisors helped the Council to understand 

specific factors affecting each site, which informed the development of design 

principles to guide the development of each site. The individual site assessments for 

all shortlisted sites are included within appendix 9 to the background paper (EB-

HOU2a). 

2.59 The site design principles for site TC4 are based on the principles established within 

the Regeneration Framework (CD-CSF7) and Corby Town Centre Master Plan (CD-

CSF6), which have been refined through the plan preparation process. These are 

considered to be appropriate and justified for a medium to long term opportunity site. 

The landowners have supported the identification of the site as a redevelopment 

opportunity site within the Plan and assisted in refining the site design principles, as 

https://publicaccess.corby.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=Q9I78AFFK7900
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outlined within their response (LP0025) to the Scoping Consultation incorporating 

Issues and Options (PMS-IO1). 

2.60 The Plan-wide Financial Viability Assessment (EB-IV1) tests a range of scenarios to 

take account of the requirements of the site design principles, such as the requirement 

to provide a landmark building or higher density development, therefore inclusive of 

5% additional build costs. The outcome of these scenarios on the viability of the sites 

is mixed; however, the assessment concludes that the Policies will need to be applied 

flexibly. The Council acknowledges this is the case, but has been clear in setting out 

the principles which promote high quality design and potential for higher density 

development in town centre locations that are well served by sustainable modes of 

transport. 

*Specifically, in relation to Policy TC1, is the omission of a design principle 

referring to the link between the Roman Road in Hazel Wood and the Wood 

appropriate and justified.  

2.61 Yes. A Statement of Common Ground has been prepared between Historic England 

and the Council relating to the Historic Environment (EXAM2) to support the Council’s 

response to the Inspectors Initial Questions (EXAM1A). Paragraphs 4.2-4.9 of the 

Statement (EXAM2) outline the justification for not including an additional criteria within 

the design principles for TC1. It is considered that JCS (JCS1) Policy 2 clearly sets out 

what is expected from development proposals in terms of protecting and enhancing 

heritage assets and/or their setting such as the Scheduled Ancient Monument, 

therefore an additional criteria is considered to be unnecessary. 

2.62 Nevertheless, Historic England have provided wording for an additional criteria to 

Policy TC1 and additional supporting text to the Plan, as outlined within paragraphs 

4.8 and 4.9 of the Statement of Common Ground (EXAM2). These can be proposed 

as further modifications should the Inspector deem it necessary to make changes. 

Q14. Is it clear to a decision maker, developer and the community how much 

comparison retail floorspace should be provided? 

2.63 Policy 24 identifies sites TC1-4 as the main locations for new development growth 

within Corby Town Centre, which are allocated for mixed use redevelopment and must 

also contribute towards the provision of comparison shopping floorspace as required 

by Policy 12 (Town Centres and Town Centre Uses) of the JCS (JCS1). The Council’s 

response to question 10 of this written statement explains why the requirement to 

provide comparison retail floorspace should no longer apply to site TC1. 

2.64 Policy 24 states that the redevelopment opportunity sites must contribute towards the 

provision of comparison shopping floorspace requirements set out in JCS (JCS1) 

Policy 12. The Policy and individual site design principles do not specify floorspace 

amounts for each site, as it is expected this will be determined by the market and 

individual proposals for the site as these come forward. 

2.65 The Retail Capacity Study, which was submitted in response to the Inspector’s Initial 

Question 14 (EB-RT5) demonstrates the comparison floorspace target set within 

Policy 12 (Town Centres and Town Centre Uses) of the JCS is challenging in the 

current economic context, and a flexible approach should be taken in applying this 

target to town centre sites. Figure 3.2 of the Study (EB-RT5) considers the Opportunity 

sites could potentially accommodate a total of 1,245m2 of net comparison retail 

floorspace (350m2 at site TC2, 245m2 at site TC3 and 650m2 at site TC4). The Study 

https://www.corby.gov.uk/sites/default/files/files/Statement%20of%20Common%20Ground%20with%20Historic%20England.pdf


14 

 

(EB-RT5) also recommends the new retail investment to locate within the large vacant 

units in Corby Town Centre to reflect the town centre first approach within the NPPF 

(CD-UK2) and to best serve the regeneration interests of the town centre. It is also 

considered the market demand for such floorspace will be revisited as part of the JCS 

update under the new North Northamptonshire Unitary Authority. 

Q15. How have site densities been determined?  Is the specified number of 

dwellings to be provided appropriate having regard to the character of the 

surrounding area and context of the site? 

2.66 An initial residential site density was calculated for sites TC1-3 as part of the 

background paper (EB-HOU2a) based on applying an average 35 dwellings per 

hectare to the site area, which informed discussions as part of the second-stage 

assessment work. Further detailed discussions, specifically with Design, Highways 

and Development Management Officers helped to establish appropriate densities, 

taking into account the site context along with the character of the surrounding area. 

The process of developing the densities was similar to developing the site design 

principles, as explained within the Council’s response to question 13. The Council has 

sought to make the most efficient use of land, particularly for sites within the town 

centre, which are well served by sustainable modes of transport. 

TC1 Parkland Gateway 

2.67 The background paper (EB-HOU2a) explains the design group discussion for this site, 

which considered a high-density mixed-use development of around 100 dwellings to 

be appropriate for this site, given the prominent town centre location. As explained 

within the Council’s response to question 12, two separate planning applications have 

now been received for the residential and non-residential elements of the scheme, 

which includes 92 dwellings (application references 20/00279/DPA and 

20/00280/DPA). 

TC2 Everest Lane 

2.68 The background paper (EB-HOU2a) explains the design group discussion, which 

recommended a potential capacity of around 70 dwellings for this site to fully capture 

the potential of the site in a town centre location. The Spatial Framework for Corby 

Town Centre, as shown in figure 9.1 of the Plan, identifies this site as an entrance 

opportunity within the town centre, which is recognised within the design group 

discussion as a potential key feature point and an opportunity to support a scheme 

with greater height. 

2.69 The development brief (EB-RT7), which has been prepared by the landowner to market 

a large part of site TC2 indicates between 50 and 70 dwellings could be 

accommodated within the site. 

TC3 Former Co-op, Alexandra Road 

2.70 The background paper (EB-HOU2a) recognises the potential for a high-density 

scheme at this site. The estimated capacity of 150 dwellings reflects the pre-application 

for 152 flats, which was submitted in November 2018 and subsequent design group 

discussions; however, the current live application for residential and flexible town 

centre uses (20/00155/OUT), includes proposals for between 95 and 110 dwellings 

depending on detailed design and market demand. 

https://www.corby.gov.uk/sites/default/files/Site%20Selection%20Methodology%20Background%20Paper_June%202019.pdf
https://publicaccess.corby.gov.uk/publicaccess/simpleSearchResults.do?action=firstPage
https://publicaccess.corby.gov.uk/publicaccess/simpleSearchResults.do?action=firstPage
https://publicaccess.corby.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=Q9I78AFFK7900
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2.71 The landowners were contacted as part of the assessment work for all potential 

allocation sites to determine if the estimated densities are realistic and what the likely 

timescales for delivering the sites are, as referred to within the Council’s response to 

question 12. 


