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Local Plan Committee 4th August 2009
 

Northamptonshire Strategic Employment Land Assessment 
 
 

SYNOPSIS 
The report presents to Members a summary of the recently published draft Strategic 
Employment Land Assessment that has been produced for consultation purposes. The 
period for consultation ended on 24th July 2009. The report seeks Member’s support for the 
response to Northamptonshire Enterprise Ltd on the consultation draft to meet the deadline 
for consultation responses 
 

1. Relevant Background Details 
 

1.1 The Government expects employment land reviews to be an integral part of the preparation of 
Local Development Frameworks; this is echoed in the recent consultation draft Planning 
Policy Statement 4. 

1.2 Atkins Ltd in association with Lambert Smith Hampton was appointed in November 2008 to 
prepare the Strategic Employment Land Assessment for Northamptonshire on behalf of 
Northamptonshire Enterprise Ltd. A copy is available in the Members Room. 

1.3 In accordance with the brief the aims of the assessment were identified as: 

• Assess the Northamptonshire commercial property market; 
• Evaluate the range of employment forecasts for the area and the underlying 

assumptions, in line with planning policy; 
• Evaluate current employment land allocations in relation to commercial market 

demands and strategic priorities; 
• Highlight brownfield land opportunities for development; 
• Identify measures required to ensure that an appropriate range of employment sites 

are made available to meet employment forecast requirements 
• Identify key strategic policies and potential sites for growth in line with adopted and 

emerging Core Spatial Strategy with a particular focus on the differing requirements 
from the various planning bodies (e.g. Strategic Distributions Sites); 

• Provide a single employment land assessment framework for use by local, county and 
regional partners; and 

• Provide guidance on monitoring and review, and how outcomes can be rolled forward 
to 2031. 

1.4 The draft Strategic Employment Land Assessment was subject to six weeks public 
consultation. The closing date for comments was the 24th July 2009, in order to comply with 
this deadline an officer response has been sent to Northamptonshire Enterprise Ltd. Members 
are requested to endorse the response proposed in the report; any additional views from 
Members will be passed on to Northamptonshire Enterprise Ltd. 

2. Report of the Strategic Employment Land Assessment 
2.1 The contents of the Strategic Employment Land Assessment are set out below: 
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• Section 2 provides a review of key strategic policy issues and highlights the 
implications of these for the study; 

• Section 3 sets out baseline socio-economic conditions and examines the economic 
geography of Northamptonshire with a view to establishing the most appropriate 
spatial units when planning for economic development in the county; 

• Sections 4 to 7 comprise an evaluation of the demand/need component of planning for 
employment development in Northamptonshire: 
o Section 4 provides a review of the existing employment forecasts and projections 

for Northamptonshire which includes an analysis of the key assumptions 
underlying these forecasts; 

o Section 5 takes a step back from established employment growth forecast for the 
county and assesses progress made since 2001 in meeting MKSM jobs targets; 

o Section 6 tests a range of future employment growth scenarios by employing a 
range of techniques and policy based assumptions; 

o Section 7 summarises the property market context in Northamptonshire; 
• Section 8 provides a summary of the existing and potential future supply of 

employment land; 
• Section 9 summarises the demand/need – supply balance and highlights key priorities 

for the county in terms of ensuring the provision of suitable employment sites 
realistically can meet the needs of business in the future. This includes 
recommendations for identifying a new portfolio of sites; and 

• Section 10 sets out the conclusions and policy recommendations. 

3. Main Findings of the Strategic Employment Land Assessment 
Future Employment Needs 

3.1 The study tested a range of employment growth scenarios for Northamptonshire and explored 
the implications of each employment growth scenario on demand for B use floorspace. The 
policy led scenario that underpins the adopted Core Spatial Strategy was identified as the 
preferred scenario and rolled forward to 2026 and 2031.  

3.2 Under this scenario the following indicative floorspace requirements are forecast in Corby 
(sqm), which indicates that significant levels of employment are required.  

 
 2001-2026 2001-31 
B2 Industrial 54,323 65,197 
B8 Distribution 294,769 353,709 
B1 Office 84,457 102,549 
Total B Floorspace 433,549 521,455 

 
Demand-Supply Balance 
 

3.3 The Strategic Employment Land Assessment has undertaken a detailed assessment of a 
number of existing planning allocations as well as potential sites promoted through the study. 
The table below summarises the potential capacity for all sites in Corby. These capacity 
assessments are categorised according to whether or not a development constraint is evident 
(constrained and unconstrained). For each category of site, a composite assessment of quality 
was conducted, measured and summarised into two categories (high quality or poorer quality). 
The table below demonstrates that Corby has a relatively large amount of land that may be 
suitable for employment. However the vast majority of this land is constrained. 
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 Land (ha) % B1 B2 B8 
Constrained Land 340.6 89.9 97,106 399,640 600,640 
High Quality 38.9 10.3 45,140 45,140 45,140 
Poorer Quality 301.7 79.6 354,500 354,500 555,500 
Unconstrained 
Land 

38.2 10.1 78,574 78,574 28,314 

High Quality 22.2 5.9 45,707 45,707 16,980 
Poor Quality 16.0 4.2 32,867 32,867 11,333 
Total 378.8 100.

0 
478,214 478,214 628,954 

 
3.4 The following table sets out the net balance between demand and supply at 2026 and 2031 

for Corby.  

 
 B1 B2 B8 Total 
Demand 2001-2026 84,457 54,323 294,769 434,549 
Demand 2001-2031 102,549 65,197 353,709 521,455 
Take up 01-08 0 -57,000 261,000 204,000 
Net Demand 08-2026 84,457 111,3223 33,769 230,549 
Net Demand 08-2031 102,549 122,197 92,709 317,455 
High quality supply 
without planning or 
other constraint 

12,861 45,707 16,980 75,548 

Net Balance to 2026 72,596 65,616 16,789 155,001 
Net Balance to 2031 89,688 76,490 75,729 241,907 
All supply without 
planning constraints 
but other constraints 
evident 

23,061 78,574 28,314 129,949 

Net Balance to 2026 62,396 32,749 5,455 100,600 
Net Balance to 2031 79,488 43,623 64,395 187,506 

 
3.5 In Corby, the study concludes that there is a significant net shortage of existing unconstrained 

capacity for employment land. In order to meet the identified shortfall in employment land, a 
significant quantity of good quality land will need to be identified and brought forward for 
development. As an example of the scale of this requirement Stanion Lane Plantation has 
consent for 278,000 sqm of industrial and warehousing space. 

Conclusions and Policy Consideration 

Flexibility and Choice 

3.6 Given Northamptonshire’s role as a growth area and the need to achieve ambitious 
employment and housing development targets, the study recommends flexible and proactive 
planning. It suggests that the demand and supply estimates are provided at Core Spatial 
Strategy level, which will enable employment supply to be sufficiently flexible so that the sub-
area as a whole (rather than individual districts) can respond by providing the right sites at the 
right time to meet the needs of the market.  

Rural Economic Development 

3.7 The provision of new employment uses in the rural areas should be encouraged so long as 
they support local needs at a scale commensurate with the character and environment.  In line 
with the adopted Core Spatial Strategy the study recommends that most employment in rural 
areas should be located in local service centres. 

 



 

 4 

 Strategic Distribution 

3.8 Following an evaluation of all major existing and potential sites in the county which potentially 
may function as strategic distribution sites and given the importance of maximising rail freight 
opportunities the study recommends planned extensions to Eurohub, Corby and DIRFT, 
Daventry. 

B-Use and Non B-Use Balance 

3.9 Provision of non B-use sectors (e.g. including but not exclusively retail, hotels, leisure and 
food and drink, social care and health, education and non residential institutions) is lagging 
behind regional and national trends. However performance within B use sector has been 
much stronger. Consequently, an important policy consideration in the Strategic Employment 
Land Assessment is whether or not to plan for a more prominent role for B-use activities in 
meeting the preferred growth scenario. The study recommends it will be appropriate for LDF 
policies to consider incorporating an appropriate scale and type of non B-use activities in 
traditional employment sites; and combining B and non B-uses in town centre Master Plans 
with a particular focus on how the regeneration activities can support jobs growth. 

Sector Specific Sites 

3.10 The study highlights sector specific locations, such as environmental technologies and Motor 
Sport at Rockingham, where significant sector opportunities are apparent. The study 
recommends that such sites could be promoted for growth through the identification of good 
quality, viable employment sites that meet specific sector needs in key locations.  

Strategic Sites 

3.11 A substantial number of employment jobs on a regional and national level needs to be 
attracted to Northamptonshire, which will require a number of strategic sites. The sites will 
need to be ‘flagship sites’ for the county and beyond. Most relevant to Corby are Stanion 
Plantation, Corby Community College Site and Rockingham Motor Speedway. 

Supply Response 

3.12 Based on detailed site assessments, the Strategic Employment Land Assessment 
recommends the following key sites are considered and tested through the planning process 
for primarily employment purposes. A location map showing all the sites considered is 
included as Appendix A to this report. 

 
Ref Location Area 

(ha) 
B1 
(sqm) 

B2 
(sqm) 

B8 
(sqm) 

C1 Priors Hall 6 10,200 10,200 0 
C2 North of Birchington Road 10 0 22,667 11,333 
C4 Cockerell Road 9.31 7,914 15,827 7,914 
C5 Willowbrook North 25.9 0 41,440 41,440 
C6 Stanion Plantation 101 0 171,700 171,700 
C9 Southern Gateway 2.91 4,947 4,947 0 
C10 Community College Site 5.66 38,488 0 0 
C11 Land at Centrix Park 8 0 18,133 9,067 
C12 Genner Road 2 0 6,800 0 
C14 Bangrave Road 1.87 6,358 0 0 
C23 Soot Hills 5.46 3,700 3,700 3,700 

 
3.13 It is noted that the following sites were assessed as part of the study but not specifically 

recommended in Section 10 to form part of the employment supply in the district: 

• Land at Geddington Road; 
• Land west of Corby; 
• Princewood Road; 
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• Seymour Plantation; 
• Gretton Brook Road; and 
• Science Park, Oakley Vale 

3.14 Additionally, Rockingham Motor Speedway was identified for primarily employment purposes 
under East Northamptonshire Councils recommenced schedule of employment sites. Clearly 
this is considered a Corby site but the site largely falls within the administrative boundary of 
East Northamptonshire Council. 

3.15 Two further sites have been discounted, which are actually within the administrative boundary 
of Kettering, although they would effectively form part of Corby. This is land to the south-west 
of the town and land between Oakley Vale and Little Stanion.  

4. Officer Consultation Response 
4.1 Corby Borough Council welcomes the draft Strategic Employment Land Assessment as part 

of the evidence base that will help authorities across Northamptonshire understand existing 
business need and likely changes in the market, which will ultimately assist in the preparation 
of positive planning documents.  

4.2 Corby Borough Council welcomes the opportunity to comment on the draft Strategic 
Employment Land Assessment (SELA) as part of the evidence base that will help authorities 
across Northamptonshire understand existing business need and likely changes in the market, 
which will ultimately assist in the preparation of positive planning documents.  

4.3 Section 2 of the document provides a review of key strategic policy issues and highlights the 
implications of these for the study. In the case of Corby, the review is limited to the adopted 
Core Spatial Strategy and Community Strategy. Corby Borough Council has made significant 
progress in developing Local Development Documents, including the publication of preferred 
option reports for the Site Specific Proposals DPD, Town Centre Area Action Plan and 
Kingswood Area Action Plan. Each of these plans is at different stage of preparation but all 
strongly support the diversification of the economy, which is not reflected in the review of 
relevant planning policy context. 

4.4 Section 5 considers economic performance and progress made since 2001 in meeting MKSM 
jobs targets based on ABI data. It observes that Corby has experienced limited employment 
growth to date and is falling behind the annualised growth targets set by the MKSM. The 
statistical limitations of ABI data may be responsible for exaggerating the apparent shortfall. 
The Councils Annual Monitoring Reports indicate that there has been a marked increase in 
office, industrial and warehousing provision since 2001. 

4.5 The identification of the policy led scenario as the preferred scenario within section 6 is 
supported. This has been tested and agreed through the adopted Core Spatial Strategy and 
reflects the objective of ensuring that the new housing is matched by growth in jobs. 

4.6 Sections 8 to 10 provide a summary of the existing and potential future supply of employment 
land with recommendations for sites to be considered and tested through the planning 
process. Comments are provided below on each of the identified sites. 

C1 Priors Hall 

This site is recommended for employment purposes by the SELA, which reflects the emerging 
LDF. Employment provision at Priors Hall is supported as part of mixed use Sustainable 
Urban Extension in both the adopted Core Spatial Strategy and Corby Allocations DPD. 
Moreover outline planning permission has been granted for 5,100 high quality dwellings, three 
new primary schools, an academy, three district centres and commercial units. It should be 
noted that the approved land budget submitted in October 2007 in relation to condition 3 of the 
outline planning permission (ref 04/00240/OUT) indicated that the total employment, all 
located within the administrative boundary of Corby equalled 5.8 hectares (or 39,200 sqm). 
On top of this there will be B class uses within the District Centre. 
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It should also be noted that part of the Sustainable Urban Extension falls outside the 
administrative boundary of Corby, which is not currently subject to planning permission or 
identified for employment purposes in the approved land budget proposals. 

C2 North of Birchington Road 

This site is recommended for employment purposes by the study, which reflects the emerging 
LDF. Outline planning permission has been granted for development of B1/B2 and B8 uses. 
There is discrepancy on the size of the site, with the SELA indicating 10 hectares and the 
extant planning permission indicating 36.3 hectares. 

C3 Rockingham Motor Speedway 

The SELA recommends that Rockingham Motor Speedway is a potential sector specific site 
and is included within the schedule of potential employment sites in East Northamptonshire. 
There are no objections to this approach in principle but it should be noted that this site falls 
between two administrative boundaries, including Corby and recommendations should be 
provided to help bring this site forward in a co-ordinated and comprehensive manner. 

C4 Cockerell Road 

This site is recommended for employment purposes by the study, which reflects the emerging 
LDF. Outline planning permission has been granted for commercial development. 

C5 Willowbrook North 

This site is recommended for employment purposes by the study, which broadly reflects the 
emerging LDF. Further consideration will need to be given to finding alternative sites to 
accommodate the displaced storage facilities. 

C6 Stanion Plantation 

This site is recommended for employment purposes by the study, which reflects the emerging 
LDF. Moreover, planning permission has been granted for expansion of Eurohub Strategic 
Freight Interchange to include warehouse, distribution and manufacturing buildings. However 
there is discrepancy on the size of the site with the SELA estimates 101 hectares and the 
emerging LDF and planning consent indicate 60 hectares. 

C7 Land at Geddington Road 

This site is not recommended for employment purposes by the study within Section 10, which 
reflects the emerging LDF. However within the conclusions, the SELA recommends planned 
extension to Eurohub. It is not apparent from this study whether this relates to C6 or C7. If it is 
the latter the Council would be concerned at the environmental impact on areas of high 
landscape sensitivity, particularly as this impact does not seem to be acknowledged in the site 
assessment under Section 8 and development would be contrary to current planning policy. 

C9 Southern Gateway 

This site is recommended for employment purposes by the study, which reflects the emerging 
LDF. Outline planning permission has been granted for mixed use development including 
offices. 

C10 Community College Site 

Employment provision at Community College Site is supported in principle as part of mixed 
use development. The preparation of a Master Plan is well advanced with the Council and 
NNDC working together on proposals that include educational facilities, residential and 
employment development. 

C11 Land at Centrix Park 

This site is recommended for employment purposes by the study, which reflects the emerging 
LDF. The site boundary accords with the outline planning permission for B1/B2/B8 uses. 
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However the first phase of development has been completed and thus the site area has been 
reduced. According to the Councils calculations the remaining area is 13.8 hectares. 

C12 Genner Road 

This site is recommended for employment purposes by the study. The site has not previously 
been identified for employment thorough the LDF but its consideration for employment land is 
supported based on the study’s assessment that demonstrates that it is a good quality 
employment site. 

C14 Bangrave Road 

This site is recommended for employment purposes by the study, which is supported in 
principle by the Council in the emerging LDF. 

C15 Land West of Corby 

This site is not recommended for employment purposes by the study within Section 10, which 
conflicts with the adopted Core Spatial Strategy and does not reflect paragraph 10.40 of the 
study that emphasises the importance of including employment in the western expansion to 
serve the new community and limit the number of commuting trips across town. 

C16 Princewood Road 

This site is not recommended for employment purposes by the study, which reflects the 
emerging LDF. 

C17 Seymour Plantation 

This site is not recommended for employment purposes by the study, which conflicts with the 
emerging LDF and does not reflect the planning permission for the erection of office buildings. 
Updates to the Strategic Employment Land Assessment should consider this site as part of 
the supply on the basis of the extant planning permission. 

C21 Gretton Brook Road 

Gretton Brook Road is located outside the urban framework of the town and is designated as 
a County Wildlife Site. Therefore, it has been discounted based on significant environmental 
and planning constraints. However the site is actively being promoted by the site owner for a 
resource recovery park, which is supported in the Council’s Corporate Plan; and which would 
be in harmony with the recommendations of paragraph 10.98 of the study that promote 
environmental technologies. 

Further work should be undertaken to assess the site coming forward, specifically to support 
environmental technologies, and how the economic impact of the development in terms of 
opportunities to provide support to B use sites, which may benefit from agglomeration effects.  

 C23 Soot Hills 

No map is provided within the Strategic Employment Land Assessment to identify the 
boundary of this proposed site. However it is assumed that this relates to Soot Hills or St. 
James Industrial Estate, which is an area designated for employment in the emerging LDF. 
The Strategic Employment Land Assessment should provide clarification of the location of 
C23 and correctly label the site as ‘Soot Hills’. 

C24 Science Park, Oakley Vale 

This site is not recommended for employment purposes by the study, which reflects the 
emerging LDF that allocates the land for housing. 

4.7 In general, the relationship between the assessment of sites and the subsequent 
recommendations is not clear. It is not apparent from the Strategic Employment Land 
Assessment how the assessment of sites within section 8 informed the selection of 
employment sites recommended within section 10. Furthermore, it is not clear from the study 
how the type of B use class on each site is derived. No explanation is provided to support 
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Table ES7, which breaks the B use class down to the individual sites. Updates to the study 
should include a clear audit trail that demonstrates why sites are recommended or discounted 
and what the B use class split is based upon.  

4.8 In accordance with Government guidance on Employment Land Reviews, the introduction at 
section 8 indicates that existing planning allocations would be considered and that the 
Strategic Employment Land Assessment would look at as wide a range of potential sites as 
possible. However the assessment of potential employment sites within Corby is severely 
limited. It excludes potentially key employment sites and saved Local Plan allocations. The 
Strategic Employment Land Assessment should be updated to ensure that all employment or 
mixed use land has been comprehensively assessed, particularly sites that are allocated in 
the Development Plan or being actively promoted through the planning system. 

4.9 Within Corby, this includes the following sites 

 
Ref Location 
 Land east of Weldon 
 Parkland Gateway 
 Railway Station Interchange 
E1 North and South of Sondes Road 
E9 Site opposite former railway station 
E12 Oakley Hay 
J5 South of Gretton Brook Road 
J7 E8 CNT Plots, Oakley Hay 
J8 CNT Plots, Oakley Hay 
J11 Adj. Oakley Hay Roundabout 
J19 Former Tarmac Land 
J20 Barn Close 
J22 Weldon Stone Quarry 
J26 Ex Siudgebeds 
J28 Ponds off Phoenix Way 
J30 Cronin Road 
J33 Mayland Road 
J34 Universal Salvage, Gretton Brook Road 
J35 Sootbanks 

 
4.10 Additionally, the Strategic Employment Land Assessment does not appear to have assessed 

town centre sites, which are, promoted through the study as geographical priorities, and thus 
would be expected to have been comprehensively assessed. 

4.11 It is noted that the detailed advice on planning for non B-use jobs is outside the remit of the 
study, but the recommendation within section 10 that non B-use activities are incorporated 
within traditional employment sites should be supplemented by further guidance on protecting 
the role and function of traditional employment sites so that allowing non B use class in 
employment areas does not compromise the integrity of the employment sites and lead to 
disputes between incompatible users. 

4.12 Further guidance could also helpfully be provided on facilitating alternative uses for vacant 
employment premises.   

Detailed Comments 

4.13 Paragraph 8.18 states that seven sites in Corby are not subject to serious known constraints. 
However table 8.3 identifies six sites that are not subject to known constraints. 
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5. Issues to be taken into account:- 
Policy Priorities 
The adoption of the Site Specific Allocations DPD is and will remain a Corby Borough Council 
priority. This background paper is essential baseline work for that purpose. 
Financial 
None directly from this report 

Legal 
The retail background paper has been produced to contribute to a robust evidence base for 
the LDF that must undergo public examination in the future. 

Performance Information 
None directly from this report 

Best Value, Human Rights, Equalities, Community Safety and Sustainability 
None directly related to this report but all are key considerations during the LDF preparation 
process. 

6. Options to be Considered 
None 

7. Recommendation 
It is recommended that Members endorse the officer comments set out above, which were 
sent to Northamptonshire Enterprise Ltd to meet their deadline of 24th July 2009 

Background Papers 
 
Northamptonshire Strategic Employment Land Assessment – Executive Summary 
http://www.northamptonshireobservatory.org.uk/docs/docSELA%20Draft%20ExecSummary%
20-%20June%202009090611122248.pdf 
 
Officers to Contact 
Terry Begley, Local Plans Principal Planner (ext. 3185) 
 


