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1.0 Introduction 

1.1 The National Planning Policy Framework (NPPF), revised February 2019, states 

(paragraph 73) that a Local Planning Authority (LPA) is required to identify and 

annually update a supply of specific deliverable housing sites sufficient to provide for 

a minimum period of five years against their housing requirement, as set out in the 

adopted strategic policies, or against local housing need where the strategic policies 

are more than five years old. In addition, the supply of specific deliverable sites 

should include an appropriate buffer to ensure choice and competition in the housing 

market, to account for any fluctuations in the market during that year or to address 

significant under delivery over the previous three years, to improve the prospect of 

achieving the planned supply. The National Planning Practice Guidance (NPPG) 

states that sites must be available and deliverable now.  

1.2 The NPPF (paragraph 11d and corresponding footnote 7) states that where a LPA 

cannot demonstrate a 5 year supply of deliverable sites, inclusive of the appropriate 

buffer, or where the Housing Delivery Test (HDT) indicates that the delivery of 

housing is substantially below the housing requirement over the preceding three 

financial years, the relevant policies for the supply of housing should be considered 

out-of-date. Where this is the case, a presumption in favour of sustainable 

development will be applied. As such, significant weight needs to be attached to the 

Council’s five year housing land supply assessment in decision making. 

1.3 This report sets out the assessment of the housing land supply position in Corby 

Borough at 31 March 2020 pursuant to the above requirements, to identify the 

current five year housing land supply of deliverable sites. This document reflects the 

most up-to-date information that is available at the time of publication. 

2.0 Methodology  

2.1 In accordance with the NPPF and up to date guidance, this statement sets out the 

Council’s methodology to calculate the five year housing land supply which can be 

divided into four key stages: 

• Identification of the five year assessment period 

• Calculate the housing requirement (target) 

• Identify the deliverable supply 

• Compare the deliverable supply against the requirement  

2.2 A checklist has been produced to demonstrate this statement complies with the 

NPPF and the most up-to date NPPG (Appendix 1). 

3.0 Identify the five year period 

3.1 The first stage in calculating the five year housing land supply is to establish what 

assessment period the five years will cover and identify the start date. 

3.2 Neither the NPPF nor the NPPG is clear on what should be taken as the five year 

assessment period. However, paragraph 022 (Reference ID: 68-022-20190722) of 

the NPPG states that “To ensure that there is a realistic prospect of achieving the 

planned level of housing supply, the local planning authority should always add an 

appropriate buffer, applied to the requirement in the first 5 years (including any 

shortfall)”, which indicates that the current year should be included in the 
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assessment. This approach has been taken across North Northamptonshire and can 

be demonstrated in the latest published joint Authorities Monitoring Report (March 

2020). The same approach has therefore been adopted for calculating the five year 

housing land supply in Corby, as shown below in Table 1. 

Table 1 – Five Year Assessment Period 

Year 1 Year 2 Year 3 Year 4 Year 5 
1 April 2020 to 
31 March 2021 

1 April 2021 to 
31 March 2022 

1 April 2022 to 
31 March 2023 

1 April 2023 to 
31 March 2024 

1 April 2024 to 
31 March 2025 

 

4.0 Calculate the housing requirement  

Housing target 

4.1 In order to calculate a five year housing land supply, a requirement needs to be 

identified against which supply can be measured. 

4.2 The basis for determining an authority’s five year housing land supply requirement 

(as set out in paragraph 73 of the Framework) is either:  

• an up to date housing requirement set out in strategic policies (where these are 

less than five years old, or older if they have been reviewed within the five years 

and do not need updating); or  

• local housing need calculated using the standard method as set out in the NPPG. 

4.3 The latest NPPG (Paragraph 005, Ref ID: 68-005-20190722) confirms that the 

housing requirement identified in adopted strategic housing policies should be used 

for calculating 5 year housing land supply where the plan is less than 5 years old. 

4.4 For the purpose of this assessment, the housing requirement identified in the Joint 

Core Strategy (JCS), adopted in July 2016 is appropriate. Policy 28 of the North 

Northamptonshire JCS sets out the housing requirement for Corby which is 

summarised below. 

Table 2 – Housing Requirement for Corby Borough 2011-2031 

Share of Objectively Assessed 
Need in the Housing Market Area 

Annual Average 
Dwellings 2011-
2031 

Total 2011-2031 

Corby 
Borough1 

Requirement 460 9,200 

Strategic 
Opportunity 

(710) (14,200) 

 

4.5 The target described as a 'Strategic Opportunity' is based on an ambition for an 

additional level of housing that will contribute towards the local objective of doubling 

the population and support ongoing regeneration of the town. Policy 29 of the JCS 

confirms this is dependent on the delivery of the Sustainable Urban Extensions, 

Priors Hall Park, Weldon Park and West Corby. This is an additional level of growth 

above the objective assessment of need identified as required for the Borough and 

attainment of it is dependent on the strength of the local housing market to support 

 
1 The figures include 700 dwellings from the element of the Priors Hall Park Sustainable Urban Extension which 

extends into East Northamptonshire District. 
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this. On this basis, as is clear in the JCS, it is therefore, not a requirement against 

which five year land supply is assessed. 

Completions 

4.6 Paragraph 75 of the NPPF states that local authorities should monitor the progress of 

sites which have planning permission. The record of progress on development sites 

is based predominantly on building control and NHBC records, which monitor the 

start and completion of dwellings. In some cases, there is a delay between the actual 

completion of a dwelling and the issuing of a completion notice by building control or 

NHBC. Furthermore, information on completions is occasionally based on site visits 

or other up-to-date information such as Council Tax registrations and 

correspondence with site developers/owners. This is particularly important for sites 

that appear to lapse within the monitoring period. However, due to the impact of 

Covid-19 and the associated measures requiring officers to work from home where 

possible, site visits have been avoided unless necessary, in which case, they were 

carried out in accordance with appropriate Government social distancing measures2.  

4.7 For the purpose of calculating a 5 year housing land supply, housing completions 

include new builds, conversions, change of use, demolitions and redevelopments 

(NPPG, paragraph 029, ref ID: 68-029-20190722); demolitions and other types of 

losses are captured within the reported annual net completions figure and are 

considered in the projected five year housing land supply calculation.  

4.8 Table 3 shows the number of dwellings completed between 2011/12 and 2019/20 

against the requirements of the JCS.  

Table 3 – Housing completions and cumulative performance since 2011 relative 

to JCS requirements 

Year  JCS Target  Actual Delivery 
(Net 
completions)  

Annual 
Difference  

Cumulative 
Difference 

2011/12 460 482 22 22 

2012/13 460 483 23 45 

2013/14 460 342 -118 -73 

2014/15 460 390 -70 -143 

2015/16 460 369 -91 -234 

2016/17 460 349 -111 -345 

2017/18 460 597 137 -208 

2018/19 460 632 172 -36 

2019/20 460 371 -89 -125 

Totals 4,140 3,644  -125 

 

4.9 A breakdown of delivery according to type of development can be found in the AMR 

on the following link http://www.nnjpdu.org.uk. This includes delivery of affordable 

homes, percentage on brownfield sites, provision for older households and 

self/custom builds. The 2019/20 AMR will be updated and made available on the 

North Northamptonshire Joint Planning and Delivery Unit website early 2021. 

 
2 The Council considered key planning guidance to ensure how we monitored housing completions was 
appropriate under current Covid-19 measures, including PAS. 

http://www.nnjpdu.org.uk/
https://local.gov.uk/pas/pas-topics/planning-covid-19/FAQ
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Approach to housing shortfall 

4.10 The NPPG (Paragraph 031, Ref ID: 68-031-20190722) states that where there has 

been a shortfall in housing since the base date of the adopted plan, this should be 

added to the plan requirement for the next five years (the Sedgefield approach), 

before the application of an appropriate buffer. Table 3 demonstrates that since the 

start of the plan period to 31 March 2019, the Council has under delivered by 125 

dwellings against the requirements of the JCS. The housing shortfall forms part of the 

five year housing land supply calculation to demonstrate the Councils commitment to 

meeting supply requirements. 

Appropriate buffer 

4.11 The NPPF requires the supply of deliverable sites to be augmented by an 

appropriate buffer. Paragraph 022 of the revised NPPG clarifies that the buffer 

should be applied to the requirement in the first 5 years, inclusive of any shortfall. 

Paragraph 73 of the NPPF states that an additional buffer of either 5%, 10% or 20% 

should be added to the supply of specific deliverable sites as follows: 

• 5% to ensure choice and competition in the market for land;  

• 10% where the LPA wishes to demonstrate a five year supply of deliverable sites 

through an annual position statement or recently adopted plan, to account for any 

fluctuations in the market during that year; and  

• 20% where there has been significant under-delivery over the previous three year 

period (below 85 percent of the requirement) to improve the prospect of achieving 

the planned supply (Footnote 39 states that from November 2018, this will be 

measured against the Housing Delivery Test, where this indicates that delivery 

was below 85% of the housing requirement). 

4.12 In January 2021, the government published The Housing Delivery Test: 2020 

measurement, which covered the three year period 2017/18 to 2019/20 and can be 

calculated using the formula below. 

 

 

 

4.13 Where the latest adopted housing requirement is less than five years old, the housing 

requirement used in the calculation will be the lower of either the adopted housing 

requirement or the minimum annual local housing need figure using the standard 

methodology, as set out in the NPPG. The data published for the 2020 Housing 

Delivery Test3 demonstrates that over the previous three years, Corby Borough has 

delivered 122% of its housing requirement. Therefore, the Council’s current position 

is that a 5% buffer should be applied. 

Summary to housing requirement 

4.14 In summary, the housing requirement for 2020/21 to 2024/25 is as follows: 

Table 4 – Five year housing requirement 2019-2024 

 

 
3 https://www.gov.uk/government/publications/housing-delivery-test-2020-measurement 

https://www.gov.uk/government/publications/housing-delivery-test-2020-measurement
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Joint Core Strategy 

Basic Target  
Shortfall 
5% buffer 
Total Requirement 

2,300 
125 
121 
2,546 

5.0 Identify the deliverable supply 

 Calculating the housing land supply 

5.1 Once the target is established, the Council is required to identify what sites are 

deliverable for the duration of a five year period. The NPPF Annex 2: Glossary 

defines the term ‘deliverable’ as follows: 

To be considered deliverable, sites for housing should be available now, offer a 

suitable location for development now, and be achievable with a realistic prospect 

that housing will be delivered on the site within five years. In particular:  

a)  sites which do not involve major development4 and have planning permission, 

and all sites with detailed planning permission, should be considered 

deliverable until permission expires, unless there is clear evidence that 

homes will not be delivered within five years (for example because they are 

no longer viable, there is no longer a demand for the type of units or sites 

have long term phasing plans).  

b)  where a site has outline planning permission for major development, has 

been allocated in a development plan, has a grant of permission in principle, 

or is identified on a brownfield register, it should only be considered 

deliverable where there is clear evidence that housing completions will begin 

on site within five years. 

5.2 Significantly, the definition includes the qualification that sites with outline permission, 

permission in principle, allocated in the development plan or identified on a 

brownfield register should only be considered deliverable where there is clear 

evidence that completions will begin on site within five years. Planning Practice 

Guidance gives detailed advice on the types of information that may be used as clear 

evidence to justify the inclusion of sites in five year housing land supply. The list is 

not exhaustive and the NPPG states that evidence to demonstrate deliverability may 

include the following:  

• Current planning status, for example, for large sites the progress towards 

reserved matters, or a planning performance agreement that sets out 

timescales; 

• Firm progress being made towards the submission of an application, for 

example, written agreement between the LPA and site developer; 

• Firm progress with the site assessment work; or 

• Clear relevant information about site viability, ownership constraints or 

infrastructure provision. 

5.3 Recent case law (June 2020)5 established more precisely, what should be 

considered a deliverable site. The Consent Order clarified that the definition of 

 
4 NPPF define ‘major development’ for housing as development where 10 or more homes will be provided, or the 
site has an area of 0.5 hectares or more (Glossary) 
5 https://cornerstonebarristers.com/news/nppf-definition-lsquodeliverablersquo-not-closed-list/ 

https://cornerstonebarristers.com/news/nppf-definition-lsquodeliverablersquo-not-closed-list/
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‘deliverable’ in the NPPF is not an exhaustive or ‘closed’ list and the Council may 

consider the sites that fall within categories a) and b) of the definition, providing clear 

evidence where required. 

 Identifying the housing land supply 

5.4 The types of sites included in the five year housing land supply assessment have 

been carefully considered in accordance with the latest national policy and guidance, 

namely sites that meet the definition of ‘deliverable’. The following components have 

been assessed in the Council’s housing land supply update and further details are 

included below. 

• Major sites with detailed planning permission at 1 April 2020; 

• Non-major sites with detailed planning permission at 1 April 2020; 

• Major sites with outline planning permission at 1 April 2020; 

• Non-major sites with outline planning permission at 1 April 2020; 

• Major sites with permission in principle, subject to S106 agreements; 

• Non-major sites with permission in principle, subject to S106 agreements; 

• Major sites allocated in the adopted Development Plan; 

• Sites on the Brownfield Register (more than 0.25 in hectare or more than 5 

dwellings); 

• Major sites pending a decision at 1 April 2020; 

• Communal accommodation; 

• Major sites within the Emerging housing allocations; 

• Non-major sites within the Emerging housing allocations; 

• An allowance for windfall sites; and  

• An appropriate lapse or non-implementation rate. 

 Category a) sites 

5.5 In the NPPF glossary definition of deliverable, category a) are sites are those with 

detailed/full planning permission or sites which are not major (less than 10 dwellings); 

these should be considered deliverable unless there is clear evidence to indicate 

they will not be developed. As such, consultation with each of the ‘category a’ site 

representatives and relevant officers at the Council was carried out to ensure that the 

assumption that they are deliverable is appropriate.  

 Category b) sites 

5.6 In the NPPF glossary definition of deliverable, category b) sites include any major 

sites with outline permissions, permissions in principle, development plan allocations 

and sites on the brownfield register. In addition, the Council has included major sites 

pending a decision at 1 April 2021 within this category. The category b) sites can be 

included in the Council’s housing land supply where there is clear evidence that they 

will deliver in the five year period. To demonstrate that these types of sites are 

deliverable, a comprehensive assessment has been carried out, including regular 

engagement with site representatives and relevant officers, as well as the analysis 

against local evidence on lead-in times and build-out rates. Appendix 6 sets out the 

detailed methodology to assess the deliverability of category b) sites. In addition, 

individual category b) site profiles are included in appendix 8a to 8h that set out an 

up to date position and deliverability evidence.    
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 Communal accommodation 

5.7 Paragraph 035 of the NPPG (Ref ID: 68-035-20190722) states that local planning 

authorities will need to count housing provided for older people, including residential 

institutions in Use Class C2, as part of their housing land supply. It is recognised that 

an individual bed space may not necessarily translate to an individual unit of C3 

accommodation and therefore a discount is appropriate. The NPPG (paragraph 

016a) states that to establish the amount of accommodation released in the housing 

market, authorities should base calculations on the average number of adults living in 

households. The ratio of 1.8 is used in the Housing Delivery Test Measurement Rule 

Book and will be applied to care home and nursing home developments in Corby 

(Appendix 2).  

 Emerging Plan allocations 

5.8 The Council is currently consulting on the Main Modifications to the Publication Draft 

(Pre-Submission) Part 2 Local Plan for Corby; this document includes 9 residential or 

mixed-use developments that could contribute to the five year housing land supply 

period. Two of these allocations are already subject to detailed planning permission 

and are therefore considered deliverable within the five year period; these sites have 

been assessed as category a) sites. However, the remaining seven site allocations 

have been subject to the robust deliverability assessment in accordance to the 

methodology set out in Appendix 6 to determine whether the sites are deliverable 

within the five year period, or developable6 during the plan period. 

5.9 In addition, there are currently five neighbourhood areas designated for the purpose 

of preparing a Neighbourhood Plan within Corby, of which Gretton Neighbourhood 

Plan has progressed past the Examination stage and is now subject to a referendum 

that is currently arranged for May 2021 (subject to Covid-19 restrictions or delays). 

This Plan therefore has significant weight in the decision-making process and 

likewise it is considered appropriate to assess the housing site allocation in that Plan, 

alongside the emerging Part 2 Local Plan allocations, to assess whether it will deliver 

during the five year period or otherwise be developable during the Plan period.  

 Windfall sites 

5.10 Windfall sites are defined in the NPPF as sites not specifically identified in the 

development plan. The NPPF supports the development of windfall sites for small 

and medium sized developments that can make an important contribution to meeting 

the housing requirement. Furthermore, the NPPF (paragraph 70) supports the 

inclusion of windfall sites as part of the anticipated supply, where there is compelling 

evidence that they will provide a reliable source of supply. Any allowance should be 

realistic having regard to the Strategic Housing Land Availability Assessment, historic 

windfall delivery rates and expected future trends. Planning authorities should resist 

the development of residential gardens. 

5.11 The Council has analysed historic windfall delivery rates, with regards to completions 

in previous years. For the purpose of this report, windfall sites have been classified 

as any non-major residential development of less than 10 dwellings that was not 

 
6 NPPF glossary definition of developable: to be considered developable, sites should be in a suitable location for 
housing development with a reasonable prospect that they will be available and could be viably developed at the 
point envisaged. 
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identified through the Local Plan process. The contribution that windfall development 

has made since 2011 is presented below. 

 Table 5 – Windfall Completions 2011-20207 

Year  Windfall sites <10 dwellings 
(net)  

2011/12 16 

2012/13 9 

2013/14 18 

2014/15 17 

2015/16 10 

2016/17 5 

2017/18 36 

2018/19 20 

2019/20 18 

Total  149 

Average 16 

 

5.12 A total of 149 dwellings were completed on windfall sites, of less than 10 dwellings, 

between 2011 and 2020. This equates to an average of 16 per annum. It is not 

anticipated that this source of housing will diminish during the plan period, particularly 

given the emphasis in national policy and guidance on small and medium sites. In 

order to calculate a windfall allowance, the average over the last three years has 

been projected forward to 2025. It is not appropriate to include a windfall allowance in 

the first two years of the five year period since these windfalls are likely to already 

have planning permission. This element of supply constitutes 48 dwellings in total (16 

x 3 = 48). 

 Non-implementation discount (lapse rate) 

5.13 It is reasonable to assume that not all planning permissions granted will be 

implemented, particularly on small sites. The North Northamptonshire Strategic 

Housing Land Availability Assessment8 identified a 5% discount for sites with full or 

outline permission where construction had not commenced. To ensure this approach 

is robust and locally appropriate, an assessment of actual lapses over the past nine 

years in the Borough has been undertaken. Since the beginning of the plan period 

the average lapse rate on committed sites of less than 10 dwellings is 4.4%, which 

affirms that a 5% lapse rate on minor sites is locally appropriate. 

5.14 At 31 March 2020, 93 dwellings remain on sites with planning permission for less 

than 10 dwellings, of which 64 have not yet commenced. The lapse rate for this 

assessment is therefore -3 (5% of 64). A discount has not been applied to major sites 

with planning permission, as these have already been subject to a high degree of 

deliverability assessment.   

 Discounted sites 

5.15 Where there is insufficient evidence available to confirm a site will deliver within the 

five year period, they are discounted from the Councils five year housing land supply. 

However, where evidence suggests they are developable within the Plan period, they 

 
7 See Appendix 5 for detailed summary of windfall sites  
8 North Northamptonshire Strategic Housing Land Availability Assessment, February 2009 

http://www.nnjpdu.org.uk/publications/north-northamptonshire-strategic-housing-land-availability-assessment-shlaa/
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will be included in the Council’s housing trajectory, which is published annually within 

the North Northamptonshire Authorities Monitoring Report.  

 Summary of delivery 

5.16 In summary, the following dwellings are expected to be delivered in the next five years. 

A full breakdown of the site that contribute to the supply is included in Appendix 2. 

 Table 6 – Breakdown of deliverable sites at 31 March 2020 

Site category Total dwellings, at 
31 March 20 

Major sites with detailed planning permission (>10 
dwellings) 

1,271 dwellings 

Non-Major sites with detailed planning permission 
(<10 dwellings) 

93 dwellings 

Major sites with outline planning permission (>10 
dwellings) 

877 dwellings 

Sites on the Brownfield Register (>5 dwellings) 92 dwellings  

Major sites pending a decision at 31 March 2020 (> 
10 dwellings) 

63 dwellings 

Emerging plan allocation 110 dwellings 

Windfall Allowance 48 dwellings 

Lapse Rate -3 dwellings 

Total 2,551 dwellings 

6.0 Compare the deliverable supply against the requirement 

6.1 The table below sets out the results of the five year housing land supply calculation. A 

breakdown of all the deliverable sites can be found in Appendix 2 and 3. 

 Table 7 – Assessment of Housing Land Supply 2020-25  

Five Year Supply Calculation 2020/21 – 2024/25 

(a) 5 year housing requirement + shortfall + 
5% buffer 

2,546 

(b) Supply of deliverable sites 2,551 

(c) Deliverable housing land (years), (b/a x 5) 5.0 

7.0 Conclusion  

7.1 Table 7 shows that Corby Borough Council can demonstrate a 5.0 year deliverable 

supply of housing land against the JCS requirement. This means that, in line with 

paragraph 11 of the NPPF, relevant policies that relate to the supply of housing 

continue to be considered up-to-date.  

 

 

 

 

  



12 
 

Appendix 1 – NPPF and NPPG checklist 

Source Topic Reference Location 

NPPF Windfall sites Paragraph 70 set outs that ‘where an 
allowance is to be made for windfall sites as 
part of anticipated supply, there should be 
compelling evidence that they will provide a 
realistic source of supply’. 

Paragraph 5.10 
to 5.12 and 
Appendix 5 

NPPF Housing 
requirement 

The housing requirement identified in the 5 
year housing land supply calculation should 
be ‘against their housing requirement set out 
in adopted strategic policies, or against their 
local housing need where the strategic 
policies are more than five years old’. 

Paragraph 4.4 

NPPF Housing 
requirement 

‘Local Housing Need’ – Footnote 37 sets out 
that where a Local Housing Need is the 
basis for assessing the housing land supply, 
it should be calculated using the standard 
method as set out in the PPG. 

Not applicable 
– see 
paragraph 4.4 

NPPF Housing 
requirement 
(Buffer) 

Paragraph 73 states ‘the supply of specific 
deliverable sites should in addition include a 
buffer (moved forward from later in the plan 
period) of’…5%, 10% or 20%, depending on 
the delivery of housing over the previous 3 
year. 

Paragraph 4.11 
to 4.13 

NPPF Housing 
requirement 
(Buffer)  

Housing delivery over the previous three 
years is determined by the Housing Delivery 
Test. Paragraph 75 sets out that ‘where the 
Housing Delivery Test indicates that delivery 
has fallen below 95% of the local planning 
authority’s housing requirement over the 
previous three years, the authority should 
prepare an action plan in line with national 
planning guidance’. 

Paragraph 4.11 
to 4.13 

NPPF ‘Deliverable’ 
sites 

All sites included in the assessment should 
comply with the definition provided in the 
Glossary of the NPPF (page 66), which sets 
out the types of sites that can be included 
into two categories. 

Section 5 and 
Appendix 2 and 
3 

NPPG ‘Deliverable’ 
sites 

The NPPF deliverable definition sets out the 
sites that would require further evidence to 
be considered deliverable within the 5 year 
period. Paragraph 007 (Ref ID: 68-007-
20190722) states that these sites are 
namely those that: 

- Have outline planning permission for 
major development; 

- Are allocated in the development plan; 
- Have a grant of permission in principle; 

or 
- Are identified on a brownfield register. 

Appendix 2, 6 
and 8a-h 

NPPG Demonstrating 
Deliverability 

Paragraph 007 (Ref ID: 68-007-20190722) 
suggests such evidence to demonstrate 
deliverability of sites, may include: 

Appendix 6 and 
8a-h 
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- current planning status – for example, 
on larger scale sites with outline or 
hybrid permission how much progress 
has been made towards approving 
reserved matters, or whether these link 
to a planning performance agreement 
that sets out the timescale for approval 
of reserved matters applications and 
discharge of conditions; 

- firm progress being made towards the 
submission of an application – for 
example, a written agreement between 
the local planning authority and the site 
developer(s) which confirms the 
developers’ delivery intentions and 
anticipated start and build-out rates; 

- firm progress with site assessment 
work; or 

- clear relevant information about site 
viability, ownership constraints or 
infrastructure provision, such as 
successful participation in bids for 
large-scale infrastructure funding or 
other similar projects. 

NPPG  Evidence  Paragraph 014 – for sites with detail 
planning permission, ‘details of number of 
homes under construction and completed 
each year’ 
Where delivery has exceeded or not met 
expectations, a commentary should be 
provided, for example, reason for delay or 
effects on the build-out rates. 

Appendix 4 

NPPG Evidence Paragraph 014 – for small sites, details of 
current planning status, record of 
completions and whether under 
construction, by site. 

Appendix 3 

NPPG Evidence Paragraph 014 – Assessments will be 
expected to include “details of demolitions 
and planned demolitions which will have an 
impact on net completions”. 

Paragraph 4.7 
 

NPPG Evidence Paragraph 014 - Assessments will be 
expected to include “total net completions 
from the plan base date by year (broken 
down into types of development e.g. 
affordable housing)”. 

Paragraph 4.9 

NPPG Calculation  Paragraph 014 - “the 5 year land supply 
calculation clearly indicating buffers and 
shortfalls and the number of years of 
supply.” 

Section 6  

NPPG Engagement Paragraph 015 states that ‘Authorities will 
need to engage with stakeholders who have 
an impact on the delivery of the sites’ 
 

Appendix 6 
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Paragraph 016 sets out that consultation 
and engagement with stakeholders will 
include:  

- ‘’small and large developers; 
- Land promoters; 
- Private and public land owners; 
- Infrastructure providers (such as utility 

providers, highways, etc); 
- Upper tier authorities (county councils) 

in two-tier areas; 
- Neighbouring authorities with 

adjourning or cross-boundary sites 

- Any other bodies with an interest in 
particular sites identified’. 

NPPG Requirement 
(Shortfall) 

Paragraph 031 sets out how any deficit or 
shortfall in housing delivery should be 
included in the housing requirement, added 
to the plan requirement for the next 5 years. 

Paragraph 4.10 

NPPG Housing supply Paragraph 035 states that local authorities 
‘will need to count housing provided for 
older people, including residential 
institutions in Use Class C2, as part of their 
housing land supply’. 

Paragraph 5.8 
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Appendix 2 – Deliverable sites included in the 5 Year Housing Land Supply Calculation 

 
9 Detailed planning application for 66 bed care home which is expected to deliver over the next 5 years. After applying the discount (ratio of 1.8) for C2 accommodation as 
outlined in paragraph 5.7, the units are expected to contribute the equivalent of 37 dwellings to the housing land supply. 

Category a) sites (NPPF) at 31 March 2020 

Site Developer Total 
permitted 
units 

2020/21 2021/22 2022/23 2023/24 2024/25 Total in 5 
Year 
Supply 

Sites with detailed planning permission at 31 March 2020 

Priors Hall Park: Parcel R23 (phase 1 
and 2) 

Francis Jackson 53 14 2 0 0 0 16 

Priors Hall Park: Parcel R20 Larkfleet 144 29 33 0 0 0 62 

Priors Hall Park: Heartlands (Phase 3) Jelson 132 25 9 0 0 0 34 

Priors Hall Park: Parcel 16a Kier 162 30 8 0 0 0 38 

Priors Hall Park: Parcel R15b and R14d Barratt Homes & David 
Wilson Homes 

117 8 0 0 0 0 8 

Priors Hall Park:  Parcel R14a and R14c Barratt Homes & David 
Wilson Homes 

234 30 7 0 0 0 37 

Priors Hall Park: Parcel R16d Etopia  47 23 0 0 0 0 23 

Priors Hall Park: Parcel R15e(i) R15e(ii) 
R18a 

EDG Group 24 0 12 12 0 0 24 

Priors Hall Park: Parcel 17a David Lock (Agent) 18 0 18 0 0 0 18 

Priors Hall Park: Parcel DC1 LNT Construction 379 0 37 0 0 0 37 

Little Stanion: Harpers Brook Avant (Ben Bailey) 214 2 0 0 0 0 2 

Little Stanion: Parcel 5 JME 66 14 22 19 11 0 66 

Little Stanion: Parcel 6 JME 15 0 10 5 0 0 15 

Oakley Vale: Phase 5 Barratt Homes 250 30 42 17 0 0 89 

Oakley Vale: Phase 6 Larkfleet  170 50 50 31 0 0 131 

Weldon Park: Phase 2 Persimmons 362 70 70 70 70 70 350 

Former Beanfield School Keepmoat 80 2 0 0 0 0 2 

Former Kingswood School Keepmoat 131 4 0 0 0 0 4 

Corby Road, Weldon (Rear of 112-132) Orbit Homes 31 See below table (Category b) sites (NPPF) at 31 March 2020) 

Hazelwood House, Forest Gate Road Orbit Homes 32 0 5 27 0 0 32 

Club 2000, Counts Farm Road NMC Housing 14 7 7 0 0 0 14 

61 Kirby Road, Gretton Insight Plan 10 0 5 5 0 0 10 



16 
 

 

Glebe Farm Harris Lamb 21 See below table (Category b) sites (NPPF) at 31 March 2020) 

Our Lady Pope John School, Tower Hill 
Road 

Orbit Homes 88 66 0 0 0 0 66 

Corby Trades and Labour Club, Stuart 
Road 

Eastern Rose Ltd 14 0 14 0 0 0 14 

Willow Lane, Church Piece, Stanion Jayne Commercial Ltd 11 0 11 0 0 0 11 

Railway Station Hecurl 150 0 50 63 37 0 150 

Cheltenham Road CBC 18 0 18 0 0 0 18 

Non-major sites (<10 dwellings)   93 13 20 20 20 20 93 

TOTAL 1,364 
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Please Note: The above assessments are without prejudice to any decisions the Council may make in respect to the contents of the Local Plan or 

the determination of any planning applications. 

Category b) sites (NPPF) at 31 March 2020 
Site Developer/Agent Type Total 

units 
2020/21 2021/22 2022/23 2023/24 2024/25 Total in 

5 year 
supply 

Priors Hall Park: Parcel R15e 
(iii) 

Urban and Civic Outline permission 39 0 0 10 29 0 39 

Priors Hall Park: Parcel DC1 Urban and Civic Outline permission 75 0 0 20 40 15 75 

Priors Hall Park: Parcel R16e 
(i) 

Urban and Civic Outline permission 83 0 0 10 40 33 83 

Priors Hall Park: Parcel E4 Urban and Civic Outline permission 47 0 0 0 25 22 47 

Priors Hall Park: Zones 2 and 
3 

Urban and Civic Outline permission 3,500 0 0 0 115 160 275 

Little Stanion: Parcel 5 JME Outline permission  99 0 0 30 30 30 90 

Land at Brooke Academy - 
Oakley Vale Phase 8 and 9 

Oakley Farms Ltd Outline permission 530 0 0 0 30 52 82 

West Corby Taylor Wimpey 
and Barratt 
Homes 

Outline permission 4,500 0 0 0 36 150 186 

Corby Road, Weldon  Orbit Homes Pending a decision  37 0 0 15 22 0 37 

Parkland Gateway Mulberry Homes Brownfield Register 
(pending decision) 

92 0 0 46 46 0 92 

Former Co-Op Pegasus Group P2LP allocation 
(pending decision) 

110 0 0 0 35 75 110 

Glebe Farm Granary 
Developments 
Limited 

Pending a decision 26 0 0 6 20 0 26 

TOTAL 1,142 
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Appendix 3 – Detail planning permission for non-major sites (<10 dwellings) at 

31 March 2020 

Planning 
Reference 

Year 
Permitted Site 

Net units 
remaining 

Commenced 

08/00514/CON 
 
2003/04 

Jeff Ward Limited, Gretton 
Road, Weldon 3 Yes 

11/00193/COU 2011/12 68 Beanfield Avenue, Corby 1 Yes 

14/00074/DPA 2014/15 5 High Street, Gretton 1 Yes 

14/00044/DPA 2014/15 Cardigan Arms, Stanion 3 Yes 

16/00048/DPA 2016/17 Camsdale Walk Middleton 1 Yes 

15/00143/DPA 
 
2016/17 

Land off Rockingham Road, 
Cottingham 1 Yes 

16/00298 /DPA  2016/17 57 Kirby Road, Gretton 1 Yes 

16/00282/DPA 
 
2016/17 

Land adjacent to 73 
Bonnington Walk, Corby 1 Yes 

16/00445/DPA 2016/17 19 Ripley Road, Cottingham 1 Yes 

15/00444/DPA 2016/17 4 Brooke Road, Great Oakley 2 Yes 

16/00349/DPA 2017/18 Ganders Farm, Cottingham 1 No 

17/00101/DPA 2017/18 88 The Lodge, Corby 5 Yes 

17/00188/DPA 
 
2017/18 

ManorField Bridge Street, 
Weldon 1 No 

17/00272/DPA 2017/18 284 Oakley Road, Corby 1 No 

17/00351/DPA 
 
2017/18 

ManorField Bridge Street, 
Weldon 1 No 

17/00353/DPA 
 
2017/18 

ManorField Bridge Street, 
Weldon 1 No 

17/00354/DPA 
 
2017/18 

ManorField Bridge Street, 
Weldon 1 No 

17/00302/DPA 
 
2017/18 

Land between 29-33 Stamford 
Road, Weldon 1 No 

17/00573/DPA 2017/18 12A High Street, Cottingham 1 No 

17/00556/DPA 2017/18 5 Poplar Road, Corby 1 No 

17/00683/REG4 
 
2018/19 

Rear of 286 Oakley Road, 
Corby 1 No 

17/00620/REG3 
 
2018/19 

Courtyard 1, Dorking Court, 
Corby 3 Yes 

17/00624/REG3 
 
2018/19 

Courtyard 3C, Blenheim Walk, 
Corby 1 Yes 

17/00622/REG3 
 
2018/19 

Courtyard 3A, Blenheim Walk, 
Corby 1 Yes 

17/00623/REG3 
 
2018/19 

Courtyard 3B, Blenheim Walk, 
Corby 1 Yes 

17/00621/REG3 2018/19 Courtyard 2, Barnard, Corby 2 Yes 

16/00406/DPA 2018/19 9 Station Road, Gretton 5 No 

16/00069/DPA 2018/19 4 Meeting Lane, Corby 8 No 

18/00090/DPA 2018/19 9 School Hill, Middleton 1 No 

18/00060/DPA 2018/19 Stockwood Mews, Corby 4 No 

18/00282/COU 
 
2018/19 

St Peters Hall, High Street, 
Stanion 1 No 
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18/00356/DPA 2018/19 Hempwell Quarry, Cottingham 1 No 

18/00273/DPA 2018/19 34 Blenheim Walk, Corby 1 No 

18/00559/CLE 2018/19 2 Lincoln Way, Corby 0 No 

18/00479/DPA 2018/19 17 Stanion Lane, Corby 0 No 

18/00606/CLD 2018/19 1 Cartmel Drive, Corby 0 No 

18/00349/DPA 2018/19 166 Rowlett Road, Corby 1 Yes 

18/00717/CLE 2018/19 27 Lincoln Way, Corby 0 No 

18/00477/DPA 
 
2019/20 

Land to The Rear Of 2-10 
Southall Road, Corby 4 No 

18/00780/DPA 2019/20 30 Queens Square, Corby 6 No 

19/00027/DPA 2019/20 19 Kingswood Place, Corby 1 No 

18/00569/DPA 2019/20 14 Stanion Lane, Corby 0 No 

19/00285/DPA 
 
2019/20 

Stone House, 18 South Road, 
Corby 2 No 

19/00344/DPA 2019/20 4 Blenheim Walk, Corby 5 No 

19/00537/DPA 2019/20 11 Westminster Walk, Corby 3 No 

19/00080/DPA 
 
2019/20 

Land to the north of Stamford 
Road, Weldon 4 No 

19/00540/DPA 2019/20 2 White Post Court Corby 1 No 

19/00561/DPA 2019/20 36 Arnhill Road Gretton 1 No 

19/00565/DPA 
 
2019/20 

Land to the side of 16 
Sulgrave Drive  1 No 

19/00573/REG3 
 
2019/20 

Champs Gym, Cannock 
Road, Corby 5 No 

19/00519/COU 2019/20 7 Butterwick Walk, Corby 0 No 

TOTAL 93  
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Appendix 4 – Build-out rate at major sites (>10 dwellings) with detailed planning permission (2011/12 – 2019/20) 

Sites with detailed planning permission at 31 March 2020 – Sites >10 dwellings 

 Reported completions 

Site Developer Applicati
on 
received  

Applicati
on 
permitted 

Total 
units 

Under 
construction 

2019/20 2018/19 2017/18 2016/17 2015/16 2014/15 2013/14 2012/13 2011/12 

Priors Hall 
Park: 
Parcel R23 
(phase 1 
and 2) 

Francis 
Jackson 

12/08/2013 
30/05/2017 

14/11/2013 
05/09/2017 

53 0 10 9 17 0 0 0 0 0 0 

Priors Hall 
Park: Parcel 
R20 
 

Larkfleet 29/09/2014 24/12/2014 144 14 18 30 19 15 0 0 0 0 0 

Priors Hall 
Park: 
Heartlands 
(Phase 3) 
 

Jelson 07/04/2015 02/10/2015 136 21 26 35 36 1 0 0 0 0 0 

Priors Hall 
Park: Parcel 
16a 
 

Kier 04/12/2015 04/03/2016 162 35 30 57 37 0 0 0 0 0 0 

Priors Hall 
Park: Parcel 
R15b 
 

Barratt 
Homes 

07/11/2013 05/02/2014 117 8 2 8 0 16 75 8 0 0 0 

Priors Hall 
Park: Parcel 
R14d 
 

David Wilson 
Homes 

Priors Hall 
Park:  Parcel 
R14a  
 

Barratt 
Homes 

21/08/2014 14/11/2014 
 

234 37 47 72 72 0 0 0 0 0 0 

Priors Hall 
Park: Parcel 
R14c 
 

David Wilson 
Homes 



21 
 

Priors Hall 
Park: Parcel 
R16d 

Etopia 01/08/2016 15/12/2016 47 0 24 0 0 0 0 0 0 0 0 

Priors Hall 
Park: Parcel 
R15e(i), 
R15e(ii), 
R18(a) 

EDG Group 26/02/2016 09/06/2016 23 0 0 0 0 0 0 0 0 0 0 

Little Stanion: 
Harpers Brook 
 

Avant (Ben 
Bailey) 

29/01/2008 04/04/2008 214 2 2 1 8 30 34 27 24 0 0 

Little Stanion: 
Parcel 5 
 

JME 23/12/2017 21/06/2018 66 0 0 0 0 0 0 0 0 0 0 

Little Stanion: 
Parcel 6 

JME 11/11/2019 19/03/2020 15 0 0 0 0 0 0 0 0 0 0 

Oakley Vale: 
Phase 5 

Barratt 
Homes 

19/11/2015 31/03/2016 250 53 52 50 56 3 0 0 0 0 0 

Oakley Vale: 
Phase 6 

Larkfleet  02/03/2016 02/09/2016 170 60 7 18 14 0 0 0 0 0 0 

Weldon Park: 
Phase 1 

Persimmons 06/03/2015 16/12/2015 283 0 68 111 62 39 0 0 0 0 0 

Weldon Park: 
Phase 2 

Persimmons 09/10/2018 05/09/2019 362 77 6 0 0 0 0 0 0 0 0 

Former 
Beanfield 
School 

Keepmoat 02/01/2017 04/07/2017 80 2 2 44 32 0 0 0 0 0 0 

Former 
Kingswood 
School 

Keepmoat 09/06/2016 22/12/2016 131 4 16 49 57 5 0 0 0 0 0 

Hazelwood 
House, Forest 
Gate Road 

Orbit Homes 12/04/2016 01/03/2018 32 32 0 0 0 0 0 0 0 0 0 

Club 2000, 
Counts Farm 
Road 

NMC 
Housing 

12/09/2014 19/12/2014 14 4 0 0 0 0 0 0 0 0 0 

61 Kirby Road, 
Gretton 

Insight Plan 15/01/2018 24/01/2019 10 0 0 0 0 0 0 0 0 0 0 

Glebe Farm Harris Lamb 26/08/2016 27/09/2018 21 0 0 0 0 0 0 0 0 0 0 

Our Lady 
Pope John 

Orbit Homes 15/12/2017 24/07/2018 88 66 22 0 0 0 0 0 0 0 0 
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Since the beginning of the Plan period, the overall build-out rates have fluctuated in the Borough; particularly the number of net completions over 

the three previous financial years has fluctuated between a record high of 632 dwellings during 2018/19 down to 371 during 2019/20. The Council 

is unable to provide a breakdown to explain the reason for the fluctuation in the delivery, however, the general trend is that the strategic sites 

have been delivering at a faster pace than in previous years. However, during 2019/20, several of the medium to large scale sites started to near 

completion, and as such, the level of delivery at some of the sites in the Council’s supply started to reduce, for example the former Beanfield 

School site and parcels at Priors Hall that completed that year. At the same time, several sites that received detailed planning permission have 

not yet started delivering which could also contribute to the lower levels of delivery during 2019/20, alongside possible external factors such as 

the housing market. These projected completion figures are expected to rise to higher rates as the more recently permitted sites commence in 

coming months and as the next phases come forward at strategic sites during the next few years. Nonetheless, the above table can demonstrate 

a positive trend; a steady rate of delivery at the sites currently under construction in the Borough, particularly parcels at the strategic sites such 

as Oakley Vale, Priors Hall Park SUE and Weldon Park SUE. 

 

 

  

School, Tower 
Hill Road 

Corby Trades 
and Labour 
Club, Stuart 
Road 

Eastern 
Rose Ltd 

08/06/2018 18/12/2018 14 0 0 0 0 0 0 0 0 0 0 

Cheltenham 
Road 

CBC 09/05/2018 09/04/2019 18 0 0 0 0 0 0 0 0 0 0 

Church Piece. 
Willow Lane, 
Stanion 

Jayne 
Commercial 
Ltd 

09/10/2018 22/08/2019 11 0 0 0 0 0 0 0 0 0 0 

Land at 
Station Road 

Hecurl Ltd 05/12/2017 03/06/2019 150 0 0 0 0 0 0 0 0 0 0 
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Appendix 5 – Windfall sites: completions between 1 April 2011 and 31 March 

2020 

Reference Site  Net 
units 

Net 
completions  

2011/12 

09/00125/DPA  10 Church Street, Cottingham 1 1 

09/00262/COU 6 Church Street, Cottingham 1 1 

08/00244/COU 22-24 Corporation Street, Corby 2 2 

10/00090/DPA Avenue Farm, 5 Corby Road 3 3 

12/00411/DPA The Lodge, 88 Weldon Road, Corby 9 2 

08/00163/DPA 14 High Street, Cottingham 1 0 

07/00376/DPA 46 Arnhill Road, Gretton 1 0 

11/00061/DPA Land at Orchard Lane, Gretton 1 1 

02/00318/DPA Welland Barn, 9 Kirby Road, Gretton 1 1 

97/00065/CO Off 3 Ashley Road, Middleton 4 4 

09/00201/DPA Land adjacent to 3 Corby Road, Stanion 1 1 

2012/13 

11/00229/DPA 40 Brandenburg Road, Corby 1 0 

08/00353/DPA   30 Deveron Walk, Corby 1 1 

10/00347/DPA  44 Wheatley Avenue, Corby 1 1 

11/00292/DPA Land west of Dalton Road 2 2 

11/00060/DPA Rear of 38 High Street, Gretton 5 5 

2013/14 

08/00272/DPA Woodland Farm, Great Oakley 1 1 

13/00069/REG3 7 Spinney Grove, Corby 1 -1 

12/00169/DPA 38 Holyrood Walk, Corby 3 2 

11/00368/DPA 75 Occupation Road, Corby 1 1 

09/00266/DPA The Wood Yard, Church Street, Weldon 1 1 

13/00137/DPA 17 Ripley Road, Cottingham 1 1 

11/00283/COU Howitts Aquatic Village, 291 Rockingham 
Road 

1 1 

12/00323/COU 5 High Street, Corby 1 -1 

10/00254/DPA 48 Arnhill Road, Gretton 1 1 

13/00038/COU Rogers Coaches, 102 Kettering Road, 
Weldon 

0 -1 

11/00361/DPA Seagrave House, Occupation Road (C2 
uses) 

9 9 

07/00118/REM 296 Oakley Road, Plot A, Corby 1 1 

14/00191/DPA 4-14 Kirby Road, Gretton 5 2 

13/00210/DPA  1A Welland View Road, Corby 1 1 

2014/15 

11/00122/DPA  8 School Lane, Cottingham 1 0 

12/00411/DPA The Lodge, Corby 7 7 

13/00349/COU 22-24 Sutherland Road, Corby 4 4 

13/00368/DPA 22 Baltic Close, Corby 2 1 

14/00334/DPA 8 Thetford Close, Corby 2 1 

11/00153/COU 4 Tunwell Lane, Corby 0 -1 

12/00328/DPA 39 Southfield Road, Corby 2 2 

12/00369/DPA 392 Willowbrook, Corby 1 1 

11/00280/DPA  9 School Lane, Corby 1 1 

13/00275/DPA   18 Ripley Road, Corby 1 1 
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2015/16 

14/00275/DPA Willowbrook garages, Corby 5 5 

13/00395/REG3 Land Adjacent 87 Leighton Road, Corby 4 4 

14/00191/DPA 2 Kirby Road, Gretton 1 1 

2016/17 

16/00189/REG3 Sykes Court, Corby 2 1 

14/00492/DPA The Lodge, Corby 6 4 

2017/18 

14/00492/DPA The Lodge, Corby 6 2 

13/00073/DPA Cardigan House, Corby 6 6 

06/00362/DPA 26 Orkney Walk, Corby 1 1 

10/00047/DPA 64 South Road, Corby 3 2 

16/00162/DPA 33 Kelvin Grove, Corby 1 1 

08/00295/DPA 142 Blenheim Walk, Corby 1 1 

12/00006/DPA 42 Ripley Walk, Corby 1 1 

14/00395/DPA 53 Chapel Road, Corby 1 1 

16/00319/DPA 7a Caistor Road, Corby 1 1 

16/00186/COU 21 Stamford Road, Corby 1 1 

15/00210/DPA 4 Boughton Close, Corby 1 1 

17/00316/DPA 14 Stanion Lane, Corby 1 1 

14/00191/DPA 4-14 Kirby Road, Gretton 5 3 

07/00109/REM Rear of 296 Oakley Road, Plot B 1 1 

08/00209/DPA 10 Nasmith Avenue, Corby 1 1 

08/00230/DPA 1 Sandby Road, Corby 3 3 

09/00063/DPA 21 Baltic Close, Corby 1 1 

08/00218/COU Stanion Post office, 5 High Street 1 1 

09/00271/DPA 115a Corby Road, Corby 1 1 

10/00347/DPA 44 Wheatley Avenue, Corby 1 1 

13/00101/DPA 109-111 Rockingham Road, Corby 1 1 

15/00088/DPA 15a Brinkhall Walk, Corby, Corby 3 3 

13/00355/DPA The Gables, 5 Orchard Lane 1 1 

2018/19 

15/00083/DPA 1 Cantle Close, Corby 1 1 

17/00101/DPA 88 The Lodge, Corby 8 3 

16/00106/DPA 10 High Street, Stanion 5 2 

08/00182/DPA 240 Rowlett Road, Corby 1 1 

13/00190/REG3 5 Spinney Grove, Corby 1 -1 

14/00212/DPA 62 Cottingham Road, Corby 5 5 

16/00526/DPA Ashley Road, Middleton 3 2 

17/00657/DPA 2 Patrick Court, Corby 1 1 

13/00256/DPA 13 Home Farm Close 1 1 

12/00167/DPA 12 Church Street, Cottingham 1 1 

15/00390/COU Middleton House Farm 1 1 

16/00012/COU 17 Dumble Close, Corby 1 1 

10/00301/DPA 8 Spencer road, Stanion 1 0 

13/00101/DPA 109/111 Rockingham Road 1 1 

15/00282/COU Talbot Barn, 35 High street, Gretton 1 1 

2019/20 

16/00526/DPA Ashley Road, Middleton 3 1 

18/00340/DPA 89 Ripley Walk, Corby 1 1 

18/00806/DPA 52 Holyrood Walk, Corby 1 1 

18/00030/REG3 Wilby Close garages, Corby 4 4 

18/00274/DPA Church Hall Stuart Road, Corby 6 6 
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16/00418/DPA 54 Westfields Road, Corby 2 2 

14/00354/DPA 68/70 Chapel Road, Weldon 1 1 

18/00610/DPA Bull Pen Farm, Rockingham Road, 
Cottingham 

1 1 

18/00125/COU 13 Croyde Avenue, Corby 1 1 

TOTAL 149 
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Appendix 6 – Evidence 

 Introduction 

8.1 The NPPF states that there should be clear evidence to demonstrate sites are 

available now and are deliverable within the five year period, whilst the NPPG 

provides further clarification on what constitutes a ‘deliverable site’, including the type 

of evidence that is expected to support the inclusion of the sites in the supply, as 

outlined in paragraph 5.2 of this document.  

8.2 There are two broad elements to the Council’s approach in assessing the 

deliverability of the housing land supply: engagement with key stakeholder and the 

analysis of the projected delivery against local evidence on lead-in times and build-

out rates. 

8.3 Whilst the Council has consulted with key stakeholders for all sites included in the 

five year supply, that is both sites that qualify and category a) and category b) of the 

NPPF definition of deliverable, this appendix will focus on the process of 

demonstrating ‘clear evidence’ for sites that qualify as category b) of the NPPF 

definition only10.  

8.4 Appendix 8a to 8h include site profiles for all the category b) sites that provide an up-

to-date position, setting out the site history, the stage in the planning process, the 

summary of the engagement and analysis against evidence on lead-in times and 

build-out rates, clearly documenting the latest evidence and outcome of the 

deliverability assessment. 

 Engagement 

8.5 The latest NPPF and NPPG place a great emphasis on the adequacy and sufficiency 

on the consultation with those responsible for delivering dwellings. The Council 

accept the importance of engagement with key stakeholders and maintain regular 

contact with site developers, land owners, agents and promoters, neighbouring and 

top tier authorities, public bodies such as Homes England, development 

management case officers and other departments within the authority such as 

Housing and Neighbourhood Services, who have detailed local knowledge or an 

involvement with the delivery of sites, who can inform the evidence on deliverability in 

the local housing market. 

8.6 The initial contact with site representatives is carried out once the year-end 

monitoring process has completed, so that the total completion figure for the previous 

financial year is confirmed. This engagement includes a pro forma requesting a 

realistic projection on the site delivery over the five year period (or for the duration of 

the Plan period, where appropriate), alongside any information that could impact the 

deliverability of a site, including any known site ownership issues, viability concerns, 

significant infrastructure updates and the strength of the local housing market. The 

pro-forma used in this assessment can be found in Appendix 7. 

8.7 Upon receiving the completed pro-forma and any additional information provided by 

key stakeholders, the trajectories are tested against local evidence on lead-in times 

 
10 As set out in paragraph 5.5, sites with detailed planning permission or sites which are not major (less than 10 
dwellings) should be considered deliverable unless there is clear evidence to indicate they will not be developed. 
As such, consultation with each of the ‘category a’ site representatives and relevant officers was carried out to 
ensure that the assumption that they remain deliverable is appropriate, and the Council will continue to monitor 
and review their status.  
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and build-out rates (detailed below) to ensure the trajectories are realistic. In addition, 

to ensure the projected site delivery and our evidence to support this is accurate, 

consultation with internal officers including colleagues in Housing and Development 

Management who have detailed knowledge of individual sites is carried out.  

8.8 Where limited information is available or evidence suggests the trajectories are not 

realistic, the Council make assumptions on deliverability based on detailed 

knowledge of the proposed development, consultation with other officers, alongside 

knowledge of the specific site and past delivery information, to make an informed 

judgement on the likely number of units to be delivered in forthcoming years. Contact 

is made numerous times before making any assumptions or amending projected 

delivery rates. Furthermore, these assumptions and/or amendments are tested with 

developers, alongside the trajectories for all category b) sites, to ensure our 

assessment of deliverability is robust, providing a final opportunity for key 

stakeholders to comment and to agree the final trajectory and site-specific 

information.  

8.9 The engagement process is not limited to a specific number of consultations but is an 

ongoing and flexible process. Furthermore, the consultation with key stakeholders 

involves a mixture of telephone conversation, emails and any other correspondence 

available at the time of writing. As such, a summary of the consultation has been 

provided in Appendix 8a to 8h instead of attaching a partial evidence base.  

Impact of Covid-19 

8.10 It is recognised that there is a degree of uncertainty as to the impact of the ongoing 

Covid-19 pandemic on housing delivery. The initial impact on the development sector 

included the temporary closure of construction to adhere to the first national 

lockdown, which caused a short term impact on the construction of dwellings across 

the country. However, since this initial lockdown rules were eased during the early 

summer 2020, the Council’s monitoring data demonstrates that the construction of 

sites in the Borough eagerly re-commended and have proven to be delivering at a 

consistent and positive rate. However, as this is a matter that is still ongoing, the 

Council will continue to monitor and assess the situation through monthly monitoring 

processes and through consultation with key stakeholders. 

Lead-in times and build-out rates 

8.11 An important process in reviewing the deliverable supply of housing sites within the 5 

year period is to ensure the projected site delivery is as realistic as possible, 

considering both lead-in times11 and build-out rates. To demonstrate a site is 

suitable, available and achievable, paragraph 022 (Ref ID: 3-022-20190722) of the 

NPPG states that this can be assessed and presented by including indicative lead-in 

times and build-out rates for the development of sites of varied sizes. It notes that the 

advice of key stakeholders such as site developers will be important in assessing 

lead-in times and build-out rates by year. 

8.12 There are several studies and reports that evidence average lead-in times and 

delivery rates nationally. Nathaniel Lichfield & Partners published the second edition 

‘Start to finish: What factors affect the build-out rates of large scale housing sites?’ 

(NLP, 2020) that looks at the evidence on the rate of delivery of large-scale housing 

sites in England and Wales, based on the latest national policy. Their updated 

 
11 ‘Lead-in time’ – the period up to the first housing completion. 
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assessment is based on 180 sites, of which 97 are large-scale sites (of more than 

500 dwellings). The key trends are presented below. 

Table 8 – Lead-in times – validation to delivery 

 Average time in years 

Site size 
(dwellings) 

Planning approval 
period 

Permission to 
delivery  

Validation of first 
application to 
first completion 

>2,000 6.1 2.3 8.4 

1,500-1,999 5.3 1.7 7 

1,000-1,499 4.6 2.3 6.9 

500-999 3.3 1.7 5 

100-499 2.1 1.9 4 

<100 1.4 2 3.3 

Average of 
all sizes 

3.8 1.9 5.7 

Source: Table 1 and Figure 4, Nathaniel Lichfield and Partners (2020) 

8.13 Table 8 provides a summary of the average lead-in times evidenced in the NLP 

(2020) study. The table demonstrates that according to their evidence, sites up to 

999 dwellings are on average likely deliver within a five year period. The figures are 

very similar to that presented in their first edition report published 201612. 

8.14 In addition, the report includes the average lead-in time from permission granted to 

the delivery period comparing pre-2008 figures to post-2008 figures, demonstrating 

that sites of more than 1,000 dwellings delivering the first completion after 2007/2008 

have significantly longer delivery periods than those prior to the recession. It is 

suggested that this could relate to the slowdown in housing delivery during the 

recession and the significant reduction in local planning authority resources, as well 

as outside influences such as market conditions and technical support from external 

agencies. This is illustrated in Figure 5 of that document. This is relevant in Corby 

where all the strategic sites, except for Oakley Vale, commenced after the recession. 

8.15 Table 9 provides a summary of the average build-out rates evidenced in the NLP 

(2020) study. 

Table 9 – Average build-out rates (NLP, 2020) 

Site size Mean annual 
delivery (dwellings 
per annum) 

Median annual 
delivery (dwellings 
per annum) 

>2,000 160 137 

1,500-1,999 120 104 

1,000-1,499  107 88 

500-999 68 73 

100-999 55 54 

50-99 22 27 

 

8.16 In addition to Table 9, the report evidences the average build-out rate for sites of over 

2,000 dwellings that have 10 or more years of completion data available. For these 

 
12 https://lichfields.uk/media/1728/start-to-finish.pdf 
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sites, the average (mean and median) build-out rate is 165 dwellings per year, 

slightly higher than sites at earlier stages of delivery. 

8.17 The report sets out some of the key factors that can influence build-out rates, 

including: 

• Faster delivery in high pressure areas - analysis suggests that higher demand 

areas that are indicated by a higher ratio of house prices to earnings (affordability 

ratio that is used in the standard methodology calculation) deliver on average 

more dwellings per annum; 

• Greenfield sites delivery 34% higher average annual build-out rates compared to 

brownfield; 

• Housing mix and variety - analysis confirms that having more outlets operating at 

the same time will on average have a positive impact on build-out rates. In 

addition, more affordable housing can support higher build-out rates; and 

• Specific site context may support higher build-out rates, for example, sites with 

appropriate infrastructure. 

Local Evidence 

8.18 The Council recognise the importance of national research with regards to the lead-in 

times and build-out rates, particularly for large-scale sites; Corby is a growth town 

that is largely dependent on the development of strategic sites and Sustainable 

Urban Extensions. Nevertheless, making assumptions on national studies alone has 

its limitations where it does not generally consider the context of the individual sites, 

including where they are located and the local circumstances, which makes it difficult 

to identify absolute trends. As such, although regard had been given to the NLP 

(2020) study, it is vital to understand the rates of delivery and lead-in times at a local 

level. Therefore, building on the November 2019 assessment on housing land supply, 

local evidence in Corby has been reviewed for major sites (>10 dwellings) that have 

either been permitted since the beginning of the plan period to the close of the last 

monitoring period or have been delivering during the Plan period to date (1 April 2011 

to 31 March 2020). Sites included in the assessment are based on information 

available at the time of writing. In addition, the update to this evidence has been 

comprehensive, including the data for Oakley Vale and Little Stanion that was not 

available in the last assessment. Completions data is derived from Building Control 

completions lists and NHBC monthly returns. 

8.19 Table 10 provides a summary of the average lead-in time from an application being 

received to the first completion. Table 17 provides a breakdown of all the sites 

included in this assessment. The local evidence follows a similar trend as the national 

study by NLP (2020) in that the lead-in time generally rises with the size of the 

development. However, the local evidence demonstrates on average, lower lead-in 

times than the national study. 

8.20 Importantly, Table 17 demonstrates the importance of assessing sites on a case-by-

case basis where lead-in times can greatly vary between strategic sites within one 

administrative area. For example, there are two sites in Corby that will deliver over 

2,000 dwellings, Oakley Vale that started delivering in 2001 and Priors Hall Park SUE 

that started delivering almost a decade later in 2010. The lead-in time for Oakley Vale 

was 2.3 years, compared to 6.1 years at Priors Hall Park SUE. It is possible that 

Priors Hall Park SUE lead-in time was impacted at the height of the recession, 

permitted in 2007. However, it highlights that evidence on lead-in times should be 
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carefully assessed, considering the specific site context, amongst other external 

factors. 

Table 10 – Average lead-in times in Corby Borough  

 Average time in years 

Site size 
(dwellings) 

Planning 
approval 
period 

Permission to 
delivery  

First application 
received to first 
completion 

>2,000 1.5 2.7 4.2 

1,500-1,999 No data 

1,000-1,499 5.7 1.7 7.4 

500-999 1.7 2.1 3.8 

100-499 0.7 1.6 2.3 

<99 0.9 1.3 2.2 

Average of all 
sites in Corby 

2.1 1.9 4 

Average set out 
NLP (2020) 

3.8 1.9 5.7 

 

8.21 Table 11 provides a breakdown of the lead-in time according to the type of 

permission to demonstrate the difference this has locally. This information derives 

from Table 17. 

Table 11 – Average local lead-in times comparing outline and detail planning 

permissions 

Application type 
(all site sizes) 

Planning 
approval 
period 

Permission to 
delivery 

Lead-in from date 
received to first 
completion  

Outline 917 days 
(2.5 years) 

766 days 
(2.1 years) 

1,684 
(4.6 years) 

Detailed 214 days 
(0.6 years) 

476 days 
(1.3 years) 

690 days 
(1.9 years) 

  

8.22 Finally, it is important to consider the lead-in times at the Sustainable Urban 

Extensions that make up a large proportion of the housing trajectory in Corby. At 

present, Corby Borough has two Sustainable Urban Extensions under construction, 

Priors Hall Park and Weldon Park. The lead-in time between the submission of the 

outline planning application and the first recorded completion at Priors Hall Park is 6 

years and at Weldon Park is around 7 years. In the case of Weldon Park, it is largely 

consistent with the NLP (2020) study that suggests for sites of this size, the average 

the lead-in time is 6.9 years. However, the average lead-in time for sites of over 

2,000 dwellings in the NLP (2020) study is considerably higher than Priors Hall Park 

at 8.4 years. Nonetheless, the lead-in times for SUEs will vary on a case-by-case 

basis and will be influenced by market conditions amongst many other factors. 

Therefore, when considering the deliverability of SUEs in the housing land supply, 

the latest up to date evidence from key stakeholders is essential to appreciate the 

varying nature of large-scale strategic developments. 

8.23 Furthermore, since the last Housing Land Supply assessment was published in 

November 2019, West Corby SUE has been granted outline planning permission. It 

is therefore even more critical to assess the lead-in time from reserved matters to 
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first completion. The lead-in times for the individual parcels at the SUEs are set out in 

Table 18. This shows that the average lead-in time from reserved matters to first 

completion is 2.2 years. 

8.24 The Council has similarly reviewed the build-out rates for sites that have completed 

since the beginning of the plan period to the last monitoring period (1 April 2011 to 31 

March 2020), where sufficient information is available. The evidence is set out in the 

below tables according to site size. In summary, the average build-out rate between 

the first and last completion for sites up to 99 dwellings is 1.7 years (Table 12), for 

sites between 100-499 dwellings is 2.1 years (Table 13) and for strategic sites above 

500 dwellings is 4.8 years (Table 14). 

Table 12 - Build-out rates at completed sites up to 99 dwellings in Corby  

Planning 
reference 

Site  Total 
units 

Days between 
first completion 
and last 
completion 

Years under 
construction 

10/00307/DPA South of Copenhagen Road 44 410 days 1.1 

05/00024/OUT  
10/00041/REM 
10/00262/REM 

Off Corby Road, Gretton 41 611 days 1.7 

06/00403/REG3 Kingswood Phase 1a 45 299 days 0.8 

10/00172/DPA Radbrook Rise (Lowry - Phase 
3 Gainsborough Road) 

14 815 days 2.2 

12/00357/DPA Land at Finland Way 47 287 days 0.8 

09/00254/DPA Arran Way 85 2,083 days 5.7 

12/00438/DPA 
12/00439/DPA 

Off Stanion Lane (phase 1 and 
2) 

16 279 days 0.8 

13/00346/DPA Former Rangers 24 252 days 0.7 

14/00050/DPA Canada Square 36 426 days 1.2 

16/00252/DPA Stanion Lane (phase 3) 20 129 days 0.5 

16/00376/DPA Oundle Road (football club), 
Weldon 

27 311 days 0.9 

15/00479/REM Little Colliers Field 48 580 days 1.6 

11/00228/DPA 
09/00094/OUT 

North of Cottingham Road 74 1,450 days 3.9 

Average 610 days 1.7 years 

 

Table 13 – Build-out rates at completed sites between 100-499 dwellings in Corby 

Planning 
reference 

Site  Total 
units 

Days between 
first completion 
and last 
completion 

Years under 
construction 

06/00410/DPA Weetabix, Earlstrees Industrial 
Site 

157 1,186 days 3.2 

08/00025/DPA Kingswood Phase 1b 123 299 days 0.8 

04/00228/OUT 
06/00377/REM 

Land to the South of Headway 221 846 days 2.3 

Average 777 days 2.1 
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Table 14 – Build-out rates at completed parcels at strategic sites and SUEs (500+ 

dwellings) in Corby  

Planning 
reference 

Site Total 
units 

Days between first 
completion and 
last completion  

Years under 
construction 

09/00228/REM Priors Hall Park: Parcel A, 
B & C (Phase 1 and 2) 

279 1,489 days 4 

13/00094/REM Priors Hall Park: Parcel 
R22 

34 796 days 2.2 

14/00304/REM Priors Hall Park: Parcel 
R16c and R16 

103 629 days 1.7 

11/00334/REM Priors Hall: parcel R21a 
(Parcel B) 

130 1,386 days 3.8 

13/00260/REM Priors Hall: parcel R23 16 414 days 1.1 

15/00246/REM 
12/00204/REM 

Priors Hall: Parcel 21b 91 1,067 days 2.9  

Priors Hall average 963 days 2.6 years 

05/00362/REM Oakley Vale: Site R2, 
phase 5 

169 1,589 days 4.4 

10/00015/REM Oakley Vale 75 1,257 days 3.4 

11/00252/REM Oakley Vale: Phase 6 143 1,589 days 4.3 

Oakley Vale average 1478 days 4 years 

14/00054/REM Little Stanion:  Phase 2, 
Parcel 3a 

18 185 days 0.5 

07/00546/REM Little Stanion: Phase 1, 
parcel 2 

179 2,112 days 5.8 

07/00545/REM Little Stanion: Phase 1, 
parcel 3 

255 2,958 days 8.1 

Little Stanion average 1750 days 4.8 years 

Overall average 1397 days 3.8 years 

 

8.25 In assessing sites and parcels of more than 50 dwellings that are currently under 

construction, the average number of dwellings completing on site per year is 37 

dwellings (Table 15), compared to 45 dwellings in the assessment last year. This 

highlights that year on year, the rate of delivery fluctuates, which again raises the 

importance of assessing sites on a case-by-case basis. In addition, the build-out 

rates for all sites of more than 10 dwellings with detailed planning permission 

between 2011 and 2020 is set out in Appendix 4.  

Table 15 – Average dwellings delivered per year at sites or parcels of over 50 dwellings 

from first completion to 1 April 2020 (delivering more minimum of 2 years) 

Planning 
reference 

Site Total units Average completions 
per year 

13/00336/REM Priors Hall Park:  Parcel 
14d and 15b 

117 25 

14/00317/REM Priors Hall Park 234 66 

14/00393/REM Priors Hall Park: Parcel 
R20 

144 21 

15/00133/REM Priors Hall Park: Parcel 
15C 

136 33 
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15/00458/REM Priors Hall Park: Parcel 
R16a 

162 41 

15/00429/REM Oakley Vale: Phase 5 250 40 

16/00074/REM Oakley Vale: Phase 6 170 13 

15/00078/REM 
16/00280/REM 

Weldon Park phase 1 269 70 

16/00170/DPA Former Kingswood School 131 31 

17/00020/DPA Former Beanfield School 80 26 

Average 37 dwellings 

 

8.26 Finally, Table 16 provides an average build-out rate at Priors Hall Park SUE over the 

last three years. This site is the largest SUE in the Borough currently under 

construction and is important in meeting the housing requirement. Whilst 

acknowledging that this only provides a snapshot of the delivery at the site to date, 

this has been included to demonstrate the progress the site has made since the new 

owners, Urban and Civic acquired the site in 2017. 

Table 16 – Priors Hall Park SUE delivery  

Year Average annual build-
out for sites of >2000 
dwellings (NLP, 2020) 

Actual net completions 

2017/18 160 269 

2018/19 160 238 

2019/20 160 171 

TOTALS 480 678 

 

Other evidence to inform deliverability 

8.27 In addition to regular engagement and analysis against local lead-in time and build-

out rates, the assessment of deliverability also draws on other information gathered 

through regular site visits, desk-based assessments and through reviewing the latest 

Council Tax and Building Control records. Furthermore, the approach to updating the 

projected delivery of sites in the Borough accords with NPPF requirements for Plan 

Making; Plans should be prepared positively, in a way that is aspirational but 

deliverable. This is considered essential for updating the housing land supply and 

housing trajectory in Corby where there is a corporate aspiration to deliver high levels 

of growth. This provides an important local context in the projections for the delivery 

of sites in the Borough. 

8.28 Where there is insufficient clear evidence available to suggest that a site will deliver 

within the five year period, it is discounted from the five year housing land supply 

assessment. 

Summary to evidence 

8.29 The way the five year housing land supply is calculated has in recent years been 

subject to debate and scrutiny. This has become notable since the change to the 

definition of ‘deliverable’ in the NPPF (2019) where an increased burden is placed on 

the Council to provide clear evidence. The increased demand has been 

demonstrated in recent appeals and through the Local Plan Examination hearings 

that took place between 29 September and 2 October 2020, where greater detail has 

been required to evidence deliverability. Consequently, improvements continue to be 
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made to the methodology taking account of updates to national policy and 

subsequent national guidance, evidence from appeals and Inspectors decisions and 

ongoing internal review of the monitoring processes. These improvements include 

the publication of more detailed information to improve openness and transparency, 

earlier and more frequent engagement with those responsible for delivering 

dwellings, broader engagement with other stakeholders who have knowledge of 

housing delivery to improve the evidence on deliverability and up to date local 

evidence base of local lead-in times and build-out rates.  
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Table 17 - Evidence of local lead-in times in Corby Borough  

Size Reference Location Permission 
type 

Status  Total 
units 

Application 
received 

First 
application 
granted 
permission 

First 
recorded 
completion 

Planning 
approval 
period 

Permission 
to delivery 

Lead-in from 
date received 
to first 
completion 

10-99 10/00307/DPA South of 
Copenhagen 
Road 

Detailed Completed 44 06-Aug-10 02-Nov-10 09-Jun-11 88 days 
(0.2 
years) 

219 days 
(0.6 years) 

307 days 
(0.8 years) 

09/00460/DPA Sports ground 
off Rockingham 
Road 

Detailed Completed 67 17-Dec-09 30-Mar-10 30-Nov-11 103 days 
(0.3 
years) 

610 days 
(1.6 years) 

713 days  
(1.9 years) 

06/00403/REG3 Kingswood 
Phase 1a 

Detailed Completed 45 04-Dec-06 27-Feb-07 16-Nov-10 85 days 
(0.2 
years) 

1,358 days 
(3.7 years) 

1,443 days 
(3.9 years) 

10/00482/DPA Land off Butland 
Road 

Detailed Completed 31 20-Jan-11 16-Feb-12 22-Jan-13 392 days 
(1 year) 

341 days 
(0.9 years) 

733 days 
(2 years) 

11/00435/DPA Bridge Court Detailed Completed 32 24-Nov-11 02-Apr-12 10-Dec-12 130 days 
(0.3 
years) 

252 days 
(0.7 years) 

382 days 
(1 year) 

10/00172/DPA Radbrook Rise 
(Lowry - Phase 
3 Gainsborough 
Road) 

Detailed Completed 14 27-Apr-10 10-Jun-11 06-Jan-12 409 days 
(1.1 
years) 

210 days 
(0.6 years) 

619 days 
(1.7 years) 

12/00038/DPA Old depot, 
Kelvin Grove 

Detailed Completed 18 28-Feb-12 12-Jun-13 04-Dec-14 470 days 
(1.3 
years) 

540 days 
(1.5 years) 

1,010 days 
(2.8 years) 

14/00141/DPA  Kingswood 
Phase 2 (Boston 
Close) 

Detailed Completed 26 03-Apr-14 30-Jun-14 10-Jun-15 88 days 
(0.2 
years) 

345 days 
(0.9 years) 

433 days 
(1.2 years) 

12/00003/DPA 50 Stephenson 
Way 

Detailed  Completed 13 11-Jan-12 10-Apr-12 23-Oct-15 90 days 
(0.2 
years) 

1,291 days 
(3.5 years) 

1,381 days 
(3.7 years) 

12/00357/DPA Land at Finland 
Way 

Detailed Completed 47 29-Oct-12 01-Mar-13 28-Jul-14 123 days 
(0.3 
years) 

514 days 
(1.4 years) 

637 days 
(1.7 years) 

12/00438/DPA 
12/00439/DPA 

Off Stanion 
Lane (phase 1 
and 2) 

Detailed Completed 18 
and 
14 

20-Dec-12 18-Dec-13 22-Oct-15 363 days 
(1 year) 
 

673 days 
(1.8 years) 

1,036 days 
(2.8 years) 

13/00346/DPA Former Rangers Detailed Completed 24 12-Dec-13 29-Aug-14 22-Oct-15 260 days 
(0.7 
years) 

419 days 
(1.1 years) 

679 days 
(1.8 years) 
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14/00050/DPA Canada Square Detailed Completed 36 31-Jan-14 17-Jun-14 24-Apr-15 137 days 
(0.4 
years) 

311 days 
(0.8 years) 

448 days 
(1.2 years) 

13/00033/COU Hunting Lodge Detailed Completed 18 13-Jan-13 08-May-13 30-Jan-15 115 days 
(0.3 
years) 

632 days 
(1.7 years) 

747 days 
(2 years) 

16/00252/DPA Stanion Lane 
(phase 3) 

Detailed Completed 20 22-Jun-16 29-Jun-17 24-Sep-18 372 days 
(1 year) 

452 days 
(1.2 years) 

824 days 
(2.2 years) 

16/00376/DPA Oundle Road, 
Weldon 

Detailed Completed 27 02-Sep-16 13-Apr-17 27-Mar-18 223 days 
(0.6 
years) 

348 days 
(0.9 years) 

571 days 
(1.4 years) 

17/00288/DPA The Open 
Hearth 

Detailed Completed 13 22-Jun-17 06-Oct-17 30-Oct-18 106 days 
(0.3 
years) 

398 days 
(1.1 years) 

495 days 
(1.4 years) 

09/00254/DPA Arran Way Detailed Completed 85 11-Jul-09 19-Jan-10 28-Feb-11 192 days 
(0.5 
years) 

405 days 
(1.1 years) 

597 days 
(1.6 years) 

17/00020/DPA Former 
Beanfield 
School 

Detailed Under 
constructio
n 

80 27-Jan-17 04-Jul-17 28-Nov-17 158 days 
(0.4 
years) 

147 days 
(0.4 years) 

305 days 
(0.8 years) 

17/00667/DPA Former Our 
Lady Pope John 
School 

Detailed Under 
Constructio
n 

88 15-Dec-17 24-Jul-18 17-Dec-19 221 days 
(0.6 
years) 

511 days 
(1.4 years) 

732 days 
(2 years) 

05/00024/OUT  
10/00041/REM 
10/00262/REM 

Off Corby Road, 
Gretton 

Outline Completed 41 21-Jan-05 23-Dec-09 25-Oct-10 1,797 
days 
(4.9 
years) 

306 days 
(0.8 years) 

2,103 days 
(5.8 years) 

14/00088/OUT 
15/00479/REM 

Little Colliers 
Field 

Outline Completed 48 24-Feb-14 03-Jul-15 27-Mar-17 
 

494 days 
(1.4 
years) 

633 days 
(1.7 years) 

1,127 days 
(3.1 years) 

09/00094/OUT 
11/00228/DPA  

North of 
Cottingham 
Road 

Outline Completed 74 03-Mar-09 26-Oct-11 29-Nov-12 967 days 
(2.6 
years) 

400 days 
(1.1 years) 

1,367 days 
(3.7 years) 

Average lead-in (sites <99 dwellings) 0.9 years 1.3 years 2.2 years 

100-
499 

06/00410/DPA Weetabix, 
Earlstrees 
Industrial Site 

Detailed Completed 157 12-Dec-06 13-Mar-07 04-Apr-08 91 days 
(0.2 
years) 

388 days 
(1.1 year) 

479 days 
(1.3 years) 

08/00025/DPA Kingswood 
Phase 1b 

Detailed Completed 123 04-Jan-08 08-Jun-09 15-Oct-10 521 days 
(1.4 
years) 

494 days 
(1.3 years) 

1,015 says 
(2.7 years) 



37 
 

16/00170/DPA Former 
Kingswood 
School 

Detailed Under 
constructio
n 

131 09-Jun-16 22-Dec-16 30-Mar-17 196 days 
(0.5 
years) 

98 days 
(0.3 years) 

294 days 
(0.8 years) 
 

04/00228/OUT 
06/00377/REM 

Land to the 
South of 
Headway 

Outline Completed 221 14-Jun-04 21-Mar-05 09-Dec-08 280 days 
(0.8 
years) 

1,359 days 
(3.7 years) 

1,639 days 
(4.5 years) 

Average lead-in (sites between 100-499 dwellings) 0.7 years 1.6 years 2.3 years 

500-
999 

04/00442/OUT Little Stanion Outline Under 
Constructio
n 

963 28-Oct-04 05-Jul-06 01-Sep-08 615 days 
(1.7 
years) 

789 days 
(2.1 years) 

1,404 days 
(3.8 years) 

1000-
1,499 

09/00083/OUT Weldon Park 
SUE 

Outline Under 
constructio
n 

1,000 27-Feb-09 25-Nov-14 01-Aug-16 2,097 
days 
(5.7 
years) 

626 days 
(1.7 years) 

2,723 days 
(7.4 years) 

1500-
1,999 

No data available 

>2000 98/00231/CO Oakley Vale Outline Under 
constructio
n 

3,421 07-Sep-98 02-Dec-98 15-Jan-01 86 days 
(0.2 
years) 

775 days 
(2.1 years) 

861 days 
(2.3 years) 

04/00240/OUT Priors Hall Park 
SUE 

Outline Under 
Constructio
n  

5,100 01-Jul-04 29-Mar-07 27-Aug-10 1,001 
days 
(2.7 
years) 

1,247 days 
(3.4 years) 

2,248 days 
(6.1 years) 

Average lead-in (sites >2,000 dwellings) 1.5 years 2.7 years 4.2 years 
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Table 18 - Local evidence of lead-in times of parcels at the SUEs  

Site Reference Status Total 
Units 

Submission 
of outline 
application 

Submission 
of reserved 
matters 
application 

First 
recorded 
completion 

Time between 
submission of 
reserved matters 
application and 
first completion 

Lead-in time 
from 
submission of 
reserved 
matters (years) 

Time between 
submission of 
outline application 
and first 
completion 

Lead-in 
time from 
submission 
of outline 
(years) 

Priors Hall Park: 
Parcel A, B & C 

09/00228/REM 
10/00143/REM 
11/00009/REM 
12/00097/REM 

Completed 279 01-Jul-04 26-Jun-09 27-Aug-10 427 days 1.2 years 2,248 days 6.16 years 

Priors Hall Park: 
R22 

13/00094/REM Completed 34 01-Jul-04 25-Mar-13 12-Dec-14 627 days 1.7 years 

Priors Hall Park: 
R16 

14/00304/REM Completed 103 01-Jul-04 05-Aug-14 12-Mar-16 585 days 1.6 years 

Priors Hall Park: 
R21a 

11/00334/REM Under 
construction 

130 01-Jul-04 01-Sep-11 18-Sep-15 1,478 days 4 years 

Priors Hall Park: 
R23 

13/00260/REM Under 
construction 

16 01-Jul-04 21-Aug-13 12-Apr-17 1,220 days 3.3 years 

Priors Hall Park: 
R14d & R15b 

13/00336/REM Under 
construction 

117 01-Jul-04 07-Nov-13 06-Feb-15 456 days 1.3 years 

Priors Hall Park 14/00317/REM Under 
construction 

234 01-Jul-04 21-Aug-14 28-Apr-17 981 days 2.7 years 

Priors Hall Park 14/00321/REM Under 
construction 

32 01-Jul-04 06-Aug-14 15-Dec-17 1,227 days 3.4 years 

Priors Hall Park: 
R20 

14/00393/REM Under 
construction 

144 01-Jul-04 19-Sep-14 21-Mar-17 914 days 2.5 years 

Priors Hall Park: 
R15C 

15/00133/REM Under 
construction 

136 01-Jul-04 07-Apr-15 13-Feb-17 678 days 1.8 years 

Priors Hall Park: 
R21b 

15/00246/REM 
12/00204/REM 

Under 
construction 

96 01-Jul-04 12-Jun-12 14-Nov-14 885 days 2.4 years 

Priors Hall Park: 
R16a 

15/00458/REM Under 
construction 

162 01-Jul-04 04-Dec-15 21-Apr-17 504 days 1.4 years 

Priors Hall Park: 
R16e 

16/00322/REM Under 
construction 

47 01-Jul-04 01-Aug-16 10-Jan-20 1,257 days 3.4 years 

Weldon Park: 
Phase 1 

15/00078/REM 
16/00280/REM 

Under 
construction 

269 27-Feb-09 
 

06-Mar-15 12-Aug-16 525 days 1.4 years 2,723 days 7.4 years 

Weldon Park: 
Phase 2 

18/00687/REM Under 
construction  

362 27-Feb-09 
 

09-Oct-2018 27-Feb-20 506 days 1.3 

Average 818 days 2.2 years   
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Appendix 7 – NPPF category b) deliverability questionnaire example to 

stakeholders 

 

 

 

Corby Borough Council  

Residential Site Assessment - Deliverability Questionnaire 2020 

 

Dear site developer/owner/agent, 

The Council is currently updating its housing trajectory for the plan period, up until 2031, including 

an update to current five-year housing land supply. In order to realistically project the number of 

houses to be included in the assessment, we are asking key stakeholders at each site to provide 

information on expected site delivery.  

We are currently living through an unprecedented time with the ongoing COVID-19 pandemic; we 

understand that is having an impact on the development industry and therefore the completion of 

this questionnaire is very important. This information will be crucial for the Local Planning Authority 

to understand the immediate and longer-term impact on projected housing delivery in the Borough. 

I would therefore be grateful if you could kindly complete the following questionnaire and return it 

no later than 5pm on Wednesday 5th August 2020. 

Key site information and contact details 

Site name   

Location  

Planning reference  

Site developer / owner  

Site capacity (total units)  

Name and email address 
of officer completing form 

 

Role that best describes 
your position: 

 Site Owner  Registered social landlord  

 Land Agent  Developer 

 Planning Consultant   Local Builder 

 Acting on behalf of the site 
owner(s) 

 Other* 

* If selected other, please provide details below: 
 
 

 

Section 1 – Type of land 

Is the site greenfield or previously developed land (PDL)? 

Greenfield  
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PDL  

 

Section 2 – Site Status and availability  

Is the site available for development now? 

Yes  

No  

Please tick the applicable boxes in the table below: 

The site is in control of 
housebuilder 

 The site is currently vacant  

The site is currently for sale  The site is currently in use*  

The site is currently being 
marketed 

 Other (please specify): 
 
…………………………………………………. 

 

*If currently in use: 

Current use  Anticipated end 
date of current use 

 

 

Section 3 – Planning process 

What is your anticipated timeline for the planning application process? 

Milestone  Anticipated date (MM/YYYY) 

Submission of pre-application  

Pre-application decision  

Outline application submission   

Outline application decision  

Reserved matters / detailed application submission   

Reserved matters / detailed application decision  

S106 signed  

Site assessment work  

Discharge of conditions  

Marketing  

Commencement on site  

First completion  

Development completed  

 

Section 4 – Projected delivery 

Please can you provide the projected net annual completions for this site using the tables below. 

Year 2020/21 2021/22 2022/23 2023/24 2024/25 

Market housing      

Affordable housing       

 

Year 2025/26 2026/27 2027/28 2028/29 2029/30 2030/31 

Market housing       
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Affordable housing        

 

Section 5 – Outstanding constraints 

Are there any outstanding constraints that may impact the deliverability of the site over the next 5 

years, for example, contamination issues, infrastructure requirements, land ownership, etc? 

Please fill out the table below. 

Constraint  Yes/No Details/actions to overcome and timescale for 
resolution  

Physical constraints 

Contaminated land   
Existing or derelict 
buildings/structures 

  

Land form/topography    
Site access   
Infrastructure provision   
Other   
Financial/ownership constraints 

Viability of development cost   
Ownership    
Planning obligations   
Market conditions    
Legal issues (e.g. covenants)   
Other   
Environmental constraints 

Flood risk/drainage   
Wildlife/biodiversity/protected 
habitats and/or species 

  

Trees   
Air Quality   
Noise   
Other   
Other Constraints (please list) 

   

 

Section 6 – Any other comments 

If you have any additional comments or updates with regards to the development of your site, 

please provide below: 

…………………………………………………………………………………………………………………………………………………………… 

…………………………………………………………………………………………………………………………………………………………… 

…………………………………………………………………………………………………………………………………………………………… 

…………………………………………………………………………………………………………………………………………………………… 

Please duplicated this form if answering for more than one site or parcel. 

Please return completed questionnaires to nicola.shave@corby.gov.uk  

mailto:nicola.shave@corby.gov.uk
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Appendix 8a – Priors Hall Park SUE site profile 

Priors Hall Park is a strategic Sustainable Urban Extension located to the east of the 

Borough. This is a greenfield site that is currently under construction.  

The development is split into three zones, of which zone 1 is at an advanced stage in the 

delivery process and zones 2 & 3 are currently progressing in the planning process. 

The site was acquired by Urban and Civic with assistance from the HCA in 2017. 

Planning status 

Outline planning permission was granted on 29 March 2007 for the construction of 5,095 

dwellings (Planning Ref: 04/00240/OUT).  

Variation of Condition 4 of planning permission 04/00240/OUT was permitted on 15 August 

2013 (Planning Ref: 13/00026/RVC). 

The details of reserved matters applications and outstanding parcels for zone 1 and the 

outline application for zones 2 & 3 are set out below. 

Relevant policy  

Priors Hall Park SUE forms part of the North East Corby Committed Sustainable Urban 

Extension identified on the Key Diagram (Figure 12) of the North Northamptonshire Joint 

Core Strategy (2016).  

Priors Hall Park SUE is within the urban area on the Publication Draft (Submission) Part 2 

Local Plan Policy Map. 

Site delivery to date 

The construction of the first dwelling commenced on 26 February 2010 on Parcel A, B & C 

(09/00228/REM), with the first recorded completion on 27 August 2010 at the same parcel.  

Table 1 outlines the number of completions reported at Priors Hall Park since the site 

commenced in February 2010. Thus far, 1,308 dwellings have completed, of which, 1,226 

dwellings have completed during the Plan period (from 1 April 2011 to 31 March 2020). 

Table 1 – Net completions at Priors Hall Park SUE 

Financial 
Year 

Completions 
(Net) 

2010/11 82 

2011/12 56 

2012/13 21 

2013/14 59 

2014/15 87 

2015/16 170 

2016/17 155 

2017/18 269 

2018/19 238 

2019/20 171 

Total 1,308 
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In addition, key transport infrastructure is under development or ongoing. The Corby 

Northern Orbital Road is in the final phase that will help support the development of Priors 

Halls Park and open up employment opportunities around Rockingham Motor Speedway 

whilst improving overall traffic flows in this area. Work is currently ongoing to complete the 

final plans and funding sources for this project. 

Furthermore, social infrastructure already developed at Priors Hall Park includes a 

secondary school that opened in 2008, a primary school that opened in 2016, a community 

centre, the Corby Enterprise Centre that opened in 2010 and an office and café that 

completed in 2019. Most recently in the District Centre of Zone 1, the Busy Bees nursery 

that received planning permission in October 2019 has completed, alongside the food store 

that has been let to Sainsbury’s and 10 commercial units.  

Site update 2020 – NPPF category a) sites 

Significant progress has been made since the grant of outline planning permission to secure 

subsequent consents, to facilitate the implementation of Priors Hall Park SUE. Several 

permissions have been granted for individual parcels of land that cover a large proportion of 

zone 1, with many parcels already completed or under construction. 

Table 2 – Parcels at Priors Hall Park zone 1 with detailed permission at 31 March 2020 

Base date - 31 March 2020 

Zone 1 Parcel  Planning 
Reference 

Number of units Status 

A, B & C (Phase 1 
and 2) 

09/00228/REM 750* Completed  

R22 13/00094/REM 34 Completed 

R17b   13/00302/REM 9 Completed 

R16c and R16d 14/00304/REM 103 Completed 

R21a (Parcel B) 11/00334/REM 130 Completed  

R23 13/00260/REM 16 Completed 

R14d and 15b 13/00336/REM 117 Under construction 

R14a, b, c and R15a 14/00317/REM 234 Under construction 
(completed after 
31/03/20) 

R23 14/00321/REM 32 Under construction 

R20 14/00393/REM 144 Under construction 

15C 15/00133/REM 136 Under construction 

R21b 15/00246/REM 
12/00204/REM 

96 Completed 

R16a 15/00458/REM 162 Under construction 
(completed after 
31/03/20) 

R16e 16/00322/REM 47 Under construction 

R23 (phase 2) 17/00271/REM 53 (5 additional 
units only – re-
plan) 

Under construction 

R17a 19/00274/REM 18 Not yet commenced 
(Commenced after 
31/03/20) 

R15e(i), R15e(ii) and 
R18a   

19/00303/REM 23 Not yet commenced 
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*279 units delivered under 09/00228/REM, subsequent dwellings were delivered in superseded 

schemes (including: 15/00133/REM, 16/00068/REM, 15/00458/REM, 14/00304/REM, 12/00097/REM, 

13/00302/REM and 16/00322/REM) 

In addition, permission for the erection of a 66-bed care home for older people (Planning ref: 

19/00244/DPA) was granted in December 2019 and the site developer is currently 

discharging the associated conditions. This development commenced in October 2020. 

At 31 March 2020, only four parcels remain at zone 1 that are not subject to detailed 

planning permission but are nonetheless making progress towards delivery. These parcels 

are considered below. 

Site update 2020 – NPPF category b) sites 

Regular contact has been made for the entirety of the planning and development process 

between the Council and the overall site owner, Urban and Civic, as well as individual 

developers and housebuilders that are implementing the development of individual parcels 

of land. 

The Council contacted the site representative during July and August 2020 to update the 

projected delivery and associated evidence of the four remaining parcels at zone 1, as well 

as zones 2 and 3, to ascertain whether the sites/parcels remain deliverable within the five 

year period. The Council asked the site representative to complete the deliverability 

questionnaire for each site/parcel. This request for information was followed up in December 

2020.  

In addition, the lead case officer provided updates on the current status in the planning 

process that reiterated that progression is being made towards the delivery of the remaining 

parcels at zone 1 and at zones 2 and 3. 

Zone 1 

There are no known constraints that would impact the delivery of the remaining parcels at 

zone 1. 

Parcel 15e(iii)  

The site owner confirmed in July 2020 that the sale of the land is expected during 2021.  A 

reserved matters application was received during October 2020 for 39 units, of which 4 are 

proposed to be affordable. The site owner projected that this parcel would start delivering 

during 2021/22 and complete during 2022/23.  

Parcel R16e(i) 

The site owner confirmed in July 2020 that the land purchase is projected by June 2021 and 

the parcel will deliver in total 83 units. It is projected that the first 10 units will complete 

during 2021/22 and the site will complete during 2023/24. The site owner confirmed in 

December 2020 that a reserved matters application is expected to be submitted during early 

2021.  

Parcel DC1 

An application was received in May 2020 for the erection of 75 dwellings. The Building 

Control initial notice was approved on 5 June 2020. The site owner confirmed in July 2020 

that the site will deliver the first 20 units during 2021/22 with the site completing by 2023/24.  

Parcel E4 
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Discharge of condition 4 to provide a Design Code Addendum to change the land use of 

parcel E4 from employment to housing (19/00038/CON) was granted at the Development 

Management Planning Committee on 16 December 2019. 

The site owner confirmed in July 2020 that the land purchase is projected by September 

2021. It is projected that this parcel will deliver over a two-year period from 2022/23 to 

2023/24. This parcel is currently subject to the arrangement of the section 278 agreement 

that allows developers to enter a legal agreement with the Council (Highways Authority) to 

make permanent alterations or improvements to the public highway, as part of the planning 

approval. 

Zone 2 & 3 

An outline planning application for zones 2 and 3 was received by the Council in July 2019. 

This application includes the development of up to 3,500 dwellings, up to 1,000m2 of A1-A5, 

D1 and D2 uses and two primary schools. 

The application was approved at Development Management Planning Committee on 24 

November 2020 subject to the S106 agreement. It was noted in the Committee that the 

intention is for the S106 agreement to be resolved by the close of 2020. 

It was explained by both the Case Officer and an Urban and Civic representative that due to 

the strategic scale they will take a tiered approach to development. Tier 1 sets the 

specification of the development and the Parameter Plan, which provides the local authority 

a level of control at each stage, for example to ensure high levels of design detail, and the 

developer the ability to set benchmarks for future development. The general design 

principles are set out in the Design and Access Statement; detail of the layout, landscaping, 

appearance, and scale are reserved for subsequent approval at a later date as Reserved 

Matters.  

Tier 2 sets the details of key phases including social and green infrastructure. At this stage, 

the Site Wide Strategies and Development Specification that set the principles of 

development and govern the future tiers and reserved matters applications whilst responding 

to any of the site constraints. It was emphasised the importance of frontloading key grey and 

green infrastructure, as well as dealing with any initial constraints to avoid delays further 

down the planning and delivery process. This is important with regards to the delivery, where 

a development of this scale would usually require strategies to come forward for approval 

through the discharge of conditions. However, to accelerate delivery, the applicant has 

frontloaded this outline application by including several site-wide strategies in this 

submission. These include heritage, ecology and woodland mitigation, sustainability, energy, 

waste, and construction management. Approval of this outline application would approve 

these strategies. 

Tier 3 submission will include the Reserved Matters applications within each key phase.  

Whilst the outline planning application was under consideration, Urban and Civic began 

frontloading the site preparation works that helps streamline the delivery process, such as 

the permission in July 2019 for earthworks, including excavation reprofiling, re-engineering 

existing quarry backfill to provide development platforms and facilitate future development 

and removal of any contamination encountered. 

In addition, an application for a permanent road into Priors Hall zone 2 from Levatts Way 

was approved in December 2020 (20/00262/DPA). This will be key piece of infrastructure to 

support the delivery of the next phase of the development.  In September 2020, an 
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application was received to discharge condition 8b of planning permission (16/00281/DPA) 

for a zone 3 link road to provide a highway access from the west of the site (Gretton Road) 

into the north of Zones 1, 2 and 3. 

The site developer confirmed in July 2020 subject to planning, the delivery of the first units is 

expected during 2022 and the site will continue to develop throughout and beyond the 

current Plan period. The site developer noted a few constraints that are being considered. 

The landform or topography was identified as a physical constraint and the action would be 

to remediate the land.  In addition, viability (the land remediation) and planning obligations 

were noted. These matters will be addressed, alongside other infrastructure, in the S106 

agreement. Reference was made to the ongoing Covid-19 pandemic and the potential 

impact it may have on market conditions.   

The proposed conditions associated with the outline application set out that the first reserved 

matters application must be submitted within three years of the date of the outline approval. 

In December 2020, the site owner confirmed that they are currently in discussions with 

Development Management officers to make progress towards the next phases of the 

process. A pre-application has been received for the initial tiers of the development. In 

January 2021, the site owner advised that the S106 is expected to be signed during the first 

week of February 2021. 

Lead-in times and build-out rates 

All site trajectories received were analysed against local evidence on average lead-in times 

and build-out rates. Local evidence shows that the lead-in time from the submission of 

reserved matters to the first recorded completion at the SUEs in Corby is relatively low, on 

average on 2.2 years. For sites of more than 2,000 dwellings, the average lead-in time from 

the outline planning application being received to the first recorded completion is 4.2 years. 

In addition, the site trajectories were tested with key officers in the Council, including 

Housing and Development Management Officers.  

The Council considered all the relevant evidence and updated trajectories where necessary; 

specifically, the year that each site/parcel is projected to start delivering. The amended 

trajectory was tested with the site representative on 18 January 2021 to agree the position 

and as a final opportunity to provide any updates. The site owner responded on 19th January 

2021 providing the latest position at several parcel and re-confirmed their position that zones 

2 and 3 will start delivery during 2022/23, with a total of 90 dwelling expected to complete 

during that first year. As such, considering the available evidence, the Council has increased 

the number of dwellings projected to complete during the first year, from 90 to 115; this 

cautious approach accepts that the site could deliver at fast pace that previously projected, 

but it remains the Council’s position that the first year of delivering will be 2023/24. No 

further comments were made with regards to the projected delivery included in Table 3. 

Site Trajectory  

Tables 3 and 4 set out the projected annual delivery rates for the next five years for the 

remaining parcels at zone 1 and zones 2 and 3. 

Table 3 – Priors Hall Park SUE zone 1 trajectory – NPPF Category b) sites  

 2020/21 2021/22 2022/23 2023/24 2024/25 

Parcel R15eiii 0 0 10 29 0 

Parcel DC1 0 0 20 40 15 

Parcel R16(i) 0 0 10 40 33 
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Parcel E4 0 0 0 25 22 

 

Table 4 – Priors Hall Park SUE zones 2 and 3 trajectory – NPPF Category b) sites  

 2020/21 2021/22 2022/23 2023/24 2024/25 

Zones 2 & 3 0 0 0 115 160 

 

It is projected, based on clear evidence, that the remaining ‘category b’ sites at Priors Hall 

Park will deliver 519 dwellings in the five year supply period. 
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Appendix 8b – Little Stanion (Parcel 5) site profile 

Little Stanion is a new village located south of Corby and to the west of Stanion village. This 

is a greenfield site that is at an advanced stage of the delivery process; Parcel 5 is for the 

development of one of the final areas of land within the original Little Stanion boundary.  

Planning Status 

Outline planning permission was granted on 5 July 2006 for 970 dwellings at Little Stanion 

(Planning ref: 04/00442/OUT). The period for reserved matters has expired. 

Outline planning permission was granted on 6 September 2018 for the erection of 99-135 

dwellings (Planning ref: 17/00703/OUT). A reserved matters application for a proportion of 

this site, known as Parcel 6, was permitted on 19 March 2020 (Planning ref: 19/00541/REM) 

for the erection of 15 dwellings. 

Relevant Policy  

Little Stanion is identified on the Key Diagram (Figure 12) of the JCS as a committed 

strategic site. Furthermore, it is included in Table 5 of the JCS as a committed new village to 

deliver 790 dwellings of the overall housing requirement for Corby (Policy 28) during the 

Plan period. 

Site Update 2020 

Regular contact has been made throughout the planning and development process between 

the Council and the key site representatives, including agents, site owners and individual 

developers. 

The Council contacted the site representative during July and August 2020 to update the 

projected delivery and associated evidence of the remaining parcels at Little Stanion to 

ascertain whether they remain deliverable within the five year period. The Council asked the 

site representative to complete the deliverability questionnaire for each site/parcel. This 

request for information was followed up in December 2020.  

The site representative completed the deliverability questionnaire in August 2020; it was 

projected that Parcel 5 will deliver the first 25 dwellings during 2022/23 with the site 

completing during 2025/26. In total it was projected that 75 of the proposed 99 dwellings will 

complete during the five year period. This assumption was based on receiving detailed 

planning permission by Spring 2021 with the commencement on site to take place by the 

close of 2021.  

The lead Development Management Officer confirmed that regular discussions with the 

agent are taking place with regards to progressing Parcel 5 and it remains on track to be 

submitted by the beginning of 2021, with the ambition for a decision by Spring 2021. To 

date, the developer has been working with the Council and other relevant stakeholders to 

resolve constraints with the proposed site layout ahead of submitting the reserved matters 

application, in particular relating to highways, that has now been resolved. The frontloading 

of work to resolve the main constraints will help reduce delays in the planning and delivery 

process. 

There are no known physical or environmental constraints that could delay the deliverability 

of the development. It is noted in the deliverability questionnaire that the viability of the 

development and planning obligations are known constraints that are to be addressed. A 

Section 106 variation of deed application (20/00217/SCOP) was received in June 2020 and 

was deferred at the Development Management committee in July 2020. However, the lead 
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Development Management Officer confirmed that discussions are currently being held 

between the Developer, the Council and Northamptonshire County Council to resolve this 

matter and the application is expected to go back before the Development Management 

Planning Committee shortly (date to be confirmed). 

In December 2020, the agent confirmed that the build-out rates are usually based on the 

average of one sale per week per outlet but considering the local housing market, it was 

projected one sale per two weeks would be appropriate for this site. It is acknowledged by 

the agent that this is an estimate, and it is dependent on the housing market, including the 

uncertain economic impacts of Covid-19 which reinforces the cautious approach they have 

taken with their projection. 

Reserved matters application for 99 dwellings at Parcel 5 (discharge of reserved matters 

condition 2 under planning reference 17/00703/OUT) and an application to discharge 

condition 3,4,6,8,12,14,15,17 and 18 was received on 25 January 2021 (NC/21/00031/REM, 

NC/21/00032/CON). 

Lead-in times and build-out rates 

The Council has considered the evidence it has received from key stakeholders and 

compared this to local evidence on both lead-in times and build-out rates.  

Evidence on local build-out rates suggests that sites with permission in Corby at present are 

delivering on average 37 dwellings per year. Since the beginning of the Plan period the 

average number of homes delivered at Little Stanion is around 70 dwellings per year, whilst 

the last few years the overall site has delivered lower levels. The Council acknowledge that 

the average delivery rates would account for multiple parcels delivering at one time. As such, 

the build-out rate provided by the site representative is in keeping with the recent lower 

levels of delivery at this site.  

However, regard has been given to all the available evidence, including the agent’s cautious 

approach to trajectory in considering the current impact of Covid-19, and the Council 

consider it is reasonable to expect the projected delivery to increase slightly in the later 

years of the supply period. As such, the Council increased the agent’s projection from 25 to 

30 dwellings. On 18th January 2021, the lead Development Management Case Officer 

considers the slightly amended trajectory to be attainable.  The amendment to the build-out 

rate was also tested with the site representative on 18 January 2021 to agree the position 

and as a final opportunity to provide any updates. The agent advised on 19 January 2021 

that they have no fundamental objection but note if this approach is taken across all sites in 

the Council’s supply, it could lead to a numerical discrepancy between projection and 

ultimate output in the 5 year period. Nevertheless, it was also noted that due to the 

significant uncertainty as a result of Covid-19, there must be a high degree of speculation in 

any projection at present. 

The local evidence on lead-in times suggests that for sites of less than 99 dwellings, from 

the Council receiving the first application to the first completions is around 2.2 years. As the 

reserved matters application is expected to be determined by Spring 2021 and discussions 

on notable constraints has been frontloaded, the projected lead-in time is considered to be 

realistic. 

Site Trajectory 

 2020/21 2021/22 2022/23 2023/24 2024/25 
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Little Stanion 
Parcel 5 

0 0 30 30 30 

 

It is projected, based on clear evidence, that Little Stanion Parcel 5 will deliver 90 dwellings in 

the five year supply period. 
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Appendix 8c – Land at Brooke Academy (Oakley Vale Phase 8 and 9) site 

profile 

This is a strategic site located south of the Oakley Vale development within the urban area of 

Corby. This is largely a greenfield site that has outline planning permission and is available 

for development now. 

Planning Status 

Outline planning permission was granted on 7 June 2018 for 530 dwellings (Planning ref: 

15/00138/OUT). 

Site Update 2020 

Regular contact has been made throughout the planning process between the Council and 

the key site representative. The Council contacted the site representative during July 2020 to 

update the projected delivery and associated evidence to ascertain how many dwellings are 

expected to deliver within the five year period. The Council asked the site representative to 

complete the deliverability questionnaire. This request for information was followed up in 

December 2020.  

The site representative completed the deliverability questionnaire in July 2020 that projected 

that the site would deliver the first 4 dwellings during 2022/23 and continue to deliver 

throughout the Plan period and beyond. It was projected that the site will deliver 97 dwellings 

during the five year period. At this time, the marketing of the sale of the site to a 

housebuilder was expected to complete by the beginning of 2021, the initial reserved 

matters application was expected by the third quarter of 2021 and the commencement of the 

site was expected by the beginning of 2022. 

Furthermore, it is noted that the Council own a proportion of the land (part of phase 8) and 

therefore formal discussions between the Council and the site representative have been held 

with regards to the marketing of this land. The marketing of the land was initially expected to 

complete during early 2020 but delays were caused as a result of Covid-19 and the 

uncertainty of the market at that point. However, during September 2020, the One Corby 

Policy Committee13 were requested to approve the marketing of the Council’s joint land 

interest at Oakley Vale Phase 8. The report confirms that Oakley Vale Phase 8 was in the 

joint control of the Council and Great Oakley Farms and the committee resolved that 

‘approval be given for the Council’s interest in Phase 8 Oakley Vale to be marketed for 

disposal, and delegated authority be granted to the Head of Property Services to agree the 

terms upon which the land would be marketed and the precise timing of the marketing’. 

Discussions are currently taking place between the Council and the landowners to agree on 

the marketing. 

The site representative set out the current physical/environmental and financial constraints 

along with the timeframe and actions to resolve them. During 2021/22, it is expected that 

significant infrastructure provision will be implemented. This includes site access, landform 

works such as significant cut and fill of the land and the spine road, serviced site for the 

primary school, Section 278 works and utility provision for phase 8. It was projected that the 

great crested newt relocation would take place during October 2020 upon receiving a licence 

from Natural England. In terms of financial constraints, reference was made to private sector 

market conditions in light of Covid-19.  

 
13 https://www.corby.gov.uk/sites/default/files/8%20September%202020%20OPEN.pdf 



52 
 

An application for the diversion of a public footpath under Section 257 of the Town and 

Country Planning Act 1990 was received in August 2020 (Planning ref: 20/00355/DPA) that 

will connect phase 8 to the existing Oakley Vale site. 

The site representative provided an update during December 2020 advising that there have 

been a couple of delays, but progress is still being made towards the delivery of the site. A 

positive response has been received on a pre-application on design codes which will allow 

them to submit an application in the first quarter of 2021. The sale of the land is expected to 

take place during the second quarter of 2021, with reserved matters to be submitted by the 

close of that year. With this slightly later timeframe, the site representative expected that the 

infrastructure would be delivered from 2022, which would allow housebuilding to commence 

by the end of 2022. As such, the updated trajectory would expect 76 dwellings to complete 

within the five year period. 

With regards to the impact of Covid-19 on this years’ trajectory, the site representative noted 

that they are cautiously optimistic about the housing market beyond 1st April 2021 despite 

the help to buy scheme changing and the end of the temporary Stamp Duty Land Tax 

changes. It was noted that the build licence legal structure for the land sale that has been 

agreed with Lambert Smith Hamptons, appointed by the Council, will help developers in a 

more difficult market.  

Lead-in times and build-out rates 

The Council has considered the evidence it has received from key stakeholders and 

compared this to local evidence on both lead-in times and build-out rates.  

The local evidence on lead-in times for sites between 500-999 is limited to one site in Corby. 

The average lead-in time for this site from the first application being received to the first 

completion was 3.8 years. The evidence on the average lead-in time for outline planning 

permissions in Corby from the date the application is received to first completion is 4.6 

years. Due to the limited local evidence for sites of this size, it is important to consider the 

wider evidence base; in the NLP (2020) study, the average lead-in time for sites between 

500-999 dwellings from the validation of the first application to first completions is 5 years.  

As the first application was received in April 2015, the lead-in time for this site therefore 

exceeds both the local and national average; the Council has carefully considered the latest 

information on the stage in the planning process, the timeframe for the sale of the land to 

housebuilders and to allow time for the commencement on site, including the initial 

infrastructure provision. The Council agree with the lead-in time provided by the site 

representative but made a minor amendment to the build-out rate, increasing the projected 

delivery during 2023/24 from 25 to 30 dwellings. 

The Council re-consulted with the site representative on 18 January 2021 to agree the 

trajectory and as a final opportunity to provide any updates. The site representative 

responded on 28 January 2021 acknowledging that the Council has amended the trajectory 

but not to a significant degree. Furthermore, their response confirms that they have now 

received a substantive pre-application response on design codes from the Council that will 

require further negotiations with Highways; should this not be resolved quickly, there is a risk 

that the trajectory during 2023/24 could reduce. The Council notes the risk set out by the site 

representative and we will continue to monitor and review the progress at this site. 

Nonetheless, based on the current evidence, the trajectory set out below is still considered 

to be realistic. 

Site Trajectory 
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 2020/21 2021/22 2022/23 2023/24 2024/25 

Land at Brooke 
Academy (Oakley 
Vale Phase 8 and 

9) 

0 0 0 30 52 

 

It is projected, based on clear evidence, that Land at Brooke Academy (Oakley Vale Phase 8 

and 9) will deliver 82 dwellings in the five year supply period. 
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Appendix 8d – West Corby SUE site profile 

West Corby SUE is a strategic Sustainable Urban Extension located to the west of the 

Borough. This is a greenfield site that has outline planning permission and is available for 

development now. 

Planning Status 

Outline planning permission was granted on 11 December 2019 for the construction of 4, 

500 dwellings, including the S106 agreement (Planning ref: 17/00180/OUT). 

Relevant Policy  

Policy 32 of the North Northamptonshire Joint Core Strategy (JCS); West Corby SUE is 

allocated for mixed-use development of around 4,500 homes and at least 2, 500 jobs. It is 

identified on the Key Diagram (Figure 12) of the JCS.  

The SUE will include key infrastructure items including highway improvements, a secondary 

school and four primary schools, provision of green infrastructure throughout the site, public 

transport provision and other community facilities to meet the needs of the development. 

West Corby SUE in within the urban area on the Publication Draft (Submission) Part 2 Local 

Plan Policies Map. 

Site Update 2020  

The Council has maintained regular contact with the site owners and lead developers 

(Barratt Homes and Taylor Wimpey) of West Corby SUE throughout the planning process to 

ensure that the site trajectory is based on the most up to date evidence. The engagement 

has allowed the Council to update the trajectory as well as obtain updates on the planning 

and delivery process. 

An outline planning application was received by the Council in April 2017. This was 

approved along with the S106 agreement in December 2019. The approval included the 

frontloading of major constraints, including transport infrastructure, flood risk and the viability 

of the scheme, that were all resolved in the granting of this permission and Section 106 

agreement.   

The Council contacted the site representative during July 2020 to complete a deliverability 

questionnaire to ascertain what will be deliverable within the five year period and to provide 

key updates, including any known constraints. This request for information was followed up 

in December 2020. 

In addition, key officers in the Council, particularly Development Management colleagues, 

have provided updates on the current status in the planning process that reiterated that 

progression is being made towards the delivery of this site. Site trajectories are tested with 

Development Management colleagues to ensure the projection is realistic based on their 

detailed knowledge of the site. 

The site representatives confirmed in July 2020 that the initial application for reserved 

matters is due during 2021, with the commencement on site expected by the summer of 

2022.  The first completions are projected to take place during 2024/25. In addition, it is 

noted that marketing for housebuilders is not necessary for the site to start delivering with 

lead developers already involved.  

The site developer noted a few constraints that are being considered along with the actions 

to overcome them. With regards to physical constraints, it is noted to address site access 
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matters, improvements are required to the Danesholme Road junction. In addition, extensive 

utility upgrades are required, including a new electricity Primary sub-station, and Anglian 

Water strategic water mains require a diversion or specialist capping to enable the spine 

road crossing. These constraints could have a financial/viability implication. In addition, an 

agreement is to be reached with Anglian Water with regards to a water strategy. Finally, it is 

noted that the site representative suggests lower annual delivery rates than suggested in 

previous years to comply with HSE guidance with regards to Covid-19 working practices.  

A Planning Performance Agreement (PPA) between the Council and the developers of West 

Corby was confirmed until March 2020. The lead case officer confirmed in December 2020 

that a new PPA for the subsequent stages, including the submission of reserved matters is 

drafted and currently under discussion. Furthermore, the Council provided a positive 

response to the draft site wide design codes and it is expected that the site representative 

will submit this as part of their Tier 1 and 2 submission during early 2021. 

The Council did not receive any response from the site representative in December 2020 

with further information or updates. 

Lead-in times and build-out rates 

The Council has considered the outstanding constraints set out in the deliverability 

questionnaire, including the suggested lower rates of delivery as a result of Covid-19 in the 

updated site trajectory, alongside local evidence on lead-in times and build-out rates.  

The local evidence suggests that the lead-in time for sites over 2,000 dwellings from the first 

application being received to the first completion has greatly varied between the two existing 

sites in Corby (Priors Hall Park and Oakley Vale), with an average lead-in time of 4.2 years. 

In addition, the evidence on the average lead-in time for outline planning permissions in 

Corby from the date the application is received to first completion is 4.6 years. Looking at the 

national evidence, the NLP (2020) study suggests that the average lead-in time for sites of 

more than 2,000 dwellings from the validation of the first application to first completions is 

8.4 years. However, looking at the information available including the local evidence on lead-

in times, it is unlikely that a lead-in time of more than 8 years would be locally appropriate or 

reflective of that evidence. The Council has therefore updated the trajectory where 

considered appropriate, namely in this case to the lead-in time. The Council re-consulted 

with the site representative on 18 January 2021 to agree the trajectory and as a final 

opportunity to provide any updates. No further response was made. 

Site Trajectory  

 2020/21 2021/22 2022/23 2023/24 2024/25 

West Corby SUE 0 0 0 36 150 

 

It is projected, based on clear evidence, that West Corby SUE will deliver 186 dwellings in the 

five year supply period. 
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Appendix 8e – Corby Road, Weldon site profile 

Corby Road, Weldon is a non-strategic rural site located within Weldon village. This site is 

available for development now. 

Planning Status 

Detailed planning permission was granted for 31 dwellings on 9 June 2011 (Planning ref: 

10/00450/REM). This permission was implemented where site works commenced on 5 June 

2013. 

A subsequent application received on 1 June 2016 for the erection of 37 dwellings (Planning 

ref: 16/00222/DPA). 

Site update 2020  

The Council contacted the site representative in July 2020 to update the projected delivery 

and the associated evidence to ascertain whether the site remains deliverable within the 

five-year period. The Council asked the site representative to complete the deliverability 

questionnaire. This request for information was followed up in December 2020.  

The site representative confirmed in July 2020 that they are currently in the process of 

negotiating the sale of the land which was expected to complete by the end of the financial 

year. In December 2020, the site representative confirmed they have exchanged on this site 

with the buyers and they are aiming to close before the end of 2020. In addition, it was noted 

that progression is being made with the planning application where re-modelling of the flood 

risk has completed and submitted to the Council and will be reviewed by the Environmental 

Agency in due course. This was one of the main constraints delaying the process to date 

and therefore once resolved, the application process will continue towards a decision. 

However, the site representative did not provide a projected timeframe for the delivery of this 

site. 

In addition, consultation with colleagues in Housing Strategy and Development Management 

was carried out during December 2020. Development Management confirmed that the 

application is currently out for consultation following the submission of further information. 

Lead-in times and build-out rates 

The Council has considered the evidence it has received from key stakeholders and 

compared this to local evidence on both lead-in times and build-out rates.  

The local evidence on lead-in times suggests that for sites of less than 99 dwellings, from 

the Council receiving the first application to the first completions is around 2.2 years. The 

average time is takes for sites of this scale to complete is 1.7 years. This site has exceeded 

the average local lead-in time for sites of this size due to known physical/environmental 

constraints, namely flood risk. The projected delivery considers the context of this site, 

including the delays in the planning process. The Council re-consulted with the site 

representative on 18 January 2021 to agree the trajectory and as a final opportunity to 

provide any updates. The site representative responded on 18 January 2021 confirming that 

they agree with the updated trajectory and have no further comments. 

Site Trajectory  

 2020/21 2021/22 2022/23 2023/24 2024/25 

Corby Road, 
Weldon 

0 0 15 22 0 
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It is projected, based on clear evidence, that Corby Road, Weldon will deliver 37 dwellings in 

the five year supply period. 
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Appendix 8f – Parkland Gateway site profile 

Parkland Gateway is a non-strategic brownfield site situated within Corby Town Centre. This 

site is vacant, available for development now and is in control of the housebuilder.  

Planning Status 

Two detailed planning applications were received on 15 July 2020 for the development of 

Parkland Gateway: 

• 20/00280/DPA - the erection of 92 residential apartments, along with parking, access, 

landscape and other associated works; and  

• 20/00279/DPA – the erection of a 70 bedroom hotel, coffee shop with associated drive-

through hatch, associated parking and other works. 

The planning statement supporting the residential proposal suggests 4 apartment blocks 

each comprising of 23 apartments. 

Relevant Policy  

This site is on the Brownfield Register, published December 2019. It is also allocated in the 

forthcoming (submission version) Part 2 Local Plan for Corby (December 2019) as a Town 

Centre Redevelopment Opportunity for mixed use development, including around 100 

dwellings. 

Site update 2020  

The Council contacted the site representative during July and August 2020 to update the 

projected delivery of the site and the associated evidence to ascertain whether the site 

remains deliverable within the five-year period. The Council asked the site representative to 

complete the deliverability questionnaire. This request for information was followed up in 

December 2020.  

The site developer confirmed on 8 December 2020 that the site is available for development 

now and the decision and associated S106 is expected by March 2021. Subject to the 

timeframe for gaining planning permission, the commencement on site is projected around 

June 2021, with the first completion expected around June 2022 and the residential 

development completing by May 2024.  

There are limited known constraints that would impact the deliverability of this development. 

The developer noted the viability of the development/planning obligations is a current 

constraint, but this will be overcome, particularly in the S106 agreement. 

The lead case officer confirmed that the applicant is currently working proactively to resolve 

a number of matters and that they are regularly corresponding with the Council to progress 

the application. The case officer expects that the application will go to the Development 

Management Planning Committee for a decision around March 2021. 

Lead-in times and build-out rates 

The Council has considered the evidence it has received from key stakeholders and 

compared this to local evidence on both lead-in times and build-out rates. In addition, it has 

considered the site context, for example, that it is a flatted scheme that generally build out at 

a quicker rate. 

Local evidence suggests that for sites of less than 99 dwellings, from the Council receiving 

the first application to the first completions is around 2.2 years. The average time it takes for 
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sites of this scale to complete is 1.7 years. The lead-in time and projected time for the 

development to build-out is therefore considered to be realistic based on local evidence.   

The projection allows for 46 apartments or two entire apartment blocks to complete each 

year during 2022/23 and 2023/24, which accords with the projection provided by the site 

developer. The Council re-consulted with the site representative on 18 January 2021 to 

agree the trajectory and as a final opportunity to provide any updates. No further response 

was made. 

Site Trajectory  

 2020/21 2021/22 2022/23 2023/24 2024/25 

Parkland 
Gateway 

0 0 46 46 0 

 

It is projected, based on clear evidence, that Parkland Gateway will deliver 92 dwellings in 

the five year supply period. 
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Appendix 8g – Former Co-Op site profile 

The Former Co-Op site is a non-strategic brownfield site located within Corby Town Centre, 

that is available for development now. 

Planning Status 

An outline planning application was received on 28 April 2020 for the erection of up to 110 

dwellings (Planning ref: 20/00155/OUT). This application includes three options: option A for 

a total of 95 units, option B for 110 units and option C for 68 units. 

Relevant Policy 

This site is allocated in the forthcoming (submission version) Part 2 Local Plan for Corby 

(December 2019) as a Town Centre Redevelopment Opportunity for mixed use 

development, including around 150 dwellings. 

Site update 2020 

The Council contacted the site representative in July 2020 to complete a deliverability 

questionnaire to ascertain how many dwellings will be deliverable within the five year period 

and to provide key site updates, including any known constraints. This request for 

information was followed up in December 2020. 

The site representative completed and returned the deliverability questionnaire in July 2020 

where they projected that the site would deliver the first 75 units by 31 March 2022 and the 

remaining 35 units would complete by 31 March 2023. The projected delivery was based on 

the outline application being determined by August 2020 and the discharge of conditions and 

reserved matters applications to be processed during 2021.  

The Council re-consulted the site representative in December 2020 for a further update. In 

addition, it was noted that considering the information provided in July and local evidence on 

lead-in times, the site trajectory provided in July would not be realistic to allow enough time 

to discharge any pre-commencement conditions and for the submission of a reserved 

matters application. The Council suggested the below site trajectory based on the current 

evidence which was agreed with the site representative in December 2020.  The site 

representative confirmed they are aiming for the Planning Committee in January 2021. 

Furthermore, the site was marketed for sale to a housebuilder between September and 

November 2020, of which several bids were received.  

The lead Development Management case officer advised in December 2020 that the 

application was still under consideration and further information was expected from the 

applicant, including an updated viability report. The additional information/documents were 

submitted during December 2020; information relating to all three proposed options has 

been received. Subject to the consultation on the additional information, it is projected that 

the application will go to Committee during early 2021. The Development Management case 

officer agreed with the below trajectory for the site.  

The Council re-consulted with the site representative on 18 January 2021 to agree the 

trajectory and as a final opportunity to provide any updates. The site representative 

responded on 18 January 2021 confirming that they agree with the trajectory and that they 

are aiming for the Development Management Committee in February 2021, subject to the 

Council’s viability assessor. Although the application presents three delivery options, the 

total units in the Council’s trajectory accords with the application description, consultation 

with the site representative and considers the context of the site. 
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Site Trajectory 

 2020/21 2021/22 2022/23 2023/24 2024/25 

Former Co-
Op site 

0 0 0 35 75 

 

It is projected, based on clear evidence, that the Former Co-Op site will deliver all 110 

dwellings in the five year supply period. 
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Appendix 8h – Glebe Farm site profile 

Glebe Farm is a non-strategic rural site located within Weldon village. This site is vacant, 

available for development now and is in control of the housebuilder.  

Planning Status 

A detailed planning application was permitted on 27 September 2018 for the erection of 21 

dwellings (Planning ref: 16/00370/DPA). 

An application was received by the Council on 3 December 2020 for the erection of 26 

dwellings (Planning ref: 20/00538/DPA). 

Site update 2020  

Following the approval for the development in September 2018, work was carried out to 

address several matters relating to the associated planning conditions. An application for 

approval to discharge Condition 3 (Archaeology), 4 (Surface Water Drainage) and 5 (Foul 

Water Strategy) was received November 2019 and an application to discharge condition 14 

(Arboricultural Impact Assessment and Tree Protection Plan) was received December 2019. 

The Council contacted the site agent during July and August 2020 to update the projected 

delivery of the site and the associated evidence to ascertain whether it remains deliverable 

within the five year period. The Council asked the site representative to complete the 

deliverability questionnaire.  

The site agent confirmed in August 2020 that the sale of the site is being processed. It was 

noted that an amendment to the Section 106 agreement was required to facilitate the sale in 

agreement with Development Management and the Deed of Variation was with the 

Solicitors. The agent projects that the site will be delivered during 2022/23, within a single 

year.   

At December 2020, the sale of the site is complete, and the Council received the new 

application for the erection of 26 dwellings; the site is now in ownership of the developer who 

will implement the scheme. It is noted in the supporting documentation of the new proposal 

that the new scheme seeks approval for minor reworking of the approved scheme, with only 

a limited revision to the approved layout. The proposed scheme replaces some of the large 

units with 5 additional smaller family dwellings, considering the market conditions.  

Lead-in times and build-out rates 

The Council has considered the evidence it has received from key stakeholders and 

compared this to local evidence on both lead-in times and build-out rates.  

Local evidence suggests that for sites of less than 99 dwellings, from the Council receiving 

the first application to the first completions is around 2.2 years. The average time it takes for 

sites of this scale to complete is 1.7 years. The lead-in time and projected time for the 

development to build-out is therefore considered to be realistic based on local evidence.   

Site Trajectory  

 2020/21 2021/22 2022/23 2023/24 2024/25 

Glebe Farm 0 0 6 20 0 

 

It is projected, based on clear evidence, that Glebe Farm will deliver all 26 dwellings in the five 

year supply period. 


