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1

INTRODUCTION

1.1

This property market review was commissioned by Corby Borough Council as an
input to its employment land review, part of the evidence base for the emerging Part
2 Local Plan. The property market review is in two parts. In Chapter 2 below we
consider the market in general, to gauge the likely effective demand for new
floorspace, and hence for development land. In Chapter 3 we turn to specific sites, to
provide a market-facing assessment of selected existing and potential employment
sites, for input into the site-specific recommendations in the main report.

1.2

Most of this report was originally drafted in mid-2017 and is based on information
relating that time. But the assessment of established employment areas is more
recent, based on information for early 2018.
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THE PROPERTY MARKET IN GENERAL
Study approach
Overview

2.1

This chapter provides a general assessment of the market for employment space in
the borough of Corby, covering offices, general industrial space and strategic
distribution. Below, for each of these categories we will consider in turn demand,
supply and the balance of the market. We aim to assess the potential demand for
floorspace and land and draw the implications for planning, both as regards the need
for development land and the safeguarding of existing employment sites.

2.2

In relation to demand, we will identify the types of business that are taking space in
the borough or may consider doing so, and what property they are looking for in
terms of type, size and quality. In relation to supply and market balance, we will
analyse the stock which is currently available, recently developed and in the pipeline,
and the rental values and capital values that properties in the area are achieving. The
purpose of our analysis is to determine:


How far the existing floorspace stock is meeting current and foreseeable occupier
requirements;



Hence, how far there is likely to be demand for more or different space, now or in
the future;



Conversely, if property and land are oversupplied, overall or in particular sections
of the market.

2.3

These findings will help assess the potential demand for new employment
floorspace, and hence the quantity and qualitative mix of development sites that
should be identified for employment uses.

2.4

A strength of the market-facing analysis is that it considers real-life property
transactions, including the values (rents and prices) realised in such transactions,
and whether those values are enough to support viable development. This provides
evidence of effective, or viable, demand – which means that potential occupiers will
pay enough, and (where relevant) have enough covenant strength1, to support
financially viable development. This is important because only sites that are viable
will be delivered in practice, and in line with national planning policy Local Plans
should be identified for employment only if they are likely to be delivered. Thus, the
National Planning Policy Framework advises that plans should be deliverable (para
173) and planning should avoid safeguarding employment sites that have no
reasonable prospect of being used for that purpose (para 22).

1

A business tenant has strong covenant if there is good evidence that they will be in good financial health, and
able to pay the rent, through the period of the tenancy.
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Sources and definitions
2.5

2.6

Our property market research has drawn on two main sources:


We have relied on the property market database Estates Gazette Interactive
(EGi) and commercial property research reports for evidence of take-up,
availability and values, both for the market overall and individual properties.



For greater qualitative understanding of the market, we have consulted
extensively with agents, developers and investors active in Corby and
surrounding areas. The consultation has been by telephone and at a stakeholder
workshop hosted by the Borough Council.

The main market indicators we have considered are rental values, yields, capital
values, recent take-up and floorspace availability (vacancy). In a property market
context, ‘take-up’ means the occupation of business floorspace2. Take-up covers
both new-build and second-hand space (second-hand being the larger share of the
market) 3. When we consider availability, we consider all space being currently
marketed. This covers both new and second-hand space.

Background
2.7

The borough of Corby is north of Northampton, east of the M1 and west of the A1(M)
(see Figure 2.1). It is part of North Northamptonshire, which also comprises the local
authority areas of Kettering, East Northamptonshire and Wellingborough.

2.8

Corby lies around 7 miles north of the A14 corridor, with the A14 providing direct
access to the national motorway networks via the M1 and A1(M). Furthermore, the
A14 is part of European route E24. The E24 is a part of an international road
network, forming an east/west link from the port of Felixstowe to the North Sea.
Corby also benefits from a railway station, which currently provides a regular service
into London St Pancras International, with approximately one train per hour and a
journey time of approximately 70 minutes.

2.9

Despite Corby having relatively good motorway access, as we explain later in this
chapter, some business occupiers perceive its location to be weaker than
neighbouring centres. Northampton, which is located 26 miles south west of Corby, is
considered to have superior connectivity, being located on the M1 and having a more
frequent rail service to London. Northampton’s journey time to London on the train is
considered to fall in the ‘golden hour’ for commuters. Locations further than one hour
from London are often considered unattractive for commuters. Kettering, located
seven miles south of Corby on the A14, is a weaker location than Northampton, due
to not having direct access on the M1. But it has some perceived advantages over
Corby, comprising direct access to the A14 and a twice-hourly rail service into
London, which takes one hour.

2
3

By contrast, in a planning context ‘take-up’ means the land developed to provide new floorspace.
Second-hand stock comprises all previously occupied floorspace, including refurbishments.
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Figure 2.1 Location and administrative boundary

Source: Ordnance Survey, Bing

2.10

These market perceptions underestimate Corby’s connectivity, both now and for the
future. The A43, which links the town to the A14, is a dual carriageway. There is little
congestion around the town; except for some ‘pinch points’ around Earlstrees
Industrial Estate at Weldon South - which will be addressed by the completion of the
Orbital Link Road and improvements to the road network at the A43/A6116. In
addition, train travel time and frequency to London will improve once the upgrade to
the Midland Mainline is completed in 2019. These advantages should be better
known.

2.11

Historically Corby’s growth was driven by the steelworks, which led to waves of
expansion of the town during the first part of 20th century. In the latter parts of the 20th
century the steel industry declined, leading to major job losses and unemployment
during the early 1980s. However, employment did bounce back, partly due to the
town benefiting from the county’s first Enterprise Zone in 1981, which led to new
private sector investment.

2.12

Corby is identified as a growth town, which has already resulted in significant
investment in the town centre through the Willow Place shopping centre development
(shops such as Primark, H&M, River Island and TK Maxx) along with new housing to
the north east of the town.

2.13

The town is intended to grow further, as set out in the vision of the Council’s
Corporate Plan for 2015-2020: ‘To regenerate through growth and to double the
population toward 100,000 people by 2030 with a complementary increase in jobs,
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prosperity and public services that rank with the very best.’ Much of the housing
growth is planned on the strategic urban extensions (SUEs) to the north-east and
west of the town.

The office market
National context
2.14

Typically, new office development is financially viable in major towns and cities.
Generally, new development requires a pre-let in place to a blue-chip covenant – i.e.
on a long lease to a high-quality tenant that is likely always to pay its rent and adhere
to its obligations. This structure gives sufficient security to the investment to enable
funding to be obtained.

2.15

There is evidence of speculative office building in London and key regional centres
where there is very strong office demand. Key regional centres where speculative
office building has occurred is in the Thames Valley and cities such as Birmingham
and Manchester.

2.16

In recent years the main drivers of demand for new office space has been from
finance, professional services and Technology, Media and Telecommunications
(TMTs). Since the referendum to leave the European Union there has been a slight
cooling of office demand from finance and professional services, but demand from
TMTs remains robust.

Corby as an office location
2.17

In the East Midlands region, the core office markets are found in the cities of
Nottingham, Leicester and Derby. The three cities attract demand from some national
professional services, that require a regional presence, and regional and local based
companies. Lambert Smith Hampton quote prime rents as £19.75 psf for Nottingham,
£17.50 psf for Leicester and £17.50 psf for Derby. Closer to Corby, the surrounding
centres such as Northampton, Kettering, Wellingborough and Market Harborough
have much smaller office markets than the main cities. In these locations office
demand is generally weak and is mainly from small regional and local companies.

2.18

Corby’s office market is in line with the surrounding centres rather than the key
regional cities. Like Northampton, Corby is primarily seen as an industrial location,
and its office market is very secondary.

2.19

Most of Corby’s office stock is relatively modern purpose-built accommodation, found
on the out-of-town business parks (Figure 2.2) with the majority developed at the
time of the Enterprise Zone in the 1980s. The most modern out-of-town stock is
found near the railway station on Cottingham Road and at the Enterprise Centre,
both of which have let well, but came forward with public sector intervention. The
Enterprise Centre, was completed at the end of 2010 and was entirely funded by
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public sector money.4 The Enterprise Centre provides 38 offices suites between 200
sq ft to 1600 sq ft. Occupiers on Cottingham Road include Tollers Solicitors and the
Chartered Management Institute and SMEs such as commercial agents Potter
Learoyd are located at the Enterprise Centre.

Figure 2.2 Examples of out of town office stock in Corby

Source: EGi, Budworth Hardcastle

2.20

In the town centre most of the office stock is more dated than out of town, having
been built in the 1960s. A prominent example is Deene House (Figure 2.3, left-hand
panel), which houses much of the Borough Council’s staff. The town centre also
contains a high-profile modern office building, Corby Cube, which was completed in
2010 and houses public-facing Council services including a one-stop shop, library
and theatre. The Cube is pictured in the right-had pane of Figure 2.3. Its
development was supported by public sector funding.

Figure 2.3 Examples of town centre office stock in Corby

Source: Google Maps, Wikimedia

Demand
2.21

Property agents report that there is no one sector driving demand for office space in
Corby. Nor do occupiers have strong preferences in terms of location. Most prefer
the town centre to out-of-town offices. But on-site car parking is a key requirement

4

£1.1m from the European Regional Development Fund, the East Midlands Development Agency (emda) £6.5m,
Northamptonshire Enterprise Partnership (NEP), Northamptonshire County Council £1m and Corby Borough
Council £700k
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and is considered more important than location, so generally occupiers are prepared
to go wherever this is available.
2.22

Demand for office space in the borough is on a small scale and tends to be from
existing businesses in the borough or neighbouring areas, as far as Kettering.
Agents report that the borough does not tend to pick-up ‘footloose’ regional or
national requirements.

2.23

Table 2.1 shows annual office take-up, as recorded by EGi. Between 2013 and 2016
the figure averaged just 11,848 sq ft across 12 transactions (in 2017 no office
transactions were recorded).

Table 2.1 Annual office take-up, Corby, 2013 - July 2017
Year
2013
2014
2015
2016
2017
Total
Annual average
2013 - 2016

No. of
transactions
1
5
3
3
0
12

Total take-up,
sqft
678
29,355
6,253
11,106
0
47,392

3

11,848

Source: EGi

2.24

Table 2.2 analyses the EGi take-up by unit size. All but two of the 12 transactions
recorded were in small suites, up to 5,000 sq ft. Occupiers taking space during this
period included international shower company Kermi, Peavey Electronics and
Website Design.

Table 2.2 Office take-up by unit size, Corby, 2013 - July 2017
Unit size
up to 1,000 sqft
1001-2,000 sqft
2001-5,000 sqft
5001-10,000 sqft
10,001-15,000 sqft
Total

No. of
transactions
4
0
6
1
1
12

% of
transactions
33.3%
0.0%
50.0%
8.3%
8.3%
100.0%

Source: EGi

2.25

We do acknowledge that the EGi data do not capture all the deals that occur in
Corby. In particular, it is likely that EGi understates the number of very small deals,
up to 1,000 sq ft. The agents we have consulted advise that most deals in Corby are
for units in this size band - where tenants generally seek five-year leases with a
break after year three.
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2.26

EGi also misses one of the largest deals of recent years – where Utility Bidder took
10,000 sq ft at Pearson Academy on Bangrave Road in August 2015, on a five-year
lease with a with mutual break in August 2018. The rent was £11.00 psf, plus £4.50
psf for rates and service charge5. Deals as large as this are untypical for the local
market.

Supply and market balance
2.27

Table 2.3 shows that the EGi database lists around 19,000 sq ft of office space
currently available, across 10 units, which range in size between 460 sq ft and 4,200
sq ft. All the current availability is second-hand stock, with no new space available.

Table 2.3 Office availability, Corby, July 2017
Unit size
(sq m)

Unit size (sq ft)

Rent
(£ psm)

Rent
(£ psf)

Suite 10 Sarrington House, 39 High Street,
Corby NN17 1UU

43

460

167

16

Sarrington House, 39 High Street, Corby
NN17 1UU

73

790

132

12

1st (part) Ryder Court, Saxon Way East,
Corby NN18 9NX

92

990

65

6

Unit 17 Ash House, Medlicott Close, Corby
NN18 9NF

156

1,681

135

12

Entire Building Melbourne House, Priors
Haw Road, Corby NN17 5JG

157

1,690

63

6

Entire Building Saxon House, Saxon Way
West, Corby NN18 9EZ

175

1,885

Not quoted

Not quoted

Entire Building Saxon House, Saxon Way
West, Corby NN18 9EZ

196

2,115

Not quoted

Not quoted

1st (part) Max Park, Bangrave Road South,
Corby NN17 1NN

202

2,174

Not quoted

Not quoted

1st Weldon House, Priors Haw Road,
Corby NN17 5JG

291

3,133

69

6

Entire Building Brisbane House, Priors Haw
Road, Corby NN17 5JG

390

4,200

70

7

1,775

19,118

Address

Total

Source: EGi

2.28

5
6

Table 2.4 shows that the current number of units available equate to a vacancy rate
of 3.7%, based on total number of units recorded on VOA6. All the vacant units fall in
the size range of 5,000 sq ft or below which is where the EGi data on take-up (Table
2.2) shows there is the most market activity.

Potter Learoyd Commercial investment sale details
VOA data is for units described as: Offices and premises, Office
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Table 2.4 Office stock and availability, Corby
Size range

Total No of
units

% of units by
size range

No. of units
available

% of units available

190
35
25
14
4
4
272

70%
13%
9%
5%
1%
1%
100%

3
3
4
0
0
0
10

1.6%
8.6%
16.0%
0.0%
0.0%
0.0%
3.7%

up to 1,000 sqft
1001-2000 sqft
2001-5000 sqft
5001-10,000 sqft
10,001-15,000 sqft
15,001 sqft plus
Total

Source: EGi, VOA, AspinallVerdi

2.29

Based on EGi data of annual office take-up since 2013, the current supply of stock
equates to 4 years of supply, which is within market norms.

2.30

There are currently no new build offices planned for development in the borough.
Sites such as the magistrates court, land next to the train station and the land next to
The Cube could be suitable for office development. Corby West Urban Extension has
an allocation for 500,000 sq ft of employment space (B1/B2), some of this could be
suitable for office use. But office development in the SUE would require public sector
funding and/or the residential to cross-subsidies to bring this forward, due the current
low rents being achieved in the market.

2.31

The only new office space currently proposed will come through the conversion of
Pearson Academy building. The Council has bought the 83,000 sq ft D1 building and
will refurbish the space, with halve to be provided as B1 offices. The building will be
rebranded as Corby Innovation Hub.

Rents
2.32

Rents for good quality second-hand office space in the borough, let on traditional
lease terms, range as follows:


High Street £12.00-15.00 psf



Oakley Hay industrial estate £6.00-£13.00 psf



Weldon industrial estate £6.00-9.00 psf

2.33

These rents are broadly in line with Northampton and Kettering. They are much lower
than seen in the East Midlands cities, which achieve £17.50-£19.75 psf.

2.34

For small units let on flexible terms quoting rents are higher than for traditional office
space. Thus, at Corby Enterprise Centre quoting rents are £21.00 psf, including all
outgoings except business rates. For the Corby Innovation Hub quoting rents are
£20.00 psf excluding business rates, telephone & broadband.

2.35

At the rents currently being achieved in Corby, new build office development is not
viable. Agents report that rents on traditional offices would need to be nearer £20.00
psf to enable viable development. But even then, a pre-let on institutional lease terms
to a blue-chip covenant would be required to ensure viable development. Rents
would need to be closer to £30.00 psf to try and stimulate a speculative market.
However, current rents are sufficient to stimulate refurbishment of existing stock.
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Conclusion: the office market
2.36

With the forecast growth to the population and improved rail links, Corby may
become a more attractive office location - but this needs to be considered as part of a
longer-term strategy. Currently office rents are too low and occupier demand too
weak to make development viable, meaning that in the short to medium term public
sector intervention and/or cross-subsidies with higher value uses is required to bring
forward new office space. With a supply side stimulus, this may over the mediumterm increase rents. But rents would have to double from current levels to make
development viable. This makes new build development without public sector support
or higher value uses cross-subsidising very challenging.

2.37

For the short to medium term, therefore, the focus will be on refurbishment of existing
stock rather than new development. This provides the most cost-effective way to
bring more modern space into the market. Our evidence shows that this space lets
well.

2.38

In the longer term, new build office development is only likely to work as part of a
town centre scheme, on a site close to the railway station or as part of the Western
SUE. Such sites will need to provide sufficient levels of on-site car parking to capture
demand. Even so, it cannot be guaranteed that office development will come forward
as part of mixed-use schemes: agents comment that as part of the Parkland
Gateway site a mixed-use solution was considered, but in the current market the
developer could not make it viable.

Industrial space
Introduction
2.39

For our market analysis we combine industrial and distribution uses (B1c, B2 and B8)
into one property market sector. This is because these different uses generally
occupy the same types of building, and are difficult to distinguish in practice.

2.40

Our analysis below splits the industrial market:

2.41



General industrial uses – including production space (factories and workshops)
also small to medium-sized warehousing



Large-scale strategic warehousing, in units of around 100,000 sq ft or more,
typically provided as new build on specialist logistics parks

We distinguish these two sub-sectors because they are driven by different factors on
the demand side, as discussed later.

National context
2.42

Across both sub-sectors, the national industrial market remains healthy. In the global
economic crisis speculative development came to a halt. At that time there was
sufficient supply to meet demand, due to weakening occupier demand and the wave
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of speculative development that had occurred pre-financial crisis (driven by easy
access to finance).
2.43

In recent years supply has tightened. This is due to improvement in the economy,
changing shopping patterns (increase in online sales), and some units being lost to
higher value residential uses. Most recently, the devaluation of the pound, has
supported growth in the UK manufacturing sector, by making exports more
competitive.

2.44

In some areas of the country the supply of industrial units has not kept pace with
demand, due to the lack of new build development. Developers are finding it much
harder to fund industrial development, including large-scale strategic warehousing,
than before the financial crisis.

2.45

Due to the tight nature of the funding markets, speculative development is generally
only occurring in super prime areas, such as parts of the M1 corridor and Heathrow –
where there is strong occupier demand from blue-chip covenants, so that perceived
risk is low. Across most of the country, the lack of speculative development has led
to an imbalance in the market, with some occupiers having to wait for build to suit
opportunities or taking second-hand space to satisfy immediate requirements.

2.46

The current imbalance in the market is not likely to improve in the immediate future.
Property agents Cushman & Wakefield state that ‘in the short term, occupier demand
is expected to remain strong, supported by both a rise in exports and ecommerce
related activities. Severe supply constraints in key regional markets should continue
to put upwards pressure on prime rents.’7 Over the long term, there is of course more
uncertainty; Cushman & Wakefield predict that ‘demand for industrials will fluctuate
with economic drivers such as the value of sterling, manufacturing and production,
exports, domestic consumption and Brexit.’7

General industrial space
Corby as an industrial location
2.47

The borough’s existing industrial space is primarily concentrated on out-of-town
industrial estates/business parks, and around the steelworks to the east of the town
centre. Except for the steelworks, most industrial space in the borough was built
during the 1980s, when much of the employment land in the town benefitted from
Enterprise Zone designation. Agents report that the first wave of new build was the
early 1980s and followed by a second wave of activity in the late 1980s (examples of
units are shown in Figure 2.4). As a result, some of this stock is nearly 40 years old
and will be coming near to the end of its economic life.

2.48

Occupiers on the established industrial estates/business parks are wide ranging and
include Kettle Interiors, Sanderson Transport, and Latimer Fire Protection.

7

Cushman & Wakefield (Spring 2017) UK Industrial & Logistics Market Outlook
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Figure 2.4 Examples of industrial stock in Corby

Source: AspinallVerdi

2.49

Agents generally state that occupiers are not preferring one location over another,
because the infrastructure around the borough is generally good.

Demand
2.50

Compared to neighbouring areas, general occupier demand in Corby is weak. Many
businesses still have a negative perception of the town:


It is still seen in some quarters as a single-industry town, based on the
steelworks.



Steel heritage means that the established workforce is thought of as being
heavily unionised and does not provide the flexibility for modern working
practices.



Existing employment base is thought of as low grade blue collar workers that lack
the skills of an industry that is becoming more sophisticated.

2.51

As result of these market perceptions, agents and developers find it difficult to attract
‘footloose’ property requirements.

2.52

Table 2.5 shows that between 2013 and 2016 the annual industrial take-up averaged
36,700 sq ft across 97 transactions. Current take-up for 2017 is 28,700 sq ft which
would suggest it’s in line with recent trends.

Table 2.5 Annual general industrial take-up, Corby, 2013 - July 17
Year
2013
2014
2015
2016
2017
Total
Annual average
2013 - 2016

May 2018

No. of
transactions
20
28
29
20
13
110
24

Total take-up sqft
32,343
35,773
49,960
28,718
19,692
166,486
36,699
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Source: EGi

2.53

Table 2.6 shows that since 2013 the spread of unit sizes take-up is broad, with no
particular size band showing comparatively weak take-up.

Table 2.6 General industrial take-up by unit size, Corby, 2013 - July 17
Size range
up to 2,000 sqft
2,001-5,000 sqft
5001-10,000 sqft
10,001-20,000 sqft
20,001-50,000 sqft
50,001-100,000 sqft
Total

Total No of
units
18
15
21
19
28
9
110

% of units by size
range
16%
14%
19%
17%
25%
8%
100%

Source: EGi

2.54

Where the Corby market excels is capturing demand from food processing and
packing companies, engineering, vehicle repairs, vehicle storage and those seeking
freehold sites/accommodation.

2.55

Agents state the workforce in Corby is very suitable for food processing and packing
industry because:

2.56



It has a strong history in shift work – a counter to the perception of being
unionised.



Corby has benefited from migrant workers who will often take shift work and
accept lower pay, more so than others.



Corby has cheaper housing than other surrounding areas – making it an
affordable place to live.



These companies want to be close to London and also to be accessible to other
markets in the north of the country.



These companies generally prefer freehold property as their units have bespoke
requirement e.g. floor drainage. Agents report that Corby is the first location
north of London where freehold property/land is available. Where units are
speculatively built elsewhere it is delivered to institutional specification which do
not meet food processing and packing companies’ requirements. Therefore, the
location combined with availability makes Corby an attractive proposition.

Food processing companies that have been attracted to Corby include:


Greencore, a sandwich marker for supermarkets, who have recently taken an
80,000 sq ft unit for expansion.



Oakhouse, make ready meals, moved from Chesterfield.



Jackson Bakery, from Hull, who are expanding south, have a planning application
in for a new 100,000 sq ft unit at Genner Park.
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Blue Sky Holdings a fruit salad producer that moved from Kent took a 50,000 sq ft
unit.

2.57

Engineering companies are located in Corby due to historical links with the steel
industry. These companies have evolved and adapted to new markets but have
stayed in the town.

2.58

There is also demand from car storage operators such as BCA who are utilising the
abundance of affordable land and Corby’s central location. Also, agents report a
good level of demand from vehicle repair companies, again due to the availability of
affordable premises.

2.59

Existing occupiers could potentially generate demand for new development, as many
existing industrial buildings are coming to the end of their economic life. But agents
and developers report issues in satisfying demand from existing occupiers with new
build stock. Existing occupiers are generally in affordable premises. The price
differential between existing premises and the rents/capital values required to make
development viable is too great, so existing occupiers cannot move to more suitable
premises.

2.60

Where agents do see future growth, and Corby’s competitive advantage compared to
other areas, is through the availability of freeholds. As stated above, Corby is one of
the most southern locations where freehold industrial sites are available. The
availability of freehold is an attractive proposition to the market and provides the
potential opportunity for Corby to attract new occupiers and different sectors.
However, part of the solution to capture this demand will be the ability to fund
speculative development to provide premises for immediate occupation and hence
capture any footloose demand.

Supply and Market Balance
2.61

Table 2.7 shows that there are 34 units advertised as available on EGi. This is
against a total stock of 611 units registered on VOA8 i.e. vacancy rate of 5.6%.

8

VOA data is for units described as: Workshops, storage land and premises, Workshop and premises, Workshop
& premises, Workshop, Warehouse, workshop & premises, Warehouse, offices and premises, Warehouse and
premises, Warehouse & premises, Vehicle repair workshop and premises, Factory & premises, Factory and
premises
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Table 2.7 Availability by number of units, general industrial space, Corby, July
2017
Size range
up to 2,000 sqft
2,001-5,000 sqft
5001-10,000 sqft
10,001-20,000 sqft
20,001-50,000 sqft
50,001-100,000 sqft
Total

Total No of
units
201
133
88
86
79
24
611

% split of total No. of units
stock available
33%
22%
14%
14%
13%
4%
100%

1
9
7
5
8
4
34

% of units
available
0.5%
6.8%
8.0%
5.8%
10.1%
16.7%
5.6%

Source: EGi, VOA, AspinallVerdi

2.62

Table 2.8 shows that current vacancy, measured by floorspace, is 10%, with the
highest vacancy rate found in unit sizes between 50,001 – 100,000 sq ft.

Table 2.8 Availability by floorspace, general industrial space, Corby, 2017
Size range

Total sq ft

% split of total stock

up to 2,000 sqft
2,001-5,000 sqft
5001-10,000 sqft
10,001-20,000 sqft
20,001-50,000 sqft
50,001-100,000 sqft
Total

229,102
431,762
579,722
1,130,874
2,436,890
1,621,269
6,429,619

4%
7%
9%
18%
38%
25%
100%

Floor area available % of floorspace
sq ft
available
1,500
24,028
47,191
73,691
199,623
296,265
642,298

0.7%
5.6%
8.1%
6.5%
8.2%
18.3%
10.0%

Source: EGi, VOA, AspinallVerdi

2.63

Based on annual take-up from 2013, the current availability represents 1.3 years
supply in the number of units available, which would indicate a tight market. But in
floorspace terms it represents over 17 years supply. The reason for the imbalance is
that most of the availability is in larger units, while there is a shortage of smaller units.

2.64

Part of the reason for the lack of smaller units is a lack of new build industrial
development, either speculatively or on a built to suit basis. The most recent new
build in Corby has been Alpha Court, which was developed on a speculative basis
and provided 10 units totalling 61,000 sq ft. But this was brought forward in a
different economic climate, when there was liquidity in the financial markets to fund
such development i.e. pre-global financial crisis.

2.65

Agents and developers report that part of the reason why new industrial space is not
coming forward is that institutional investors will not fund new build development in
Corby, due to the perceived market risks. CWC Group report that, when they sought
funding on a package of sites that included Centrix Park, institutional investors would
not fund the opportunity, due partly of the risk associated with Corby. CWC will now
be bringing forward the Centrix Park site on a speculative basis through using their
own funds, generated from the investment sale of Alpha Court. Centrix Park’s
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current proposals are for small units of between 5,000–7,500 sq ft in terraced units
and a larger unit of 60,000 sq ft.
2.66

There are two further relatively large sites immediately available for development,
Manton Park and Genner Park. Both these sites offer property on a build-to-suit
basis, with no proposals for speculative development. Manton Park provides parcels
of land up to 7.4 hectares, and so far has experienced little success in attracting
industrial occupiers. The only occupiers that have been secured here are Wickes and
Kia Motors, both of which are non-industrial uses. Genner Park as noted earlier has
recently attracted Jackson Bakery, which will deliver a 100,000 sq ft unit, and has a
further eight hectares of land available for build to suit.

2.67

As evidenced through our site visits, there are many smaller parcels of industrial sites
being marketed for sale but these are not listed on EGi such as a 37,000 sq ft,
16,000 sq ft and 21,500 sq ft units available on a build to suit basis on Princewood
Road, Earlstrees Industrial Estate and a 23,000 sq ft unit on a build to suit basis at
Harpers Court, Oakley Hay. In the longer term, those sites that are being used as
car storage (Geddington Road and Willowbrook North) should be well placed to
capture demand for industrial development.

2.68

In a normal functioning market, this number of available sites would not be
considered high but due to the weak demand and the difficulty in delivering sites this
level availability is considered high in the local market.

2.69

The success of Centrix Park will be a real test for the local industrial market as this
will be the first speculative new build development for around 8-10 years. This will
demonstrate whether Corby can attract those footloose requirements that require
space for immediate occupation and whether existing occupiers in the borough will
pay new build rents/capital values.

Rents and capital values
2.70

Rents for existing industrial stock in Corby vary. The more modern stock such as
Alpha Court has achieved rents of between £4.00 and £4.80 psf and was sold-off a
yield of 7%.

2.71

Agents and developers accept that for Corby to be competitive in attracting occupiers
rents have to be £5.00 psf or less. This is compared to £6.50 psf achieved in
Northampton and being quoted in Kettering. At this rent level, development is
marginally viable on a build to suit basis, provided that a blue-chip covenant is
secured on institutional lease terms. On any other basis development is not viable.

2.72

Capital values for good quality second-hand stock is around £45.00 psf at Oakley
Hay Industrial Estate and units around Earlstrees Industrial Estate lower at around
£25.00 psf to £30.00 psf. At these capital values development is not viable. Agents
and developers state that capital values need to be around £100 psf to £130 psf to
enable viable development.

2.73

Agents we have consulted report that some potential occupiers from outside the
borough are prepared to pay these capital values for new build units, but cannot
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obtain bank loans to fund the purchase. That is because loan applications must be
supported by property valuations, which are based on comparable evidence of past
transactions, and in Corby the comparables show only values too low to support
viable development. We understand that in the case of Jackson Bakery, the only
recent example of a new-build unit purchased freehold, the purchase was selffinanced and no bank loan was needed. For typical occupiers, who do require bank
loans, freehold development will not come forward until lenders can see evidence of
actual transactions at high enough values.
2.74

Agents are hopeful that the example of Jackson Bakery, and the speculative
development at Centrix, will provide the evidence to support higher valuations and
improve market confidence.

Conclusion: the general industrial market
2.75

In summary, market signals are such that that general industrial development is
currently not viable in the borough, and is only being brought forward in special
circumstances.

2.76

Corby has the potential to have a competitive advantage over neighbouring centres,
by offering lower rents / prices and freehold opportunities. A big challenge for
development in the borough in recent years has been getting finance to build
speculatively. The special circumstances of CWC Group bringing forward Centrix
Park on a speculative basis, using their own funds, will hopefully be the turning point
the market needs. Centrix Park will offer an opportunity to locate in Corby for
footloose businesses that seek new building for immediate occupation. It will
hopefully act as the market stimulus, providing lenders with confidence that Corby is
a viable location – whether they are lending to developers or occupiers.

2.77

Should Centrix Park not act as the stimulus required, over the longer term the ageing
of the existing stock, built at the time of the Enterprise Zone, will be a concern. It may
require public sector intervention to help regenerate these areas.

2.78

Given the current uncertainty in the market and the availability of sites both for
immediate occupation (Centrix Park, Manton Park and Genner Park) and longer term
occupation (car storage sites at Geddington Road and Willowbrook North) there is no
market rationale to support the release of new sites for general industrial
development.

Strategic distribution
National context
2.79

Increasing demand for warehousing across the UK has been driven by the growth in
online retail. Occupiers are often retailers themselves, or 3rd party logistics
companies (3PLs) who distribute goods on their behalf. These companies tend to
offer good covenants and are prepared to commit to institutional lease terms –
therefore creating good capital values. These good capital values not only provide an
incentive for developers to bring forward units – it also enables them to bid
competitively for sites.
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2.80

In recent years, new-build development has typically involved very large units of up
to 1 million sq ft, with the very largest requirements coming from retailers. Demand
for units has been strong, and the relationship between capital value / land value /
build costs / developer return is maximised. Because there has been a focus on
delivering very large units, there has been fewer small and mid-sized units (circa.
150,000 sq ft or less) being delivered, where build costs are slightly higher, but
agents are now reporting that the market is shifting.

2.81

Current demand is mainly for more compact distribution units, which are suited to
local and regional distribution rather than national, although there is still market
evidence of very large activity occurring throughout the country (e.g. Amazon taking
a 1.1 million sq ft unit at iPort Doncaster). Demand for the smaller units is generally
from the same blue-chip covenants who previously sought larger units. But, as few
units of this type have been delivered in recent years, supply has tightened and rents
are now increasing. This means that small to mid-sized units have increasingly
become attractive for developers who are now willing to bring forward units of this
type.

Corby as a logistics location
2.82

In the East Midlands, the industrial market is dominated by the Golden Triangle,
where the M42, M1 and M6 motorways meet and where most the UK population can
be accessed in a four-hour drive. This area has seen significant growth in largescale distribution with major occupiers such as Tesco, Sainsbury’s and Amazon
located here. As land supply has tightened in the Golden Triangle, availability of
sites has decreased and occupation costs have risen. As a result, sites outside the
triangle, along the A14, are becoming attractive for development.

2.83

As shown in Figure 2.5, strategic distribution units in Corby are primarily those units
built during the Enterprise Zone period of the 1980s. The stock is dated and does not
necessary meet modern occupier requirements of cross-docking facilities with high
eaves.

Figure 2.5 Examples of strategic distribution stock in Corby

Source: AspinallVerdi

2.84

Occupiers in these large strategic units, include good quality covenants from national
retailers and 3PLs:
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Matalan on Curver Way – 480,000 sq ft



Staples on Mitchell Road - 380,000 sq ft



Avon Cosmetics on Earlstrees Road – 355,000 sq ft



Smyths ToysMax at 500, Max Park - 511,400 sq ft



IForce at 160, Max Park, 160,619 sq ft



Bibby Distribution Unit 2, Max Park, Corby – two units of 212,500sq ft to provide a
combined size of 425,000 sq ft.

2.85

We understand that Bibby Distribution took their first unit at Max Park in 2013 on a
five-year lease with a tenant only break option after three years to support a threeyear contract with Japanese food manufacturer Mizkan. They subsequently took the
second unit in 2016 to double its capacity to service their food manufacturing and
retail customers.9 Matalan took their unit in May 2010 on a 20-year lease.

2.86

The most recent new build development in Corby has been at Prologis EuroHub.
Like Alpha Court, this was brought forward on a speculative basis prior to the global
financial crisis in 2007. Prologis built out four units; three units of around 275,000 sq
ft and one unit of 150,000 sq ft. Tenants include Sainsbury’s/Iforce and Wincanton
Logistics.

Demand
2.87

In recent years Corby has struggled to attract large-scale logistic companies. In the
view of agents and developers we have consulted, this is due to the same adverse
perceptions that we have identified earlier in relation to general industrial occupiers.
For B8 uses, one problem is the time and cost of travelling to and from the A14.
Agents report that the low rent on offer in Corby does not off-set the on-going
operational costs over the life of an institutional lease term, which can be typically 15
to 25 years.

2.88

In terms of letting activity, as one would expect the borough seems to perform best
when it has good availability while there is a shortage of stock in competing locations,
such as Northampton and Kettering. This is evidence through the letting activity in
2012, whereby agents Budworth Hardcastle reported10 the following deals:

2.89



New Store Europe, a shop fitting company, took 150,000 sq ft unit at Eurohub



Advanced Processing took 220,000 sq ft unit



The retailer Joules Clothing acquired additional space to take their Corby facility
up to 240,000 sq ft.



3PL Norbert Dentressangle took a 215,000 sq ft at Max Park.

As with general industrial, one competitive advantage Corby has over neighbouring
centres is the availability of freeholds. However, the lack of speculative built units is
potentially holding back the market, as it cannot capture those ‘footloose’

9Logistics
10

Manager (December 2016) Bibby doubles capacity at Corby depot
Budworth Hardcastle (27/11/12) Major relocation to Corby
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requirements that require immediate occupation – so they cannot wait for a freehold
unit to be built to order. The agents we have consulted report that typical
requirements of such footloose occupiers are:


Units of between 150,000–250,000 sq ft



Available on a leasehold basis on a three-year lease term, to match the length of
the contracts given to third-party providers



High eave heights (10-15 m)



Cross-docking facilities



Good access to the M1/A14



Room for parking and turning HGVs



Secure yards.

Supply and market balance
2.90

2.91

There are currently no large-scale B8 units available in the borough. But build-to-suit
space is on offer at Mulberry Developments’ Midlands Logistics Park, which currently
has planning permission for 3.36 million sq ft of B8 space and is undergoing site
preparation works. Mulberry Developments has not committed to speculative build at
this stage but once the site preparation works are complete, the site will be oven
ready for occupiers in 2018 – therefore significantly de-risked and offering short lead
in period for build complete. This will be an important test for the market because:


It will be the first time since the global financial crisis that Corby has had the
opportunity to bring forward strategic warehousing on a site south of the borough.



It will also be the first time Corby has had a site that could deliver a unit of more
than a million sq ft (the planning permission allows for a single unit of up to 2.6
million sq ft). Nationally, there are only 12 sites advertised on EGi that can deliver
over 1 million sq ft in a single unit, and only three sites that can deliver 1.5 million
sq ft or more. None of the 12 units advertised are close to Corby, with Derby
being the closest competition. Although the market for these ‘super sheds’ may
be cooling, the ability to provide them does provide Corby with a unique market
opportunity.

Despite Centrix and Manton Park also having the ability to deliver units over 100,000
sq ft for B8 distribution our analysis has shown that the focus for these sites appear
to be to capture general industrial demand. There is greater uncertainty on the future
use of those sites currently used for car storage, comprising Geddington Road11 and
Willowbrook North, as these could be suitable for strategic distribution or general
industrial. These sites are cleared and levelled, with road servicing in place, and

11

Council officers have advised that, as part of the Joint Core Strategy process, Geddington Road was
considered as a possible strategic employment allocation but rejected. Our analysis takes no account of this. Our
analysis takes account of all the sites that the Council selected for assessment (see para 3.1 below), regardless
of their planning status.
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have the potential to provide a further 2.9 million sq ft of space, assuming a 40% site
coverage.

Rents
2.92

Rents for good quality strategic space in Corby are £4.50 psf, and for poorer stock
around £2.50 psf. Agents and developers state that new build units would have to be
advertised at less than £5.00 psf to allow Corby to have a competitive price
advantage over Northampton and Kettering – hoping that this price advantage will
offset any perceived risk off the distance from the A14.

2.93

At rents of less than £5.00 psf development is marginally viable on build-to-suit basis,
if a tenant is secured on institutional lease terms to a blue-chip covenant. On any
other basis development is unviable.

2.94

The success of Midlands Logistics Park will be critical in setting the market tone on
rents and capital values for strategic space.

Conclusion: the strategic distribution market
2.95

As with general industrial, market signals are such that strategic distribution
development is currently not viable in the borough. Corby’s competitive advantage is
the ability to provide very large units of over a million sq ft, making it one of a very
few competing locations in the country or the region that could capture such demand
from retailers. In addition, the availability of freehold is an advantage.

2.96

Midlands Logistics Park will be a test, as it will show if Corby can capture demand for
very large-scale requirements. However, the market for such units has cooled. If
Mulberry Developments were able to deliver smaller strategic units (e.g. circa
150,000 sq ft) on a speculative basis, this may capture footloose requirements. But
this solution is clearly challenging given current levels of viability in Corby. Should
Midlands Logistics Park be successful, those sites currently being used for car
storage (e.g. Geddington Road and Willowbrook North) could be well placed to
capture future demand; but this will be dependent on the success on the general
industrial market, which could compete for parts of these sites.

2.97

Given current market uncertainties, at present there is no market rationale to allocate
additional sites for this type of development.

Market evidence and the Joint Core Strategy
2.98

It will be helpful at this stage to reflect on the relationship between the market
analysis below and the North Northamptonshire Joint Core Strategy (JCS). As
discussed in the main report, the Council has estimated that the job growth targets in
the JCS imply that a demand for additional employment land, over the plan period to
2031, of 112 ha. As the JCS has been found sound and is part of the adopted
development plan for the area, those job growth targets are binding on the Council.

2.99

However, in the short term the market analysis shows that delivering the
requirements of the JCS will be challenging. The JCS says that there will be demand
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for large amounts of B-class development, and the market analysis suggests that
such development is generally unviable.
2.100 .The point of our market analysis is not to challenge the JCS’s employment land
policy, but to show that to deliver it will require a very substantial uplift in demand.
This confirms the view of the Core Strategy Inspector, that the plan’s employment
targets are challenging and aspirational12.
2.101 A range of factors should contribute to improving demand. Firstly, the market may
already be at a turning point, due to the recent transactions and commitments
discussed earlier in this chapter. Secondly, in line with our site-specific
recommendations Corby in future should offer a better portfolio of development
opportunities, combing a reduced quantity of land with better quality. Thirdly, Corby
as a growth town will see large-scale population growth, together with physical and
social improvements, that should make it more attractive as a business location.
2.102 Despite these positive signs, our market analysis suggests that to deliver the JCS
targets in relation to job growth and B-class development will be challenging. There is
scope for the public sector to intervene proactively to bring forward development. The
main opportunity is on the land covered by the Rockingham Development
Framework, where there is a large cluster of development sites (ELR11a-11i, see
Figure 3.1 below), which is identified for employment in the JCS and partly in Council
ownership. Successful development will need a strategy that brings together the
different landowners, an agreed masterplan, and spending on land reclamation and
infrastructure to make land ready for development. There may also be scope for
intervention at the Tata Steel land (ELR32) and Boyle Road and Curver Way
(ELR28), also owned by Tata Steel.
2.103 As we have seen, industrial development in Corby is discouraged by poor investor
confidence. One specific obstacle is lack of comparables evidence, to show what
rents and values are achievable once good-quality new space is brought to the
market. In this way, under-investment breeds more under-investment. New
development supported by public sector intervention can help break this vicious
circle.

12

http://www.nnjpu.org.uk/docs/NN%20JCS%20Exam%20Final%20Report%2022-06-16(1).pdf
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3

SITE APPRAISAL: DEMAND
Identified and potential development sites

3.1

In this section we assess development sites identified or proposed for employment
use from a demand perspective. The list of sites to be assessed has been provided
by the Council. In relation to each site, we consider whether, if it were identified for
employment development, it would be likely to be developed in practice – whether in
the plan period or the longer term. These findings will help inform land allocations in
the emerging Part 2 Local Plan, though only in relation to sites which are not
identified in the Joint Core Strategy (JCS), and which provide between 0.25 and 5.00
ha. Sites larger than 5.00 ha are considered strategic in scale, so the decision
whether to allocate them lies with the next review of JCS; while sites smaller than
0.25 ha are considered too small to allocate and are not covered by our assessment.

3.2

It is important to note that our site assessment is only partial, because it takes no
account of supply-side constraints, including policy constraints – which are assessed
separately in the main report. Nor does the analysis at this stage take account of
quantitative balance of total demand and supply, which is considered in the main
report. A site may have very good chances of attracting development when
considered in isolation, but if such sites collectively provide far more land than can
realistically be taken up, then many of them will not be delivered, regardless of their
individual merits.

3.3

Therefore, to make final recommendations on land allocations it will be necessary to
bring together the two site assessments, demand and supply, with the overall
calculation of market balance. This wider analysis is in the main report.

Assessment method
Overview
3.4

The sites covered by the appraisal total 589 hectares. They are mapped on Figure
3.1 below, which has been provided by the Council. (Sites smaller than 0.25 ha are
shown on the map but excluded from the assessment as noted earlier, because they
are considered too small to allocate). Our assessment method reflects the principles
of national planning policy, and in particular:


That planning should aim to meet objectively assessed needs, including the
needs of business, respond positively to opportunities for growth, and actively
support economic development (paras 14 and 17 of the Framework, among many
others);



That plans should be deliverable (para 173 of the Framework), and authorities
should avoid safeguarding for employment sites that have no reasonable
prospect of being used for that purpose (para 22). As discussed above, these
points imply that sites should be identified for employment only if they can
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reasonably be expected to be in demand and viable – though over what time
horizon is not specified.
3.5

Based on these principles, the main question for our demand assessment is:
If the site is identified in the plan for employment development, and assuming that
any supply constraints are resolved, what are the prospects that it will be delivered in
practice?

3.6

In answering this question, we assume that new infrastructure will be delivered as
proposed - in particular Phase 2 of the Northern Orbital Road, which will benefit
several employment sites. If the link were not to be completed, some of our site
appraisals would need to be reconsidered.

Caveats
Policy and supply constraints
3.7

As mentioned earlier, the analysis at this stage sets aside any supply-side
constraints, including policy constraints – which are considered separately in the
main report. Thus, for the purpose of the demand assessment we assume that any
constraints, such as contamination, ground conditions or adverse environmental
impact, are successfully resolved.

3.8

Any sites for which this assumption is wrong – for example due to unacceptable
environmental impacts – are downgraded in the final assessment that brings together
demand and supply at Chapter 5 of the main report and Appendix 12. The result is a
new ranking of sites, that takes account both of market potential and constraints.

3.9

Also, the assessment at this stage takes no account of current policy status. The list
of sites that we have considered was provided by the Council. Some of those sites
are already identified for employment (or mixed use including employment), while
others are being considered or proposed for that use, either by the Council or private
sector promoters. In the demand assessment we make no distinction between these
categories.
Overall market balance

3.10

Another limitation of the site appraisal is that it considers sites one by one, taking no
account of the overall balance of demand and supply. In real life, the prospects of
any individual site being taken up depends partly on that overall balance. Thus, if the
total amount of land offered for development oversupplies total demand, even the
most attractive and unconstrained sites may not be taken up (conversely, in an
undersupplied market even relatively unattractive and constrained sites may be taken
up).

3.11

In the case of Corby, the total amounts of land required for different employment
uses are in effect set by the Joint Core Strategy job targets, which are translated into
floorspace in the main report. These overall requirements will determine the cut-off
point between the best sites, which should be identified for employment, and the
worst sites, which might be allocated to other uses.
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The detailed assessment
3.12

Our detailed site assessment is in the table at Annex A. Below, we briefly explain the
content of the table, working downwards through the questions in the left-hand
column.

3.13

As mentioned earlier, the list of sites for assessment and the boundaries of those
sites were provided by the Council, together with basic facts about each site. Site
areas are measured by us, using GIS.

3.14

For each site, the first step in the analysis was to determine a most appropriate
employment use, on which the assessment would be based. This first step is
important, because different types of occupier have different requirements: for
example, excellent strategic road access is more important for strategic logistics than
general industrial uses. We identified four types of use:


Industrial estate



Strategic distribution park



Local offices



Out-of-town office park.

3.15

To identify the use of each site we used planning data, discussion with Council
officers and our own judgment.

3.16

The remainder of the table sets out a succession of questions, or assessment
criteria, and rates each site against each criterion, using a three-point score from 3
(good), through 2 (reasonable) to 1 (poor). Each score is supported by a short
narrative that explains our judgment and adds detail.

3.17

The assessment criteria are under two headings:

3.18



The first heading, Attractiveness to occupiers, or occupier demand, is largely selfexplanatory. It considers how far the site, if developed for the employment use
identified earlier, would provide the accommodation that occupiers seek.



The second heading, Delivery / attractiveness to developers, considers the site
from the perspective of the development industry. This aspect is sometimes
neglected, but it is critically important, because for a site to be brought into use it
must first be built on. This will only happen if property providers expect enough
occupier demand, at rents or cap values that are enough to deliver viable returns
to the developer, investor and landowner.

Under each heading, the specific criteria comprise:


Attractiveness to occupiers (occupier demand)
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3.19



Internal environment: considers if the topography of the site, including shape,
gradient, boundary and any existing structures, is suitable for the proposed
employment use.



Strategic accessibility (road): for Corby this is an easy question, as all access
to the strategic network is via the A14, and all the sites under consideration
are at similar distances from that road. Accordingly, we have scored all sites
as ‘reasonable’ – recognising that places close to the A14 (Kettering) or the
M1 (Northampton) have a relative advantage. This feature is especially
important for strategic distribution.



Local access (road) considers the quality of local roads serving the site and
the areas through which they pass. If a site is accessed through narrow or
congested roads or residential areas, it will be classed less favourably. This
feature is more important for industrial than office uses. It is critical for
strategic logistics, which depends on efficient lorry movement.



Public transport access is rated according to distance from the train station
and quality of bus service. It is important to office occupiers, because it helps
attract staff.



Each site is allocated a summary score for likely occupier demand, again
ranging from 3 (good) to 1 (poor). The summary score is based on the criteria
listed above, but it represents our judgment, not a mechanical calculation.

Attractiveness to developers (developer demand)


For this criterion we use a single score, which reflects a range of market
evidence, including the performance of neighbouring commercial property,
known developer interest and current marketing.



This aspect of the assessment of course overlaps with occupier demand
(discussed above), because developers naturally want to provide what
occupiers want.



But developers and investors are also interested in other factors, such as
evidence of comparable rents / values, expected long-term improvement of
the surrounding area, the potential for higher-value uses such as housing, the
costs of development and any obstacles to development. In regard to costs
and obstacles the assessment also overlaps with the analysis of constraints in
the main report, especially in relation to ownership (unwilling owners, multiple
owners not working together).

The output of the above analysis is a summary demand assessment. It rates the
likelihood that the site, if identified for an employment use and free of constraints,
would be developed and occupied for that use. Based on our professional judgment,
and on the information available to us, we have divided the sites into four categories
as follows:
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Group A – certain, or virtually certain, to be delivered in the plan period
Group B – likely to be delivered in the plan period
Group C – may be delivered beyond the plan period
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Group D – unlikely to be delivered.

Drawing conclusions
3.20

The next stage in our analysis is to translate the demand assessment into advice on
whether sites should be identified for employment. For this, we bring into play an
additional criterion: whether a site is likely to be suitable for an alternative use.

3.21

This is relevant because, on the evidence discussed earlier, the total area of land
being considered for employment seems to be far greater than the likely demand.
Given this aggregate oversupply, it may be advisable to identify some of these
potential sites to alternative uses, albeit they might be good employment sites.

3.22

Table 3.1 below shows, for each site:


Site ID, name and land area proposed or considered for employment (Cols 1-3)



The summary demand assessment (Col 4)



A broad judgment on whether the site is potentially suitable for other uses, such
as housing (Col 5)



Finally (Col 6), our initial view on whether the site should be identified for
employment.

3.23

In line with our study brief we provide this view for all potential development sites,
although as mentioned earlier only those up to 5 ha are potentially to be allocated in
the part 2 Local Plan; larger sites are the province of the Joint Core Strategy.

3.24

To arrive at these conclusions, we have combined the assessments of employment
demand and suitability for other uses as follows:


Sites certain, virtually certain or likely to be delivered for employment uses in the
plan period (Groups A and B): are potentially attractive for employment (subject
to supply constraints and the overall balance of supply and demand).



Sites that may be delivered for employment beyond the plan period (Group C):
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If not suitable for another use, these sites are potentially attractive for
employment. Such sites could provide a buffer against uncertainty (in case
the market does better than expected and a long-term land reserve, (so
Corby continues to offer generous opportunities for economic development).



Land at Geddington Road11 (ELR03) and Fircroft Park (ELR25): are
potentially attractive for employment, although they are also potentially
suitable for other uses, being greenfield land on the edge on the urban area.
Due to their size and location, these two sites together provide an exceptional
opportunity for a strategic distribution scheme. But they will not come forward
until the Midlands Distribution Park is complete or nearing completion. As
noted earlier, ELR 31, which adjoins ELR03 across the A43, is immediately
available for development and currently being marketed. Once it is
completed, ELR03 and ELR 25 will form the new edge of the urban area.



Other sites potentially suitable for another use: probably are not attractive for
employment.
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3.25

Sites unlikely to be delivered for employment (Group D): certainly are not
attractive for employment.

The next section is a brief description of the sites in each category. The reader must
bear in mind that the recommendations made at this stage are partial and
provisional, based solely on the qualitative demand-side assessment of individual
sites. Once we have taken into consideration supply constraints and the overall
balance of demand and supply, the list of sites to be identified for employment may
become much shorter.

Assessment results
Sites potentially attractive for employment use
3.26

In this category there are five sites that we consider certain or almost certain to be
delivered for employment uses in the plan period. These sites, providing 133 ha in
total, are as follows:


Corby West (ELR06) is intended to come forward as part of the SUE of 4,000
new homes to the west of Corby. We have assessed ELR06 on the assumption
that the sustainable urban extension will be completed as planned. The most
likely use for the site is B1 (a, b or c). In market terms the area around ELR06 is
untested, and there is little or no current evidence to suggest that commercial
development will be in demand and viable at this location. But the council have
advised that there is a developer already on board, willing to deliver commercial
development, which will be cross-subsidised by the residential element of the
SUE. This site is in the process of securing planning permission. The site has
potential for B1a, B1b and B1c uses, and possibly also B2 and B8, depending
how it is masterplanned.



Centrix Park and Midlands Logistics Park (ELR11a & ELR31) are both in the
ownership of commercial developers and have proposals for industrial uses. A
Centrix Park the proposal is for B2 and B8, to provide one 50,000 sq ft unit and
five 10,000 sq ft units. At Midlands Logistics Park the proposal is for up to 3.36
million sq ft of B8. Centrix Park is to be speculatively built and Midlands Logistics
Park is looking for pre-lets.



Manton Park (ELR09) does not currently have a live proposal, but is ready to be
developed. It is in a prime position, surrounded by the Phoenix Parkway
industrial/retail area. It is potentially suitable for B1a, b, c, B2 and B8 uses. The
site is currently being marketed for build to suit. It is available on a freehold or
leasehold basis.



Genner Park (ELR11b) has is a live proposal for a bakery on part of the site. The
site is well positioned, next to Centrix Park, and the rest of the site will likely see
development in the plan period. The site benefits from a good position on
Phoenix Parkway and the development of the bakery and proposals at Centrix
Park should provide market confidence to bring this forward in the plan period.
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Table 3.1 Summary demand appraisal
Col1

Col 2

Col 3

Site ID

Site Name

Site area employment Employment use
use, ha
Assuming that constraints are resolved and the local
market is in balance overall, what are the prospects
that the site will be developed for employment use?

Col 4

Summary assessments

Col 5

Col 6

Other uses

Conclusion

Is the site potentially suitable for Site potentially to be identified for
other uses?
employment use?

A Site (virtually) certain to be developed in the plan
period
B Site likely to be developed in the plan period
C Site may be developed, beyond the plan period
D Site unlikely to be developed

ELR03

Land at Geddington Road

143.7

C

Yes

Yes

ELR04

Priors Hall Development Site

4.4

C

Yes

Probably not

ELR05

Land at Weldon Park

3.4

D

Yes

No

ELR06

Corby West

7.9

A

No

Yes

ELR07

Gretton Brook Rd. (Brookfield
Plantation)

18.3

B

No

Yes

ELR09

Manton Park

7.4

A

No

Yes

ELR10

St Luke’s Road,St James
Industrial Estate

1.8

B

No

Yes

ELR11a

Centrix Park

14.0

A

No

Yes

ELR11b

Genner Park

8.4

A

No

Yes

ELR11c

North of Birchington Road (Bella)

15.0

B

No

Yes

ELR11d

North of Birchington Road
(Morrisons)

ELR11e

Willowbrook North/Baird Road

ELR11f

Willowbrook East

ELR11g

9.9

B

No

Yes

19.1

B

No

Yes

7.1

B

No

Yes

Land at Steel Road

15.4

B

No

Yes

ELR11h

Land off Phoenix Parkeay

30.3

B

No

Yes

ELR11i

SEMLEP Proposal

26.5

B

No

Yes

ELR12

Land to the West of Uppingham
Road

6.3

C

Yes

Probably not

ELR13

Land North of Western Urban
Extension

49.7

D

Yes

No

ELR14a

Adjacent Railway Station

0.7

D

Yes

No

ELR14c

Adjacent Railway Station

0.9

D

Yes

No

ELR15a

Tripark

1.3

C

Yes

Probably not

ELR15b

Tripark

4.2

C

No

Yes

ELR15c

Tripark

1.8

C

No

Yes

ELR15d

Southern Gateway

0.8

D

Yes

No

ELR16

Parkland Gateway Site B

1.1

C

Yes

Probably not

ELR17

Land at Former Sludgebeds

ELR18

Barn Close

ELR21

7.3

C

No

Yes

42.0

C

No

Yes

Princewood Road

1.6

B

No

Yes

ELR23

Weldon Stone Quarry

1.1

D

No

No

ELR25

Fircroft Park

1.1

C

Yes

Yes

ELR26

Land off Courier Road

0.7

B

No

Yes

ELR27

Former Magistrates Court

0.5

D

Yes

No

ELR28

Land at Boyle Road and Curver
Way

9.2

B

No

Yes

ELR29

Howitt’s Yard

1.8

D

Yes

No

ELR30

Land at Pearson Training
Academy

0.9

B

No

Yes

ELR31

Midlands Logistics Park
(Stanion Plantation)

95.3

A

No

Yes

ELR32

Tata Land

19.8

C

No

Yes

ELR34

Penn Green

8.3

C

Yes

Probably not

ELR35

Saxon 26

0.6

C

No

Yes

Total site area proposed for employment
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Figure 3.1 Map of identified and proposed employment sites
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3.27

Also potentially attractive for employment are 13 sites, totalling 156 ha, which we consider
likely to be delivered for employment in the plan period, subject to the caveats stated
earlier.


Gretton Brook Road (ELR07) is currently owned by Tata Steel, who are keen to see
new development on the land. There is reportedly interest to expand from existing
operators in the small industrial estate partially enclosed in ELR07. There is also an
earlier planning permission for a Biomass Power Station, which Tata are also keen to
see built out.



St Luke’s Road (ELR10) has planning permission, granted in 2014, for workshops,
admin offices and open storage. Demand for completed space could be strong as it
forms a natural extension to the St James Industrial Estate.



Land around the Orbital Link Road (ELR11 c, d, e, f, g, h, i) is allocated for employment
in the JCS. These sites are currently reasonably well connected. But with the
completion of the road they will be in a much better position to serve B2 and B8
occupiers. The sites are likely to be delivered as part of wider scale masterplanned
redevelopment of the whole area. Historical contamination of the sites, and the
surrounding industrial uses, means there is no scope for alternative uses. All sites are
relatively cleared and ready to be developed apart from ELR11e, which is currently
being used for car storage and held on a short-term lease from the Council. However,
the Council is keen to see the site used for a more intensive employment use. There
are no known ownership issues on any of these sites, with owners, besides the Council,
including Bela administrators and Tata. ELR11g is owned by Roquette Food
Production, who have indicated they have no desire to sell the land, and wish to hold
onto it for their own expansion. As this land will not be available to buy on the open
market it is less likely to come forward for development in the plan period, however the
land should be designated to accommodate Roquette if they wish to expand in the
future.



Land off Courier Road (ELR26) is positioned next to an existing office building, in a
good location near Corby town centre and the train station. The land does have some
physical disadvantages, being an irregular shape and an uneven gradient. However, it
is actively being marketed, and with little pressure from alternative uses, the site could
be developed in the plan period.



Land at Pearson Training Academy (ELR30) has the potential to be used for expansion
of the existing training academy to the south. There is a change of use application for
the training academy to B1 and B8. ELR30 benefits from reasonable connectivity, and if
brought forward once the change of use has been completed, it would have a good
level of demand from both B1 and B8 occupiers.



Land at Boyle Road and Curver Way (ELR28): part of the site already has a live
planning permission for a refrigerator warehouse unit. It is owned by Tata, who are
willing landowners, looking for opportunities to dispose of the land for B2 or B8
development. The rest of the site, not taken up by the planning proposals, benefits from
the same connectivity, position in the town, and if the refrigerator unit is built-out it may
help create market interest for the rest of the site to be delivered.
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3.28

Princewood Road (ELR21) is located to the northern boundary of the Earlstrees
Industrial Estate. Though there are proposals for B2 and B8 space the site has little
prominence and poor access. The land is currently being levelled.

Finally, there are eight sites, totalling 221 ha, which could potentially be identified for
employment as a long-term land reserve, to be developed beyond the plan period. These
sites have no current evidence of demand, but depending on how the market progresses
during the plan period may have market potential in the long term. This is not to say that
development is impossible in the plan period, as these sites are mostly positive in terms of
attractiveness to occupiers, and it would only take one requirement to develop a successful
scheme. But currently there is no market evidence to substantiate this proposition. This
potential long-term land reserve comprises:


Land at Geddington Road (ELR03) and Fircroft Park (ELR25) would likely be developed
in conjunction with each other. ELR03 was considered as a possible employment
allocation in the process that produced the current JCS, but was rejected. ELR03
surrounds ELR25 and would provide access from the A43 to both sites. ELR03 is a
greenfield and could accommodate B1a, b, c, or B2 but is most suitable for strategic B8
uses. Development on these sites cannot be expected in the plan period, because it
would only occur after Midlands Logistics Park (ELR31) had been completed, and if the
B8 units there had been successful13.



Barn Close (ELR18) has been marketed for the second phase of the Midlands Logistics
Park. But we have been informed by the developer that they have recently let-out the
land on a long-term lease, to a surface car storage operator. This site is a good
opportunity for the future and has a reasonable chance of being developed as B8
space, but this is unlikely to be within the plan period.



Tripark (ELR15c) is in a good location and has reasonable access, in an existing
industrial/office area of Oakley Hay Industrial Estate. The Council has been approached
by the landowner enquiring about the potential redevelopment of the site. ELR15c
would be suitable for B2 and B1a, b, c uses. But office space may have issues with
delivery as the current rents/capital values in the borough mean development is
unviable.



Tripark and Saxon 26 (ELR15b & ELR35) are both located in the south of Corby in a
good position and are some of the closest sites in Corby to the A14. Both have
previously been developed and have reasonable access. We have no evidence of
demand for these site or development interest. As there are better sites in terms of size,
access and active land owners, ELR15b and ELR35 will not attract enough demand to
be delivered as industrial space in the current market.



Tata Land (ELR32) is currently in the ownership of Tata Steel, who intend to release a
portion for redevelopment in the near future. There is a lot of land currently on the
market around the site, and there is little evidence of market interest that would indicate

13

As these are greenfield sites in open countryside, it may be contrary to policy to identify them for development.
Indeed, we understand Geddington Road was rejected as a possible employment allocation in the Joint Core Strategy.
As mentioned earlier, the present demand assessment does not take account of such considerations – which are
considered separately in the main report, alongside other constraints.
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this land would sell quickly and be developed. The site is of reasonable quality and
should attract demand in the future. However it is unlikely that it will be developed in the
plan period.


Land at former Sludge Beds (ELR17) is positioned directly to the west of the Weldon
South Industrial Estate. We found little evidence of demand from existing occupiers to
expand, but the land has little potential for anything other than employment uses and
may be retained as an employment site, although given current levels of demand it is
unlikely that it will be developed in the near future.

Sites probably unattractive for employment use
3.29

There are five sites in this category, which total 21 ha and comprise:


Land to the West of Uppingham Road (ELR12) is a greenfield site on the west of Corby.
It is in a reasonable location with good connectivity to Corby and the wider area. There
is little market evidence for demand for any employment uses in either of these
locations and no reason why they cannot be kept in agricultural use.



Tripark (ELR15a) is currently owned by Aldi and being developed for a supermarket. It
is not available for employment use.



Parkland Gateway Site B (ELR16) is in a good position in the town centre, and is large
enough to provide car parking, which is a key requirement for office occupiers. But
office development is not viable, and the site is attractive for mixed use.



Pen Green (ELR34) has proposals in the pipeline to be built out as a residential
scheme. Its potential as an employment site is reasonable, with good access from the
north of the site from the Earlstrees Industrial Estate, but there is also pressure to
develop it for other uses.



Priors Hall Development Site (ELR04) has outline planning permission for employment
development as part of a mixed-use urban extension, which is also committed through a
Section 106 agreement. Though the site is in a reasonable position, next to the Weldon
North Industrial Estate, some of it has already been lost to open storage and car
parking. This demonstrates that market demand for employment use is lacking. Also,
the site’s proximity to housing development makes it attractive for further housing. As
part of the detailed planning application process it may be helpful to look again at the
location of this employment development.

Sites definitely unattractive for employment use
3.30

In this category there are eight sites, totalling 59 ha, as follows:
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Land at Weldon Park (ELR05) has outline planning permission for employment
development, as part of a proposed mixed-use urban extension. It is unlikely ever to be
developed for employment use. The plots identified for employment are small and will
be located in the middle of a residential development. Though in policy terms
employment space here may be required, there is no market evidence to support
employment development. The site is potentially suitable for housing. It may be helpful
to look again at the location of employment development as part of the detailed
planning application process.
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Land North of Western Urban Extension (ELR13) is a greenfield site on the west of
Corby, which falls outside the proposed boundary of the western SUE. There is no
market evidence of demand for any employment uses in this location and no reason
why the site cannot stay in agricultural use.



Southern Gateway (ELR15d) is very small, with much of the original parcel of land
already developed to include a petrol station, hotel and residential units. The only
possible employment use would be offices, for which there is no evidence of demand.
The site is the object of an application from McDonalds. It could also be suitable for
residential development.



Former Magistrates Court & Police Station (ELR27) is a small site, with a good position
in the town centre. This land is suitable for other uses, including residential and retail.
B1a office may be appropriate. However, there is no market evidence to suggest that
this site would be ever be developed for offices, unless perhaps as part of a mixed-use
scheme.



Howitt’s Yard (ELR29) is blighted, with ownership issues making any development on
the land unlikely. There is little or no potential for other uses, but also no market
evidence to suggest there would be demand for employment uses. Such uses would
have to be in class B1, as the position of the site, close to retail and residential uses,
makes it unsuitable for B2 or B8 occupiers.



Land Adjacent to Railway Station (ELR14a & ELR14c) would likely be used for B1a
office space as part of a mixed-use scheme. Market research has shown that there is
potential occupier demand for office space in such a location but it is currently unviable
to develop. These sites could be lost to residential, which has already been the case for
ELR14b.



Weldon Stone Quarry (ELR23) is a small site with reasonable connectivity. The site is
an irregular shape and would be unattractive to most B2 and B8 occupiers. The site is
currently in use and the existing tenant, Weldon Stone Enterprise, has not indicated
whether they wish to remain.

Established employment areas
Introduction
3.31

In this section we provide a high-level assessment of establishment employment areas in
Corby borough. The purpose is to help inform local policies for those areas, having regard
to the strategic policy in the Joint Core Strategy that
‘A stronger and more sustainable economy... will be sought through: …. Safeguarding
existing and committed employment sites for employment use unless it can be
demonstrated by an applicant that there is no reasonable prospect of the site being used
for that purpose and that an alternative use would:

3.32



Not be detrimental to the mix of uses within a Sustainable Urban Extension; and/ or



Resolve existing conflicts between land uses.

Our assessment relates to the first issue above. Its purpose is to determine whether,
assuming that planning prohibits redevelopment for other uses, land and buildings in
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Corby’s employment areas are likely to remain in employment use over the plan period; or
alternatively whether parts of the areas may fall into disuse. We consider the question from
a market perspective, assessing each area against three criteria:

3.33



Vacancy – is employment space in the area well occupied? 14



Attractiveness to occupiers – if space becomes vacant will it be reoccupied?



Physical condition – will it become unfit for purpose during the plan period? If so will it
be viable to redevelop? Alternatively, will it be viable to refurbish?

Our assessment of established employment areas is less detailed than the assessment of
development sites in the previous section. However it is more recent, using data for March
2018. It covers eight areas, which were selected by the Council and are discussed in turn
below:
i

Earlstrees Industrial Estate

ii

Eurohub

iii

Oakley Hay Industrial Estate

iv Phoenix Parkway Industrial Estate
v

St James Industrial Estate

vi Weldon North Industrial Estate
vii Weldon South Industrial Estate
viii Willowbrook Industrial Estate.

3.34

All the above areas provide industrial space, and some of them also provide offices. Below,
for each area under each heading we discuss the industrial sector first, and then move on
to offices for those areas that include offices.

Earlstrees Industrial Estate
Description
3.35

The Earlstrees Industrial Estate is located to the north of Corby town centre and is the
largest industrial estate in the borough. Parts of the estate have different road access
points, but the A6116 runs through the centre. The estate comprises a mixture of small and
larger industrial units. A wide range of activity is represented, including food manufacturing.
Occupiers include Orchard House Foods, Foodmakers, A D M Milling, Tayoto Group and
Mademoiselle Desserts.

Vacancy
3.36

The estate is currently well occupied. It has nine industrial units (total floorspace 122,771
sq ft) of vacant space listed on EGi. The total floorspace shown in the VOA data is

14

We have considered vacancy in each employment area relying on EGi and VOA data. Vacancy figures in this section
cannot be directly compared to our assessment of vacancy in Chapter 2 above. Chapter 2 considered the whole of
Corby borough, not just these eight employment areas. Furthermore, vacancy calculations in the general industrial
market assessment discounted units over 100,000 sq ft. But in this section the calculation includes those larger
buildings.
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3,590,599 sq ft in 159 units. Vacancy equates to 3.5% of total floorspace and 5.7% total
units.
3.37

There are currently no offices being marketed as available on EGi.

Attractiveness to occupiers
3.38

The estate is attractive to a range of occupiers, due to the units being affordable and
suitable for modern occupier requirements. Some of the units in the estate are bespoke for
individual occupiers needs, e.g. A D M Milling, Recycle Force and Tayto. If they were to fall
vacant such units may not be re-occupied, due to the configuration of the buildings.

Physical condition
3.39

The stock varies in quality and age. There are parts of the estate, especially around the
fringes e.g. Maylan Road, which are in poor physical condition. These fringe locations will
likely come to the end of their economic life during the plan period. Under current market
conditions in Corby, redevelopment of such units would be unviable, unless developed by
an owner occupier or public sector. Similarly, any bespoke units that fall vacant and are not
suitable for new occupiers would be unviable to redevelop. But where units are capable of
refurbishment this is viable to do, as illustrated by the example of refurbished units on
Rutherford Way currently being marketed in EGi.

Conclusion
3.40

Most of Earlstree Industrial Estate is likely to remain in industrial use over the plan period.
But this may not apply to those parts of the estate that are in poor condition, because they
are likely to come to the end of their economic life and under current market conditions
would not be viable to redevelop. Another possible exception is bespoke units, which if they
fall vacant may not be suitable for new occupiers, and again will not be viable to redevelop
unless and until market conditions change.

Eurohub
Description
3.41

Eurohub is located just to the south of Corby town centre. It is a small logistics park, which
was built out just before the economic slowdown in 2009. There are four large units, which
range from 150,000-275,000 sq ft in size. Current occupiers comprise 3rd party logistics
operators iForce and Wincanton. Eurohub has good access, with connectivity onto the A43;
this being the main access road into Corby from the south.

Vacancy
3.42

The estate has four units totalling 931,000 sq ft of floorspace. Two of those units are
currently vacant, which account for 400,000 sq ft of floorspace, representing 43% vacancy
of total floorspace and 50% vacancy of units.

Attractiveness to occupiers
3.43

As discussed in our market assessment, Corby is less attractive for logistics than some
neighbouring areas, which are closer to the national motorway network. But the two units
that are currently vacant have been previously occupied, and the two that are currently
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occupied are let to blue chip logistics businesses. The size and configuration of the units
meet modern occupier requirements, but general market conditions in Corby mean that
void periods are long.

Physical condition
3.44

The estate is approximately 10 years old and is the newest logistics estate in Corby. It will
continue to be viable for logistics throughout the plan period, without redevelopment or
refurbishment.

Conclusion
3.45

We expect that Eurohub will remain in employment use over the plan period, although
some of the units may be vacant for significant periods.

Oakley Hay Industrial Estate
Description
3.46

The Oakley Hay Industrial Estate is located to the south of the town centre. It has good
access to the A6003, which in turn connects quickly to the A43. The estate comprises a
mix of industrial and office uses. The offices are some of the best quality out of town office
stock in the borough. Occupiers are a mix of local or national companies, with a focus on
professional services. Office occupiers include Moore Stephens Chartered Accountants,
Jeakin Weir Ltd, NRI Legal and Watermark Publishing. Industrial occupiers located in the
estate include Jayplas Recycling and Blue Skies Prepared Fruit.

Vacancy
3.47

There is currently no vacancy on EGi for industrial premises.

3.48

For offices, there are currently eight units being marketed on EGi a total of 11,795 sq ft of
space. The total floorspace included in the VOA data is 99,473 sq ft over 46 units. Vacancy
equates to 11.9% of total floorspace and 17.4% total units.

Attractiveness to occupiers
3.49

The industrial units in the estate are attractive to occupiers. The connectivity is reasonable
and most units are suitable for modern occupier requirements and benefit from reasonable
yard space. Some of the units are quite large for the local market, so void periods for these
units are likely to be longer than smaller units, due to greater demand for the smaller units.

3.50

Offices meet modern occupier requirements; with raised floors, comfort cooling and on-site
car parking. If rents do not rise significantly there will be continued demand for the space
from occupiers over the plan period.

Physical condition
3.51

The industrial units vary in condition. Most are relatively dated, but are likely to meet
occupier requirements throughout the plan period. The larger bespoke units are more at
risk, because if they become vacant they are unlikely to be suitable for new occupiers.
Where these larger units have been demolished (e.g. ELR site reference15a/old Catalent
site) to create a cleared site for redevelopment, it has been unviable to build new units.
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This could lead to pockets of vacant cleared sites occurring; unless and until market
conditions improve or there is public-sector intervention.
3.52

Offices here are some of the best quality purpose-built space in the borough. The units can
be viably retained as office throughout the plan period.

Conclusion
3.53

We expect most of the industrial space at Oakley Hay to remain in use over the plan
period. The possible exception is the larger bespoke units, which, if they fall vacant, may
prove unsuitable for new occupiers, and in the current state of the market would not be
viable to redevelop.

Phoenix Parkway Industrial Estate
Description
3.54

Phoenix Parkway Industrial Estate is located just north of the town centre, between
Earlstrees and Willowbrook Industrial estates. It has good local access from the A6086 and
Phoenix Parkway.

3.55

Phoenix Parkway comprises a number of smaller estates, which have been developed at
different periods. Alpha Court, in the north of the area, has the most modern units and has
attracted trade counter occupiers including Screwfix and HSS Hire. Towards the southern
part of the area are older units, occupied by car mechanics/car showrooms and supply
chain occupiers, including Smurfit Kappa and high-tech manufacturer Premier Laser.

3.56

Phoenix Parkway is not a recognised office area. There is small amount of office space
there.

Vacancy
3.57

There is very low vacancy for industrial units across the estate with only one unit available
of 16,310 sq ft. The total industrial floorspace shown in the VOA data is 598,103 sq ft over
57 units. Vacancy equates to 2.7% of total floorspace and 1.8% of total units.

3.58

There is one large office unit available on the southern boundary of the estate, Discovery
House, which provides 20,495 sq ft and has been recently vacated by the Department of
Work and Pensions. The total office floorspace shown in the VOA data is 53,613 sq ft over
44 units. Office vacancy equates to 38.2% of total floorspace and 2.3% total units.

Attractiveness to occupiers
3.59

Industrial space at Alpha Court is attractive to occupiers; being new and of good quality.
But agents report that it took a long time to become fully let, due to rents being higher than
the rest of Corby. The higher rents are generally not affordable for local occupiers. As
vacancy rates decrease, this could help push up second-hand rents closer to new build,
making the disparity less.

3.60

Towards the south of the estate are older industrial units. These are currently well occupied
and the location is popular with trade-counter and light manufacturing occupiers. When
occupiers vacate, there is sufficient demand to replace them, as the units are affordable, of
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reasonable quality, have yard space and the location is good for occupiers who require
town centre amenities.

Physical condition
3.61

Alpha Court is modern and very good condition, having just been completed. The units
there will be fit for purpose throughout the plan period. The rest of Phoenix Parkway is
older, but most units there are still reasonably modern compared to some other estates in
Corby. They should be fit and viable for occupation throughout the plan period, without
major redevelopment, though refurbishment may be an option.

3.62

The few office buildings at Phoenix Parkway are dated.

Conclusion
3.63

Across Phoenix Park as a whole, industrial space is likely to remain in industrial use over
the plan period.

St James Industrial Estate
Description
3.64

St James Industrial Estate is located to the east of Corby town centre, just south of the train
station. The estate has local access from the A427. The estate comprises smaller
industrial/workshop style units, attracting a mix of occupiers including; Easystart (battery
sales and distribution), Brunel Signs and Motor Parts Direct Corby. Most occupiers are
involved in light manufacturing or small-scale distribution/trade counters.

Vacancy
3.65

Vacancy on the estate is reasonable, with just three industrial units currently being
marketed on EGi, totalling 28,015 sq ft. The total industrial floorspace shown in the VOA
data is 224,519 sq ft over 28 units. Vacancy equates to 12.5% of total floorspace and
10.1% total units.

Attractiveness to occupiers
3.66

The location is attractive to occupiers who require access to the railway station, or town
centre amenities. The estate comprises small and medium size units, with none of the
larger units which are found on most other estates. The size of units available here is ideal
for the Corby market, but the units are in poor condition. It appears that some of the units
currently being marketed have been on the market for a long time.

Physical condition
3.67

Some units are coming towards the end of their economic life, but under current market
conditions they are not viable to redevelop. While there are examples of new or refurbished
units on the estate, they reflect exceptional circumstances rather than the general state of
the market.

3.68

Thus, on St Marks Road a recently completed unit is occupied by Easystart, who are
owner-occupiers and built their own bespoke building. This development was viable due to
their particular circumstances. Agents report that an institutional developer would not be
able to viably develop units of this size on the St James Industrial Estate. At St Marks
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Business Centre, which is a collection of small workshops, there are recently refurbished
units. But the centre is owned by Corby Borough Council, so it does not provide evidence
of private sector investment being made on the estate.
3.69

There are examples of industrial land around the estate being lost to other uses, including a
Tesco supermarket and petrol station and a Hyundai car showroom. It is likely that some
existing industrial units in the estate will be unviable either to maintain in their current use
or to redevelop or refurbish - unless they are owner-occupied, or owned by the public
sector.

Conclusion
3.70

There may be increasing vacancy at St James Industrial Estate over the plan period,
because some industrial units are coming to the end of their economic life and it is
generally not viable to replace them, unless there is public sector investment.

Weldon North Industrial Estate
Description
3.71

Weldon North Industrial Estate is located on the eastern boundary of Corby. It has local
access into the estate from the A43, the main road link from the south into Corby.

3.72

The estate comprises a range of age, type and size of industrial units. It also has two
pockets of offices; the Corby Gate Business Park and the more modern Corby Enterprise
Hub.

3.73

Industrial occupiers on the estate are involved in manufacturing, recycling and small-scale
distribution. Examples are RS Components, CCI International, CRP (Print and Packing)
and Salvatex Recycling Group.

3.74

Office occupiers are generally providers of local professional services. They include Jobs 4
EU, Equinox Training Solutions and Grace Homes.

Vacancy
3.75

There is currently no industrial vacancy in the Weldon North Industrial estate.

3.76

There are currently four office units available a total of 8,474 sq ft of space. The total office
floorspace shown in the VOA data is 40,190 sq ft over 41 units. Vacancy equates to 21.1%
of total floorspace and 9.8% total units.

Attractiveness to occupiers
3.77

Weldon North is well connected through the A43, and its connectivity is likely to improve
further with the completion of the Orbital Link road that runs out of the north of the estate.
Industrial space on the estate is popular with occupiers and is currently fully occupied. Like
other estates, Weldon North has several bespoke units built for specific occupiers, such as
RS Components. If they are vacated, these units may be difficult to re-let, due to their
particular configuration.

3.78

Though the office market is secondary to the industrial market in Corby, both the Corby
Gate Business Park, and the newer, Corby Enterprise Hub are attractive to occupiers.
Corby Gate Business Park is not new, but it is of a modern out of town office park style,
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and the rents a low enough to attract occupiers. The Corby Enterprise Hub Centre
benefited from public sector funding to enable its development. This has made the
development viable and enables it to maintain affordable rents for occupiers.

Physical condition
3.79

The industrial units in the estate are in mixed condition. There has been no recent
development and most of the units date from the 1980s. Some of the units are coming
towards the end of their economic life, and under current market conditions they would not
be viable to develop. Bespoke units that fall vacant and are unsuitable for new occupiers
would also be unviable to develop. However, there may be scope for viable refurbishment
on the estate. Agents report that recent land sales in the estate have been for open storage
and there are no examples of new build units.

3.80

The Corby Gate Business Park is some of the older out of town office space in Corby, but it
will still be viable for this use throughout the plan period. The Corby Enterprise Hub will be
viable for office uses throughout the plan period.

Conclusion
3.81

In the industrial sector there may be increasing vacancy at Weldon North over the plan
period, as some units come to the end of their economic life, bespoke units that fall vacant
may be unsuitable for new occupiers, and under current market conditions neither type of
unit is viable to develop.

3.82

We expect that the office space at Weldon North will remain in its existing use over the plan
period.

Weldon South Industrial Estate
Description
3.83

Weldon South Industrial Estate is located to the east of Corby Town centre, directly south
of the Tata steel works. The estate has a good single access point onto the A43. Almost all
units were built at the same time, in the 1980s, and are small to medium sized and same
build - half brick / half corrugated steel construction. All units appear to have a reasonable
amount of office space included. Occupiers include Tablecraft, Cellular Mouldings Ltd and
Reelcraft International.

Vacancy
3.84

There are three units available, totalling 37,235 sq ft. The total industrial floorspace shown
in the VOA data is 488,318 sq ft over 30 units. Vacancy equates to 7.6% of total floorspace
and 10% total units.

Attractiveness to occupiers
3.85

The units are currently well occupied by a range of businesses. The units at Weldon South
are smaller than others in Corby, which makes them attractive to a wide range of occupiers
in the local market. Rents and capital values in the estate are reasonable and units have
often been re-let/sold since the estate was built. With minor refurbishments, units should
continue to be attractive to occupiers.
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Physical condition
3.86

Though units are dated, they appear to have been well maintained. It is unlikely that
redevelopment of any of the existing units will be viable in the short term, but minor
refurbishment should be viable.

Conclusion
3.87

With active management, maintenance and minor refurbishment, the Weldon South
Industrial Estate can viably be kept in employment use throughout the plan period.

Willowbrook Industrial Estate
Description
3.88

Willowbrook Industrial Estate lies to the north of Corby Town Centre, directly to the north of
the Tata steel works. It is well connected, sitting either side of the A6116. The south west of
the of the estate is made up of medium sized 1980/90s style units, with occupiers including
Maxim Logistics Group, Matalan, Briggs UK Limited and AT Transport Solutions. Along
Pywell Road there are a further medium sized units mixed with some smaller ones,
occupiers include Jaycee trophies, Pluswipes and Synergy Packaging Solutions Corby.

Vacancy
3.89

Vacancy is reasonably low with four units currently being marketed with a total of 107,583
sq ft floorspace. The total industrial floorspace shown in the VOA data is 1,327,102 sq ft
over 37 units. Vacancy equates to 8.1% of total floorspace and 10.8% total units.

Attractiveness to occupiers
3.90

The smaller units are generally the ones that are of poorer quality but, these are likely to be
more attractive to a wide range of occupiers given the strong demand for these unit sizes.
Even in their poorer condition smaller units are still attractive because they are affordable
and there are few alternatives in the borough.

3.91

The medium to large units are generally in better condition, again if they are made vacant it
may be harder to find new occupiers.

Physical condition
3.92

Most units in the estate are generally dated, but should remain viable for industrial
employment throughout the plan period. There may be scope for refurbishment or
redevelopment, and there is evidence of planning permissions granted for some units. But
redevelopment is generally occupier-driven and not on a speculative basis.

3.93

There is a large part of the estate occupied by open car storage. There may be scope to
redevelop here, as the car storage is a low-value use, and the site already benefits from
services and reasonable access. But even here there would need to be an increase in rents
to make new development viable.

3.94

The smaller units (under 5,000 sq ft) located on along Pywell Close are at the end of
economic life. It is unlikely that those units will remain viable to maintain in employment use
over the plan period. Units to the east of Shelton Road are in slightly better condition,
though again are nearing the end of their economic life.
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Conclusion
3.95

Most of Willowbrook Industrial Estate will remain in employment use over the plan period.
The exception is that some of the smaller units will come to the end of their economic life,
and under current market conditions it would not be viable to replace them.

Conclusions
Industrial space
3.96

As discussed in Chapter 2 above, industrial vacancy is reasonably low across the borough,
and extremely low for units smaller than 2,000 sq ft. Development on a speculative basis is
unviable in all areas and all unit types, but smaller units under 5,000 sq ft are the most
unviable. Private sector industrial development is only viable with an owner occupier or prelet in place, but even this is challenging in the current market.

3.97

These market realities have different implications for units of different sizes. Most
established estates with units larger than 5,000 sq ft, though dated, are in a reasonable
enough condition to be maintained in industrial use over the plan period. But within this
group the larger units are particularly at risk, because they are usually bespoke in nature
and may not meet modern occupier requirements. These are unlikely to be viable to
refurbish or redevelop, and therefore could be suitable for redevelopment for alternative
uses. But whether this applies to any specific building can only be determined on a caseby-case basis.

3.98

Smaller units, up to 5,000 sq ft, are more often in poor condition and nearing the end of
their economic life. Such units are at St James Industrial Estate; Shelton Road and Pywell
Close in the Willowbrook Industrial Estate, and Maylan Road in the Earlstrees Industrial
Estate. Though these units are nearing the end of their economic life, in the short to
medium term they should be protected, because they already have the lowest vacancy of
any unit sizes, and if they are lost there will be no alternatives for occupiers.

Offices
3.99

Corby has much less office than industrial stock. The office stock that does exist out of the
town centre is of a reasonable quality and will still be viable to maintain in office uses
throughout the plan period. It is important to protect that stock, because offices are
currently unviable to develop without public sector funding. Loss of existing office space
would create a situation where occupiers, already with limited choice, would struggle to find
appropriate premises.
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ANNEX A DETAILED SITE ASSESSMENTS

ID
1
2

Site ID
Site name

ELR 03
Land at Geddington Road

3

Photo

PHOTO

4

Most appropriate employment use - for which
Strategic distribution park
site being assessed

5

Any comment on the above, e.g. other possible
This is a long term land supply. Currently used as fields, this use could continue.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

There is reasonable visual prominence from the A43. Across the road, there a proposals for the a strategic distribution park making future surrounding uses compatible. To the north of the site there are other industrial
uses including a recycle centre, and a bus depot. Stanion is the nearest settlement, though it has limited amenities, Corby town centre is further away but has wider selection.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Currently not fully level and there is a wind turbine on part. The shape of the site is regular and the site is bounded by roads on two sides. Access already exist from Stamford Road. Due to the size of the site this would
need to be improved and more access points added.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.5 miles form the A14.

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Stamford Road runs along the north of the site, where an existing access point exists. This road is small unsuitable for intensive HGV usage. The A43 runs along the western boundary but currently there is minimal
access.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

15

Describe - e.g. station, bus stops

The closest bus stop is Grays Drive in Stanion serviced by the no. 8. located less than 0.1 miles from the southern boundary of the site. Due to its large size parts of the site are better serviced than others.

16

Score

2. Reasonable

1. No

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

The site could be used for a number of uses, including Light industrial or strategic distribution B1c B2, B8. Occupiers would be attracted to the large area, which has some of the best road accesbility in Corby, with the
A43 leading south out of the town. With the potential Midlands Logistic park, located across the A43, this land would be attractive to similar strategic distribution occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
This site is not currently being marketed. Developers would be encourged to deliver stratgeic distribution in this location if the Midlands Logistic Park is a sucess. Agents report this site is reasonable development
review, performance of neighbouring property,
opportunity and interest would have some market intrest from developers, however this is more likely to be in the long term. Development on the site may face political and environmental protection resistance which is
site history of the site (how long available?
unattractive to developers.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

ID
1
2

Site ID
Site name

ELR 04
Priors Hall Development Site

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible This is adjacent to residential properties, part of an urban extension. The site could be an extension to the exisiting residential rather than for employment space. This may prove difficult with
use, difference of opinion with promoter
the comitment to emplouyment space surrounding an SUE.

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Poor prominence from any major road. Around the site is an existing industrial estate and residential uses. There are some shops/pubs located in Weldon which is 1.5 miles from the site,
Corby town centre is further away but has wider selection. There is a small cafe in the adjacent industrial estate.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The gradient is flat and the shape of the plot is relatively regular. Priors Haw Road forms the southern and western boundaries to the site.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.2 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Priors Haw road runs adjacent to the site and provides access points. Serviced by the local roads in the Weldon North industrial estate. These connect to Bangrave road which is a
reasonable size and well connected.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

15

Describe - e.g. station, bus stops

There is a bus stop located on the Northern Boundary of the site. Priors Hall Future Centre stop is serviced by the no. 2, 2A, 2B and stagecoach Gold X4.

16

Score

2. Reasonable

1. No

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

Dirty B2 occupiers would not be attracted due to the proximity to houses. Due to the location of the land, next to an existing industrial estate, it would be attractive to light industrial B1c or
clean B2 uses similar to Weldon North industrial estate.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The neighbouring industrial estate is well let and has a mix of local businesses. Much of the surrounding land, originally part of the site, is now being used for carparking, There has been
site history of the site (how long available?
some market interest in the site, through there are issues relating to s106 comitments as part of the SUE that may concern developers.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

ID
1
2

Site ID
Site name

ELR 05 a, b & c
Land at Weldon Park

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
These plots are located in a proposed new residential extension to Corby. Appropriate use may not be for employment, but for more residential units.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

The site currently little prominence from Oundle Road. Surroundings are currently agriculture, but this will change if the site is developed. There are reasonable amenities in Weldon c. 0.6 miles
away. Surroundings are mainly fields but there is some a newly built houses close by.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Small plots, some that are a slightly irregular size. The land is not currently flat. The individual sites are located a small distance apart. The future boundaries of the land is unknown as these would
be developed as part of an SUE. The land is greenfield.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.8 miles from the A14.

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Currently there are no roads or access points joining the site to the wider local network. The nearest is the A427, which is small and may need upgraded if vehicle usage increased with the SUE and
potential employment space.

13

Score

1. Poor

Public transport access
14

Is the site close to a railway station
(within 400m)?

15

Describe - e.g. station, bus stops

Bus stop is located close by, c. 0.3 miles away, on the A427. The Woodlands Road stop is serviced by Stagecoach Gold X4

16

Score

2. Reasonable

1. No

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
1. Poor
the completed development?

18

Comment

B1a occupiers may find the site unattractive being located in a new residential centre, a significant distance away from the town centre or exiting office parks. Being located on a greenfield site, any
office development could include considerable carparking numbers which was is a key requirement from office occupiers in Corby. The are small sites so would not be able to support a large
operation.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
There is no employment space in the area around, thus little market evidence. Office space is located in the town centre and established office parks. The sites are not being actively marked .
review, performance of neighbouring property,
Development would only be delivered as part of the residential extension. There is no market evidence of any significant office space in this part of Corby, potentially with the increase in population in
site history of the site (how long available?
the area it may become more attractive. Office space in Corby is unviable and if it were delivered here it would have to be cross subsidised by residential development.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

ID
1
2

Site ID
Site name

ELR 06
Corby West

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
Would likely come forward as part of the SUE.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

The current surrounding uses are agricultural land. This will change if once SUE development comes forward. There are no direct link to any amenities, however there is a petrol station and small
supermarket, c. 1.3 miles away. External environment will change if SUE development goes ahead.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The shape is irregular though we have been informed by the council that the specific area may change during the master planning process. The gradient appears flat and the land greenfield.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately. 8.1 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Currently there are no major roads connecting to the site. Corby Road, and Uppingham road are both located c. 1 mile from the site. Access to this site would be improved once it comes forward
as part of the SUE.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

15

Describe - e.g. station, bus stops

Nearest bus stop is Church lane in East Carlton, serviced by no. 67, c. 0.8 miles away.

16

Score

2. Reasonable

1. No

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site is allocated in the middle of an SUE The site would be particularly suited to B1/B2 or B8 occupiers. Especially if there is a high quality design as part of the SUE development process.
The demand for these sites increase as the number of residential units increase as part of the SUE.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
Planning has been submitted for the SUE meaning employment space on this site is likely to be delivered in the medium term. There is limited market evide nce of offices being successfully
review, performance of neighbouring property,
deleivered in this part of Corby, but with an increase of 4,500 homes, this significant increase in population could make delivery of employment space attractive to a developer. Reportedly there is
site history of the site (how long available?
already interest from a large commercial developer to deliver a portion of the site for employment uses.
market interest? )

20

Score

3. Good

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and A (Green) - Site (virtually) certain to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

ID
1
2

Site ID
Site name

ELR 07 CFS
Gretton Brook Rd.

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Some prominence from Gretton Brook Road. Most of the site is surrounded by the Brookfield plantation. Across the road from the site is a traveller permanent location. Small café located on the
site, other amenities located towards Corby Town Centre.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The shape is irregular. Most of the site is currently part of the Gretton Brook plantation so has a covering of trees. The gradient of the site changes quite considerable, especially when compared, to
the small already levelled land, in use in the small existing industrial estate to the south.

9

Score

1. Poor

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately. 10.5 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Access already available to the south of the site from Gretton Brook Road. The road relatively small.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Nearest bus stop is Mitchell Road c. 0.6 miles to the south. Serviced by the no. 4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2 occupiers would be attracted to this site. Demand would come from existing occupiers already situated in the existing industrial estate. Due to the close proximity the site would be attractive for
existing occupiers to expand.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The existing industrial estate is well occupied with a wide range of B2 occupiers. There is reportedly demand from 3 of the existing occupiers whom are looking to expand. There is also the potential
to develop some of the site into a biomass power station off the back of the approved planning application. This is supported by the current owner of the site Tata Steel.
site history of the site (how long available?
market interest? )

20

Score

3. Good

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

ID
1
2

Site ID
Site name

ELR 09
Manton Park

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
Promotor currently got plans to develop some of the site for sui generis uses (Car show Room)
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence within the existing Phoenix Parkway industrial/retail estate. The surrounding uses are compatible and include car show rooms, distribution, light manufacturing (aluminium powder
coating) etc. Site is next to existing retail park, with retail and f&b amenities.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Regular in shape, level and ready to be built out.

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.5 miles from the A14.

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Phoenix Parkway runs through the existing industrial estate, from where Manton Park can be easily accessed. The Phoenix Parkw ay estate provides good access for all vehicle types.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Nearest bus stop is Whittle road adjacent to the site to the east, services by no. 2, 2A and Stagecoach Gold X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

B1c, B2 and B8 occupiers would find the site attractive. The surrounding properties are well let, and with a mix of different occupiers including industrial, sui generis and retail warehousing.
Occupiers that want to be close to Corby town centre, and its amenities, would be most interested in this area. B2 occupiers and small scale distribution (B8) may both be interested in a completed
development in this location.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The site has been available for development for a number of years, but has had issues with delivery (development viability etc.)There have been a number of proposals for the scheme which have
fallen through though. The site could be built out quickly which is positive. . The site is currently being marketed for design and build proposals or land sales.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and A (Green) - Site (virtually) certain to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

ID
1
2

Site ID
Site name

ELR 10
St Luke’s Road,St James Industrial Estate

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Located at the rear of the St James's Industrial Estate, with some prominence but less than buildings nearer Weldon Road. Town Centre has most amenities and is clo se by.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Regular shape. Currently the land is covered with grass and scrub plants. The ground is only partially level, with some gradient change. There is also electric pylons running over the southern
part.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately. 8.5 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Both Oakley Road and Geddington Road are close by. Geddington Road links to the A43, the main duel carriageway leaving Corby to the south.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Station located close by c. 0.3mile. Nearest bus stops are St James Road Tesco c. 0.2 miles from the site ;no. 19 .

16

Score

3. Good

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2 occupiers would be most attracted to the site. Its small size, slightly irregular shape along with location would be unattractive to large B8 occupiers. The site benfits from being located close
to the town centre.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, St James's Estate is well let to a variety of occupiers. A planning application from Bird Contracts, to develop a Plant Hire maintenance depot and aggerate supply, shows that there has been
site history of the site (how long available?
some interest in developing the site in recent years. The site is not currently being marketed.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11a
Centrix Park

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
Marketing material for site is for both Industrial/Distribution Park. Site suitable for both uses.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence from Phoenix Parkway. There is limited immediate access to amenities , though Phoenix Parkway retail park is relatively close.Alpha court was recently developed by the CW C, and sits in the
middle of the Centrix Park Site. This has a good mix of occupiers, all of which would be compatible with further industrial development in the area.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A slight irregular shape with Alpha Court being positioned in the middle. But, Being owned by the same developer this should not pose any issues. The land is relatively flat with a slight increase in gradient to
the North. There is an existing concrete slab left from previous buildings on the southern portion of the site. There are some electricity pylons running through the site.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.3miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Direct access from Phoenix Parkway provides good access for all vehicle types and connects to the wider network. Proposed improvements to the Orbital road, which is partially complete, would further improve
connectivity. This is due to be complete within the plan period.

13

Score

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Mitchell Road is the closest Bus stop, 0.3 miles to the south, serviced by the no. 4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Industrial occupiers and small scale distribution, B1c, B2, B8 may be interested in a completed development in this location. Industrial occupiers that want to be closer to Corby town centre and with good
amenities would be most interested in this area. If the Orbital road is complete the site would be even more attractive.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
Site located next to the Alpha court development, recently completed and let top a good mix of industrial occupiers. This creates a good precedence for development on this site which is owned by the same
review, performance of neighbouring property,
developer as Alpha Court. The developer reports that they have struggled to secure pre let occupiers. Due to the specific circumstances of the developer they are able to build out a scheme even when the rest
site history of the site (how long available?
of developers in the market find development in Corby unviable. The site will benifit from the completion of the Orbital Road.
market interest? )

20

Score

3. Good

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and A (Green) - Site (virtually) certain to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11b
Genner Park

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence from Phoenix Parkway and Steel Road in a corner location. There is limited immediate access to amenities , though Phoenix Parkway retail park is relatively close.Alpha court
was recently developed by the CWC, and now is occupied by a mix of tenants. To the south and east of the site is the Earlstrees industrial estate which is also well occupied by industrial uses.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Site is a regular shape. Some historic infrastructure is in place i.e. gates, tarmac etc. Reasonably level with a slight increase in gradient as you move towards Phoenix Parkway on the western
boundary.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.8 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Direct access from Phoenix Parkway provides good access for all vehicle types and connects to the wider network. Proposed improvements to the Orbital road, which is partially complete, would
further improve connectivity. This is due to be complete within the plan period.

13

Score

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Arkwright Road is the closest Bus stop, 0.3 miles away, serviced by no. 2, 2A, 2B, 4, 67 and Stagecoach X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Industrial occupiers and small scale distribution, B1c, B2, B8 may be interested in a completed development in this location. The surrounding properties are well let, with a mix of different
occupiers including B2 and trade counters. Industrial occupiers that want to be closer to Corby town centre, with good amenities, would be most interested in this area. If the Orbital road is
complete the site would be even more attractive.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
Site located next to the Alpha court development, recently completed and let top a good mix of industrial occupiers. This creates a good precedence for development on this site . The developer
review, performance of neighbouring property,
on Centrix park directly to the north has had issues securing pre lets for the proposed development. Part of this site has recently been sold to Jackson Bakery and is to be used as a food
site history of the site (how long available?
processing facility. All ELR11 sites will likely be delivered on the completion on the Orbital Road, which should stimulate redevelopment of the whole area.
market interest? )

20

Score

3. Good

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and A (Green) - Site (virtually) certain to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11c
North of Birchington Road (Bella)

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Currently it is located at the end of this one way road. The site currently has good prominence from the unfinished Orbital road. . There is currently limited access to amenities with the town centre
being located more than 3.5 miles from Corby town centre and more than 2 miles from retail park on Phoenix Parkway

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Regular shape, the gradient is flat and the land is cleared and ready to be developed. The site has boundaries with other des ignated employment land.

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.2 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There is access from the south, connecting to Steel Road. The road is currently a dead end, part of the unfinished Orbital Road. This is due to be complete within the plan period, which will
considerably improve connectivity.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Birchington Road , to the south east, and Swallow road to the south west are the closest bus stops; both c.0.6 miles from the site. They are serviced by the 6 &7, and the 2, 2A, 67 and Stagecoach
Gold X4 buses respectively.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would increase considerably on the completion of the Orbital Road. If all
ELR11 sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more attractive to potential occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, There is evidence of market interest and that site is being actively marketed by GVA, the agents for the administrators for Bela. There are some issues surrounding the site as the land is infill
form previous uses. All ELR11 sites will likely be delivered on the completion on the Orbital Road, which should stimulate redevelopment of the whole area.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11d
North of Birchington Road (Morrisons)

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Currently it is located at the end of this one way road. The site currently has good prominence from the unfinished Orbital road. There is limited access to amenities with the town centre being located
more than 3.5 miles from and more than 2 miles from retail park on Phoenix Parkway.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Regular shape, the gradient is flat and the land is cleared and ready to be developed. The site has boundaries with other des ignated employment land.

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.2 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There is access from the south, connecting to Steel Road. The road is currently a dead end, part of the unfinished Orbital Road. This is due to be complete within the plan period, which will
considerably improve connectivity.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Birchington Road , to the south east, and Swallow road to the south west are the closest bus stops; both c.0.6 miles from the site. They are serviced by the 6 &7, and the 2, 2A, 67 and Stagecoach Gold
X4 buses respectively.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would increase considerably on the completion of the Orbital Road. If all ELR11
sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more attractive to potential occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
There is evidence of market interest and that site is being actively marketed by GVA, the agents for the administrators for Bela. The site has previously had proposals for a Morrisons frozen food and
review, performance of neighbouring property,
distribution shed, in 2005. There are some issues surrounding the site as the land is infill form previous uses.. All ELR11 sites will likely be delivered on the completion on the Orbital Road, which
site history of the site (how long available?
should stimulate redevelopment of the whole area.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11e
Willowbrook North/Baird Road

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
Currently being used for car open storage
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

No prominence from Steel Road, being located behind part of the Earlstrees Industrial Estate. The surrounding light industrial uses are compatible. There are limited amenities directly
available. 2.7 miles away from Corby town centre and more than 2 miles from the retail park on Phoenix Parkway

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Regular shape and flat. The land boundaries other designated employment sites. Currently the land is tarmacked so would need to be remediated prior to being developed. The site has
boundaries with other designated employment land.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.9 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There currently limited access to Steel Road as the site lies to the northern boundary of the existing estate. Connectivity to the north of the site will benefit from the Orbital Road, due to be
complete within the plan period.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Baird Road bus stop is located on Steel Road, 0.4 miles to the south of the site. It is serviced by the no. 2, 2A, 67 & Stagecoach Gold X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would increase considerably on the completion of the Orbital Road.
Access issues through existing industrial estate will be unattractive to occupiers. It is more suited to potential expansion from existing occupiers in the Earlstrees Industrial Estate to the south
of the sourthern boundary. If all ELR11 sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more attractive to potential
occupiers.
DELIVERY / ATTRACTIVENESS TO DEVELOPERS
18

Comment

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The site is currently leased as a surface storage car park.The site would likely be attractive to other industrial uses as the Earlstrees Industrial Estate to the south is well let. All ELR11 sites
site history of the site (how long available?
will likely be delivered on the completion on the Orbital Road, which should stimulate redevelopment of the whole area.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11f
Willowbrook East

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

No prominence from Steel Road, being located behind part of the Earlstrees Industrial Estate. The surrounding light industrial uses are compatible. There are limited amenities directly available. 3 miles
away from Corby town centre and more than 2.3 miles from the retail park on Phoenix Parkway

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Regular shape and flat. The land has boundaries with other designated employment sites. Some clearance would be necessary and there is some historic infrastructure left by previous development.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.9 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There currently limited access to Steel Road as the site lies to the rear of the existing estate. There is an existing access point onto the site from the northern boundary of the Earlstrees Industrial Estate.
Connectivity to the north of the site will benefit from the Orbital Road, due to be complete within the plan period.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Shelton Road bus stop is located on steel road, 0.3 miles to the south of the site. It is serviced by the no. 2, 2A, 67 & Stagecoach Gold X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would increase considerably on the completion of the Orbital Road. If all ELR11
sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more attractive to potential occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The site has been marketed, and there has been some interest from open storage and vehicle storage. As with other ELR11 sites there are local aspirations for more intensive employment uses. The
review, performance of neighbouring property,
industrial estate to the south is well let, but with more secondary occupiers in accommodation in need of upgrading. All ELR11 sites will likely be delivered on the completion on the Orbital Road, which
site history of the site (how long available?
should stimulate redevelopment of the whole area.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11g
Land at Steel Road

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

No prominence from Steel Road, being located behind part of the Earlstrees Industrial Estate. The surrounding light industrial uses are compatible. There are limited amenities directly available. 3 miles
away from Corby town centre and more than 2.3 miles from the retail park on Phoenix Parkway

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Slightly irregular shape. The site has boundaries with other designated employment sites and existing industrial uses. Relatively clear and ready to be developed.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.7 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There is access from the south, connecting to Steel Road. The road is currently a dead end, part of the unfinished orbital road. This is due to be complete within the plan period, which will considerably
improve connectivity.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Birchington Road , to the south east, and Swallow road to the south west are the closest bus stops; both c.0.6 miles from the site. They are serviced by the 6 &7, and the 2, 2A, 67 and Stagecoach Gold
X4 buses respectively.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would increase considerably on the completion of the Orbital Road. If all ELR11
sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more attractive to potential occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, This site may be difficult to deliver, unless it is part of Roquette expansion. The site is not being actively marketed and there are no proposals for redevelopment in the near future. Roquette have given
no indication of future plans and wish to retain the land.
site history of the site (how long available?
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11h
Land off Phoenix Parkway

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Poor prominence located behind ELR11e which is currently partially used for surface storage carpark. The closest amenities are located c. 1.2 miles away. The
surrounds are other designated employment space and existing industrial units.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Relatively regular in shape. The land boundaries other employment sites. The land appears to be relatively flat.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 11.0 miles A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There currently no direct access to Steel Road as the site lies to the rear of the existing estate. Connectivity to the north of the site will benefit from the Orbital Road, due
to be complete within the plan period.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Baird Road bus stop is located on Steel Road c. 0.5 miles to the south. It is serviced by the no. 2, 2A, 67 & Stagecoach Gold X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
the completed development?

2. Reasonable

18

Comment

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would increase considerably on the completion
of the Orbital Road. If all ELR11 sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more
attractive to potential occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The site is not currently being marketed, but TATA, the current owners, are keen to see development. The site is difficult to access, without infrastructure being
review, performance of neighbouring property,
improved, or with ELR11e being redeveloped. All ELR11 sites will likely be delivered on the completion on the Orbital Road, which should stimulate redevelopment of
site history of the site (how long available?
the whole area.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 11i
SEMLEP Proposal

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Has good prominence from the unfinished Orbital road. As this is a dead end the overall prominence of the site in the wider context is poor. There is currently limited access to amenities.
Surrounding uses are land allocated for employment uses.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Slightly irregular shape. The gradient is reasonable flat. The site is surrounded by other employment sites.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.0 miles A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There currently no direct access to Steel Road as the site lies to the rear of the existing estate. Connectivity to the north of the site will benefit from the Orbital Road, due to be complete within
the plan period.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Birchington Road 0.5 miles to the south east,. Are the closest bus stops, are serviced by the 6 &7.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

B2, B8 industrial occupiers would be attracted to the site. There may be some interest from strategic distribution, this is would be impoved considerably on the completion of the Orbital
Road. If all ELR11 sites were masteplannind and developed it would provide more comprehensive redevelopment of the area and would prove more attractive to potential occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The site is currently being sold off as part of the Bela portfolio. There has been a planning application received for development of industrial units on the site. All ELR11 sites will likely be
site history of the site (how long available?
delivered on the completion on the Orbital Road, which should stimulate redevelopment of the whole area.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 12
Land to the West of Uppingham Road

3

Photo

PHOTO

4

Most appropriate employment use - for which
Strategic distribution park
site being assessed

5

Any comment on the above, e.g. other possible
Greenfield land, could be left for agriculture
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence as it can be seen from a roundabout which connects, Uppingham Road, Cottingham Road and Corby road on the west side of the town. Currently there is residential units
located across the road to the east. The site is surrounded by fields to the west , north and south. Access to amenities is reasonable with a petrol station and shop opposite.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A uniform shape, with relatively flat gradient. The boundaries are reasonable with agricultural land residential (over the road).

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 6.9 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

There is good access to the site, from A427 and Uppingham road. Being located on the edge of the town there is no minor roads needed to connect to the strategic local roads.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

15

Describe - e.g. station, bus stops

Nearest bus stop to the east is, c. 0.4 away on Cottingham Road. This is serviced by the no. 2A, 4, 67, 67A and RF1.

16

Score

2. Reasonable

1. No

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site is in a good location, attractive to industrial or small scale distribution B1c, B2,B8. Occupiers would be attracted to the good connectivity out of the town. This site would likely be park
of the west Corby SUE. Depending where residential development occurred round the site, there may be limitation in the type of occupiers that would be able to accomodate a completed
development.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
There is limited employment space on this side of Corby, but out of town office space to the south of the site at Oakley Hay, is well let and with reasonable covenant. Oakley Hay has taken a
review, performance of neighbouring property,
number of property cycles to be let at the level it is and current rents are still not viabile enough to develop new units. The land is currently not being actively marketed and came from JCS
site history of the site (how long available?
allocations.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 13
Land North of Western Urban Extension

3

Photo

PHOTO

4

Most appropriate employment use - for which
Strategic distribution park
site being assessed

5

Any comment on the above, e.g. other possible
Greenfield land, could be left for agriculture. This lies outside the SUE boundary.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonable prominence from the Corby Road (A427) as it has partial visibility. The current surrounding uses are agricultural land. This will change if once SUE development comes forward. There is no
direct link to any amenities, however there is a petrol station and small supermarket, c. 1.3 miles away.

7

Score

1. Poor

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A regular shape, with relatively flat gradient. Boundaries are more agricultural land and Corby Road. ELR 06 joins to the south.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.2 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Corby Road runs along the northern boundary of the site. Currently there is limited access other than small entrances to access the fields. Corby road is a good connection both back into the town centre,
and west towards Market Harbourgh.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

There are no bus stops located within a reasonable walking distance.

16

Score

1. Poor

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
1. Poor
the completed development?

18

Comment

The site is allocated in the middle of an SUE. This site would likely only be attractive if development occurred on ELR06. Demand for these sites may be greater in the future if residential numbers increase
as part of the SUE, specifically for office uses. But the employment market is untested in this area and there is no evidence of demand for space in this location.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, There is limited employment space on this side of Corby, so no evidence is available to support this site. The land is currently not being actively marketed and it falls outside the boundary of the proposed
site history of the site (how long available?
SUE. The site has an extant planning permission for a chicken farm, an agriculture use.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 14a
Adjacent Railway Station

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence as it can be seen clearly from Oakley Road and Station Road. Located in the town centre there are a number of other uses located near by, including offices,
residential and retail. The surroundings are compatible . There is good access to local amenities with the town centre less than 1 mile away.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A slightly irregular shape. The gradient does change over the site and levelling would need to be completed prior to development. Boundaries are the railway line to the west and
roads to the north, east and south.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.4 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Site is serviced by small local roads. There is good access to the site from Station road. This connects to Oakley road leading east and west through Corby. There is currently no
access to the site from Cottingham Road.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

2. Yes

15

Describe - e.g. station, bus stops

The Railway Station is next to the site. Station Forcecourt bus stop is located very close by. This is serviced by 2, 2B, 8, 67, 67A, X1 and Stagecoach Gold X4.

16

Score

3. Good

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
the completed development?

3. Good

18

Comment

The site would be attractive to B1a office occupiers as it is located very close to the station which is vital for attracting a workforce. The sites are well located near the centre of the town
with all associated amenities close by. This site would likely come forward as part of a mixed use scheme. A major driver for demand off office space is car parking capacity. The site is a
reasonable size and car parking could be delivered as part of the offer.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, Recent office developments in Corby have required public funding to be delivered as development is unviable. With pressures for residential on the sites it is unlikely a developer
site history of the site (how long available?
would target employment uses on this site.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 14b
Adjacent Railway Station

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
Land has already been allocated for residential uses. This could be part of a mix use scheme.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence as it can be seen clearly from Oakley Road and Station Road. Located in the town centre there are a number of other uses located near by, including offices, residential and retail. The
surroundings are compatible . There is good access to local amenities with the town centre less than 1 mile away.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A slightly irregular shape. The gradient is flat. Boundaries are the railway line to the west and roads to the north, east an d south.

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.4 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Site is serviced by small local roads. There is good access to the sites from Station road. This connects to Oakley road leading east and west through Corby. There is currently no access to the site from
Cottingham Road.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

2. Yes

15

Describe - e.g. station, bus stops

The Railway Station is next to the site. Station Forcecourt bus stop is located very close by. This is serviced by 2, 2B, 8, 67, 67A, X1 and Stagecoach Gold X4.

16

Score

3. Good

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

The site would be attractive to B1a office occupiers as it is located very close to the station which is vital for attracting a workforce. The sites are well located near the centre of the town with all associated
amenities close by. This site would likely come forward as part of a mixed use scheme.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, Recent office developmets in Corby have required public funding to be delivered. With pressures for residential on the sites it is unlikley a developer would target employment uses on this site. The site currently
site history of the site (how long available?
has active proposals for residential development. Site is actively being marketed by Lambert Smith Hamptons.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
remove
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 14c
Adjacent Railway Station

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Poor prominence from Oakley Road and Station Road as there are trees in the line of sight. Located in the town centre there are a number of other uses located near by, including offices,
residential and retail. The surroundings are compatible . There is good access to local amenities. The train line does cut the site off from the other designated sites at ELR14a and ELR14b.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A slightly irregular shape and small. The gradient is flat. Boundaries are the railway line to the east and another office bu ilding on the adjacent land.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.5miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Site is serviced by small local roads. There is good access to the site from station road. There is existing access from Cottingham road to office block which is adjacent to the site.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

2. Yes

15

Describe - e.g. station, bus stops

The Railway Station is next to the site. Kingdom Hall bus stop is located very close but the train line acts as a barrier. The bus stop is c. 0.2 miles away. This is serviced by 2, 2B, 6, 8, 67, 67A, X1
and Stagecoach Gold X4.

16

Score

3. Good

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site is quite small any development on the site would be cramped. There may be issues with carparking as the existing office is overfilling, this would be unattractive to B1a occupiers. Land
could be used for expansion of the existing office

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, Recent office developments in Corby have required public funding to be delivered as development is unviable. With pressures for residential on the sites it is unlikely a developer would target
site history of the site (how long available?
employment uses on this site.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 15a
Tripark

3

Photo

PHOTO

4

Most appropriate employment use - for which
Office park
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good visual prominence from Oakley road and reasonable prominence from Uppingham Road .Postion is good, on the corner of a roundabout. Compatible surroundings, as land is
located in the middle of existing office/industrial park. Reasonable access to amenities, petrol station and shops near by. (c. 0.2 miles)

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A reasonably regular shape. The gradient appears flat, though the land is currently overgrown. The site is bounded by local roa ds.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 4.7 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Well served by local roads. Site is located on a round about which connects to Uppingham road, this runs south to the A14. The site access is reasonable, from Headway.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Catalent bus stop is adjacent to the site. This is serviced by the no. X1.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Being located in a existing office park, with good connections in and out of Corby, makes the site attractive to B1,a,b,c & B2. If the site was part of wider development of ELR15b
ELR15c and ELR 35, surrounding the site comprehensive redevelopment of the area would increase occupier interest.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The surrounding offices and light industrial units are well let. Offices are of good quality, and modern development of a similar nature would be attractive to occupiers. A key issue for
review, performance of neighbouring property,
delivering office space in Corby is being able to provide enough car parking with development. This site is likely not to be used for employment use as the current Landowners are Aldi
site history of the site (how long available?
and have proposals to build a supermarket.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 15b
Tripark

3

Photo

PHOTO

4

Most appropriate employment use - for which
Office park
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence as it is visible from Oakley road, Saxon way and reasonable visible from Uppingham road. Compatible surroundings, as land is located in the middle of existing office/industrial park. Reasonable
access to amenities, petrol station and shops near by. Reasonable access to amenities, petrol station and shops near by. (c. 0.3 miles)

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A reasonably regular shape. Gradient is flat. The site was previously occupied so there is some remaining tarmac, concrete et c. The site is bounded by local roads and ELR15c .

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 4.8 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Well served by local roads. Site is located on a roundabout which connects to Uppingham road, this runs south to the A14. The site access is reasonable from Saxon Way .

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Catalent bus stop is 0.1 miles from the site. This is serviced by the no. X1.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Located in a existing office park, with good connections in and out of Corby would make it attractive to B1,a,b,c & B2. If the site was part of wider development of ELR15a ELR15c and ELR 35, surrounding the site
comprehensive redevelopment of the area would increase occupier interest.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The surrounding offices and light industrial units are well let. Offices are of good quality and modern development of a similar nature would be attractive to occupiers. A key issue for delivering office space in
site history of the site (how long available?
Corby is being able to provide enough car parking with development. Rents in the existing office park render development unviable.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 15c
Tripark

3

Photo

PHOTO

4

Most appropriate employment use - for which
Office park
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonable prominence as partially visible from Saxon Way road and from Uppingham road. Compatible surroundings, as land is located in the middle of existing office/industrial park.
Reasonable access to amenities, petrol station and shops near by. (c. 0.7 miles).

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Land is a slightly irregular shape . Gradient is flat. The site was previously occupied so there is some remaining tarmac, co ncrete etc. The site is bounded by local roads and ELR15b

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 4.8 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Well served by local roads. Site is located on a roundabout which connects to Uppingham road, this runs south to the A14.The site access is reasonable from Medicate Close.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Catalent bus stop is 0.5 miles to the south of the site. This is serviced by the no. X1.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Located in a existing office park, with good connections in and out of Corby would make it attractive to B1,a,b,c & B2. If the site was part of wider development of ELR15a ELR15b and ELR 35,
surrounding the site comprehensive redevelopment of the area would increase occupier interest.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The surrounding offices and light industrial units are well let. Office are of good quality and modern development of a similar nature would be attractive to occupiers. A key issue for delivering
review, performance of neighbouring property,
office space in Corby is being able to provide enough car parking with development. The council has reportedly been contacted by the current land owner, enquiring about developing B1/B2/B8
site history of the site (how long available?
space
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 15d
Tripark

3

Photo

PHOTO

4

Most appropriate employment use - for which
Office park
site being assessed

5

Any comment on the above, e.g. other possible
Could potentially be lost for residential
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence as located in the centre of an area of new development, has good visibility from Saxon W ay road and reasonable prominence from Uppingham road. New residential
development, Premier Inn and petrol station.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Site is a regular shape. Gradient is flat and the land is clear and ready to be developed. The site is bounded by local roads .

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 4.7 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Well served by local roads. Site is located on a roundabout which connects south to the A14. The site access is reasonable fr om Oakley Road.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Catalent bus stop is 0.2 miles from the site. This is serviced by the no. X1.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

Located on the edge existing office park. Site benefits from good connections in and out of Corby would make it attractive to B1a occupiers.. Surrounding the site is currently being developed as
residential. This may prove attractive to occupiers if potential workforce could be located close by.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The surrounding offices are well let. They are of good quality and modern development of a similar nature would be attractive to occupiers. A key issue for delivering office space in Corby is being
review, performance of neighbouring property,
able to provide enough car parking with development. Rents in the existing office park do make development viable. When compared to ELR15a,b,c and ELR35, this site is more suitable for
site history of the site (how long available?
alternate uses; i.e. residential. Developers may be unwilling to deliver employment space on this land when there is the potential to build out alternative, higher value uses.
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 16
Parkland Gateway Site B

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
Could come forward as part of a mixed use scheme
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonably prominent position near the town centre, good visibility from George Street. Surroundings are compatible, being close to the council offices and the Savoy cinema. The town centre
amenities are very close by.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Site is a regular shape and the gradient is flat. The site is bounded by George street, a car park and Hazel Wood.

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.6 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Well served by local roads. Site is located in the town centre. Access to the site comes from the Savoy cinema carpark, which is already connected to George Street.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

George Street bus stop is adjacent to the site serviced by the. No. 1, 3, 6, 67, 67A.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

The area would be attractive to B1a office occupiers. It is positioned near other new office development i.e. the cube. A future workforce would be attracted as the site lies close by the amenities of
the town centre. Office occupiers would still be attracted to a development on the site, even aas part of a mixed use scheme.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, There are new build offices located close to the site, the Cube occupied by the council. This is one of the largest office occupiers in Corby. It has performed well it is not a commercial tenant so
sets no precedence for this site. The council has confirmed that the site is likely to be delivered as part of mixed use scheme which will not contain any employment uses.
site history of the site (how long available?
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 17
Land at Former Sludgebeds

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Poor prominence as located at the back of an existing industrial estate. No visibility from the A43. The surrounding uses are compatible, with a mix of light industrial occupiers in
the Weldon South Industrial Estate. An expansion of the Weldon Industrial Estate into the subject land to the west would be natural development. There are no major amenities
located close by with pedestrian access.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A slightly irregular shape, the land is not flat but undulating. There is a former sewage treatment plant to the west of the site, the Tata still works to the north, ELR20 to the south
and Weldon South industrial site to the east.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.6 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Access would come through the exiting Weldon South Industrial estate. This is already well connected to the A43.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Corby Road bus stop is the nearest, c. 0.5 miles to the west. Serviced by no. 2A and Stagecoach Gold X4. The stop is hard to access as a pedestrian from the site.

16

Score

1. Poor

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
the completed development?

2. Reasonable

18

Comment

Existing industrial estate is well contacted onto the wider road network which the site would benefit from good local connectivity occupiers of B1c, B2 and B8 uses would be
attracted to this site.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The existing industrial estate is well let. The site is not being actively marketed online. The site may be difficult to deliver due to high remediation costs of land and being located
review, performance of neighbouring property,
close to old sewage works. With potential development in the long term to the south, (Midlands Logistic Park Phase 2) the site may be more attractive to develop. Over the plan
site history of the site (how long available?
period there is little evidence that the Weldon North Industrial Estate owners will want to expand, however this may be a possibility in the future.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 18
Barn Close

3

Photo

PHOTO

4

Most appropriate employment use - for which
Strategic distribution park
site being assessed

5

Any comment on the above, e.g. other possible
Plans for this to be developed as phase two of the midlands logistic park. This is not likely to happen in the medium term as a longer lease has just been given to t he surface car storage.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonable prominence from Geddington Road but slightly set back so not fully visible. Between the site and Geddington Road there are a number of low quality light industrial properties . The
nearest amenities located C. 1 mile away on Oakley Road to the North West, towards Corby town centre.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A regular shape and good size. The land is currently tarmacked for open car storage. The site is relatively flat and is bounded by light industri al space and ELR 20.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.4 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

The site is well connected through Geddington road to the south, which connects to the A43. Access onto the site is through an existing industrial area.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

The Grove, towards Corby town centre, is the nearest bus stop c. 0.5 miles away. Serviced by the no. 8

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Plans are to develop this land as phase two of the Midlands Logistic Park, this would create a critical mass of similar operations which is attractive to occupiers. Good connections, to the south side of
Corby to A14 are attractive to strategic distribution B8 occupiers. The site benefits from having a historic rail freight line access, which could be brought back into use without to much cost. This
would be attractive to some strategic distribution occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, Delivery of this site will likely be out with of the plan period as the owner has recently let the land on a long lease to open car storage. If phase one of the Midlands Logistic Park is a success this site
site history of the site (how long available?
will likely be developed in the future.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 21
Princewood Road

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
Recently sold with build to design proposals.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Prominence is poor being located off of Princewood road, behind existing industrial buildings on the Earlstrees Estate. The light industrial occupiers surrounding the site would be
compatible with further industrial development. There is food and a gym etc. located further west on Princewood road c. 0.6 miles .

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The land is an irregular shape, with a small thin parcel included for access. The gradient is flat as the site is currently being levelled. The boundaries are trees to the north and the
existing industrial estate to the south.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.8 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

There is currently no direct access to the site. There is land included in the ELR to connect the site to Pricewood Road.

1. Poor

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Godwin Road is the nearest bus, just opposite the proposed access to the site, c. 0.1 miles to the south. The stop is serviced by the no. 4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

There is already proposal to use the site for a food production facilites. The location, with little prominence, behind existing buildings would put a lot of occupiers off. But, if there are
active proposals food production is a sector where this does not matter.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property,
The site currently is being levelled, to be used a food production facility. A developer is likely to deliver a development on this site within the plan period.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 23
Weldon Stone Quarry

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Prominence is reasonable with visibility from Stamford Road. Stamford Road is a small local road. Surroundings are reasonably compatible, with a bus depot to the east There is an existing
distribution park just north west of the site. There is a lack of amenities near by.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The site is an irregular shape, and is realtvely level.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.6 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

There is access to the site from Stamford road. This road is small, though does quickly connect to the A43 leading out of Cor by.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Corby Road bus stop is the nearest, c. 1.2 miles to the north. Serviced by no. 2A and Stagecoach Gold X4. The stop is hard to access as a pedestrian from the site.

16

Score

1. Poor

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
1. Poor
the completed development?

18

Comment

Located close to the A43 running south out of Corby, the location in the town is good. The site is small, but may be attractive to small B2 industrial occupiers. B8 Distribution could also be a potential
use but occupiers would use usually desire a larger site. Most of the existing industrial stock in Corby is located in industrial estates.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
The strategic distribution park north east of the site is well let but, this is a different market with larger occupiers. The site is not being actively marketed, and there are no know proposals for the site.
review, performance of neighbouring property,
The most likely development would be through expansion of the adjacent bus depot. The site is currently in use and the exiting tenant, Weldon Stone Enterprise, has not indicated whether they wish to
site history of the site (how long available?
remain. Due to the small size of the development, and shape of land developers may find it difficult to deliver a viable scheme.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 25
Fircroft Park

3

Photo

PHOTO

4

Most appropriate employment use - for which
Strategic distribution park
site being assessed

5

Any comment on the above, e.g. other possible
Planning permission for HGV park. This development was started will continue in perpetuity.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence with visibility from the A43. the site is surrounded by ELR03, which is currently used for agriculture. Stanion is relatively close and has basic amenities.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A slightly irregular shape, being long and thin. The gradient is relatively flat. There are currently electricity pylons running down the middle, for its entir e length.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 7.7 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

The site has good existing access from the A43. This connects Corby to the A14.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

The nearest bus stop is Grays Drive c. 0.5 miles to the north west of the site. Serviced by the no. 8

16

Score

1. Poor

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site would be more attractive to occupiers if it was developed as part of ELR03 for B8 strategic distribution. The position in Corby is good, at the south of the town, which means connecting to the A14 is faster.
The pylons may put off some occupiers, as they may impose a height restriction.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The neighbouring site across the A43, ELR 31, currently has proposals to be developed as a Logistics Park. If this is a success this site will more likely be delivered. The potential for this site lies wider and could
be redeveloped with ELR03.These would be developed in the longer term, out with of the plan period. The site is currently being marketed, by Learoyd Commercial.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 26
Land off Courier Road

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible Currently being marketed for; office, leisure, industrial and residential (subject to planning). In terms of employment use, it is suitable for both office and industrial. We have assessed on the basis of offices as the
use, difference of opinion with promoter
adjacent building is offices.

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonable prominence with some visibility from Rockingham Road. Adjacent to the site there is an office building , further afield there is residential and a retail park, with shops, a gym and Food and beverage
facilities. Corby town centre is relatively close which has further amenities.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The site is an irregular shape, and fills in a gap between the existing office building and the road. There is also changes in gradient over the entire site.

9

Score

1. Poor

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.4 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

The site has access from Courier Road, there is no access onto Rockingham road. Courier road is small though connects to Phoe nix parkway running through the centre of Corby.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

The station is located close by, less than 0.5 miles. The nearest bus stop is on Lloyds Road at Tyre & Auto serviced by the no. 2, 6, 8, 19, 67, 67A and Stagecoach Gold X4.

16

Score

3. Good

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

The site is in a good location for office or light industrial B1a,b,c occupiers, located close to existing offices and the to wn centre, station and public transport.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The land is more difficult to deliver than others in Corby. Extra costs associated with levelling etc. Town centre locations are reportedly more attractive to occupiers if they come with parking. Due to the size of this
land this may be difficult to deliver a large amount of carparking. The site is being actively marketed by Budworth Hardcastle.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 27
Former Magistrates Court

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
Could be used as residential.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

The site has good prominence, located in the town centre in the middle of Elizabeth Street. It is surrounded by residential units and a church, both are compatible surroundings. There is good access to
amenities, being located in Corby town centre.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Small but regular shape. The site currently has an unoccupied building. The gradient is flat, no issues with boundaries.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 7.4 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

The site has existing access to Elizabeth Road, leading directly into the carpark of the former magistrates court. The Corby town centre is well connected to the surrounding area.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

The station is located close by c. 0.5 miles away. Elizabeth Street Stop M is the nearest bus stop no. 2A, 67, 67A and Stagec oach Gold X4.

16

Score

3. Good

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site is well located in the town centre, which is attractive to B1a occupiers as staff can use local amenities. Surrounding uses are compatible will a small office development. The site is small and could not
provide a large amount of carparking. For occupiers in Corby this is an essential.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, Currently being actively marketed by Andrew Ashwell. The site has pressure to be used for residential development. This may be more suited to the site due to the lack of space for car parking. Office space in
the town centre is stable but rents are flat. Development for offices would not be viable.
site history of the site (how long available?
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 28
Land at Boyle Road and Curver Way

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

There is partial prominence access on a small one way street off of Steel Road, with some visibility. The site is surrounding by other industrial uses, including the TATA steel operation which is currently in
use. Amenities are located in Corby town centre which is a distance away.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A regular shape, the gradient appears to be relatively flat. There are slag piles from previous uses still on the ground.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10.4 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network There is no access directly from Steel Road to the north of the site. There is access from Curver way, a small road joining Steel Road. There is no access to the south of the site as this is where the TATA steel
operation is located.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Curver way is the nearest bus stop, is 0.1 miles to the north. Serviced by 2, 2A, 67 and Stagecoach Gold X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The surrounding properties are well let, and with a mix of different occupiers. B1c, B2 occupiers may be interested in a completed development in this location. If the Orbital road is complete the site would be
even more attractive. With better connectivity B8 occupiers may be attracted to the site.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, TATA whom own the land are keen to see development happen. The site is situated in the Earlstrees industrial estate which is well let with a number of good quality occupiers. This sets good precedence for
developers making it more attractive to deliver. Part of the site has a live planning application for a refigerated storage unit. If this is delived it could help set a presecence for rents and increase.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 29
Howitt’s Yard

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence with clear visibility from Rockingham Road. Adjacent to the site is a military surplus shop, carpet store etc, all relatively low quality buildings. These would be
compatible with some light industrial usage. There are amenities, including food and beverage operators and Aldi, located across the road

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A relatively uniform in shape. The gradient is reasonably flat. The north west boundary of the site, is along side a small gr een park like area.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

There is access from Rockingham Road through the small poor quality warehouse retail to the south east of the site.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Pipeline Construction, on Princewood Road, is the nearest bus stop, 0.3 miles to the north. Serviced by no.4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
the completed development?

2. Reasonable

18

Comment

Site suitable for B1c or clean B2 .The site is well located, in terms of connectivity onto existing road network. Some occupiers may be less attracted to the area than others, due to
the proximity to non industrial units and green space.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, Due to issues surrounding ownership this site is likely going to be difficult to develop. With non willing multiple owners the extra costs associated with land assembly will make this
unattractive to developers. The site is currently not being actively marketed.
site history of the site (how long available?
market interest? )

20

Score

1. Poor

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and D (Red)- Site is unlikley to be developed
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 30
Land at Pearson Training Academy

3

Photo

PHOTO

4

Most appropriate employment use - for which
Local office
site being assessed

5

Any comment on the above, e.g. other possible
This is located very close to residential. It could be developed into houses.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonable prominence with some visibility from the A43 and reasonable from Corby Road. An education training facility lies to the south of the land, with residential to the west,
and a now demolished office building to the north. Weldon is located to the east which as some amenities.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

An irregular shape. The gradient slopes down, south from Corby Road. The boundary to the south is directly against the existing training academy.

9

Score

1. Poor

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.9 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network Access to the site is on the north side, next to existing residential units, off of Corby Road. The A43 runs down the western boundary of the site , providing good connectivity out of
Corby.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Corby Road is the nearest bus stop adjacent to the north boundary of the site. Serviced by the no. 2A and Stagecoach Gold X4.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
the completed development?

2. Reasonable

18

Comment

B1a,b,c Occupiers would be reasonably attracted to the site. Dirty B2 occupiers would find the location challenging due to close proximity to residential. Office occupiers would
likely the close proximity to the A43 and the bus stop on Corby Road. The surrounding uses are relatively compatible. There would be a reasonable level of demand from existing
occupiers of the Pearson Training Academy to expand.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The land would be expensive to develop due to the undulating gradient. The most likely development on the land would be expansion from the existing training academy to the
south. The site is not currently being marketed.
site history of the site (how long available?
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and B (Yellow) - Site likely to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 31
Midlands Logistics Park

3

Photo

PHOTO

4

Most appropriate employment use - for which
Strategic distribution park
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Good prominence with clear visibility from the A43, the land is one of the first things seen when entering Corby. Currently surrounding the site is industrial to the north, and residential to the south.
There is reasonable access to amenities, with shops located on Oakley road c. 0.9 miles to the north west.

7

Score

3. Good

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A regular shape, the land is currently being levelled and made ready for development. On the southern boundary there is a barrier of land, and a local road, between the southern boundary and
the houses in Little Stanion.

9

Score

3. Good

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 8.2 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

The site has good existing access from Geddington Road, which comes off the A43.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

The Grove at the west end of Geddington Road is the nearest stop, c. 0.6 miles away. It is serviced by the no. 8.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

B8 distribution occupiers would be attracted to a completed development on this site. The site is large and current proposals are to develop a considerable number of large. Specifically a
development in this location would be attractive to 3PL occupiers.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, With the site being cleared, it looks current proposals are for the site to be built out in the near future. There is demand across the country for strategic distribution sheds. The site is being actively
site history of the site (how long available?
marketed looking for occupiers. Agents are CBRE, M1 Agency and Burbage Realty.
market interest? )

20

Score

3. Good

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and A (Green) - Site (virtually) certain to be developed in the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 32
Tata Land

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
Land is currently in use by TATA steel. Land could potentially be released for redevelopment within the defined area over the plan period.
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

The site is large and the south side has visual prominence from Weldon Road. The other boundaries of the site have no major roads Surrounded by industrial estates adjacent
uses are compatible. Due to its size some sides of the site are better serviced by local amenities that others i.e. the west side is nearer Corby town centre.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

A large site, but on the whole level. The shape is regular. Due to its size there is variation across the site, parts which are cleared land, and other which are operational buildings.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 9.7 miles from the A14

11

2. Reasonable

Score

Local access by road

12

Describe access to site/strategic road network The site has a number of access points which service the existing operations. Weldon Road and the A43, are both close by and connect Corby to the wider area. Some parts of
the site have better connectivity and access than others.

13

Score

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Depending on the side of the site the site there are a number of bus stops. The nearest to the access on the South side, on Weldon Road, is the stop Central Workshops,
serviced by the no. 2A, 2B, 6 and Stagecoach X4

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site is already occupied by TATA. Any released land would be reasonably attractive to B2 occupiers. The adjacent uses are compatible with more industrial uses. Some
boundaries of the site are not as well connected as others.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
A number of Corby's Industrial estate surround the TATA steel works. These are all well let to a variety of occupiers. There are likely to be costs associated with working with
review, performance of neighbouring property,
previously contaminated land which will decrease the chance of delivery. None of the site is currently being marketed. But, TATA is keen to see development actively on their
site history of the site (how long available?
land. A willing land owner will encourage development.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 34
Pen Green

3

Photo

PHOTO

4

Most appropriate employment use - for which
Industrial estate
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Visual prominence is poor , being located at the southern boundary of the Earlstrees Industrial Estate. Surrounding areas area is compatible, with large food manufacturing premises to the north.
Amenities are relatively close buy nearer the centre circa. 0.5 miles away on Rockingham road.

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

The shape is relatively regular. The gradient changes over the site and a large portion of the land is currently taken up by ponds. There are residential dwellings towards the southern boundary.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 10 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

There is access from the north of the site through the Earlstrees Industrial Estate. Local road access to the estate is good.

2. Reasonable

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

The nearest bus stop is c. 0.2 miles from the current access point on the northern boundary of the site. It is serviced by th e X1.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
2. Reasonable
the completed development?

18

Comment

The site would be attractive to a B2 occupier, potentially a food manufacturing industry as there are a number of these in the surrounding area. The site does have poor prominence at the rear of the
Earlstrees Industrial Estate however the compatible surroundings would still make it attractive.

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The Earlstrees Industrial Estate is well let with a number of high profile tenants providing good covenant strength. This site is close to residential and the land could be used for housing. This may be
site history of the site (how long available?
more attractive to a developer as it higher value.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

ID
1
2

Site ID
Site name

ELR 35
Saxon 26

3

Photo

PHOTO

4

Most appropriate employment use - for which
Office park
site being assessed

5

Any comment on the above, e.g. other possible
use, difference of opinion with promoter

DEMAND / MARKET POTENTIAL
ATTRACTIVENESS TO OCCUPIERS
External environment

6

Describe - prominence, compatibility of the
surroundings, access to amenities, etc

Reasonable prominence, partially visible from Saxon W ay road and Uppingham road. Compatible surroundings, as land is located in the middle of existing office/industrial park. Reasonable access to amenities,
petrol station and shops near by. (c. 0.7 miles).

7

Score

2. Reasonable

Internal environment

8

Describe - any problems with shape, gradient,
boundary etc?

Land is slightly irregular in shape. Gradient is flat. The site has been previously been used as a factory. The site bounds E LR15c.

9

Score

2. Reasonable

Strategic accessibility (road)
Describe - proximity to Motorway/principal
10
roads

Located approximately 4.8 miles from the A14

11

2. Reasonable

Score

Local access by road

12

13

Describe access to site/strategic road network

Score

Well served by local roads. Site is located on a roundabout which south connects to the A14. The site access is reasonable from Medicott close.

3. Good

Public transport access
14

Is the site close to a railway station
(within 400m)?

1. No

15

Describe - e.g. station, bus stops

Catalent bus stop is 0.5 miles to the south of the site. This is serviced by the no. X1.

16

Score

2. Reasonable

ATTRACTIVENESS: TO OCCUPIERS: SUMMARY
17

How attractive will the site be to occupiers of
3. Good
the completed development?

18

Comment

Located in a existing office park, with good connections in and out of Corby makes the site attractive to B1a,b,c occupiers. If the site was part of wider redevelopment of ELR15a ELR15b and ELR 35, surrounding the
site comprehensive redevelopment of the area would increase occupier interest

DELIVERY / ATTRACTIVENESS TO DEVELOPERS

19

Market evidence - e.g. reference to market
review, performance of neighbouring property, The surrounding offices are well let. They are of good quality and modern development of a similar nature would be attractive to occupiers. The site has been available for a long period of time and is currently being
site history of the site (how long available?
marketed by Propsearch.
market interest? )

20

Score

2. Reasonable

DEMAND SUMMARY
21
22
23
24

Assuming constraints are resolved, what are
the prospects of the site being developed and C (Amber) - Site may be developed, beyond the plan period
occupied?
Assessor
James Bullough
Date
To be removed (either no need to allocate or
council have advised deletion)

Pa

