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Introduction: Scope of update 
 
The 2018 Employment Land Review1 (ELR) analyses the future demand for employment land in the 
Borough for the period between 2011 and 2031. It assesses the current provision of employment 
land in the Borough against the forecasted employment need to ensure there is a sufficient supply to 
meet current and future business requirements. The ELR was published in May 2018 to accompany 
consultation on the Emerging Draft Part 2 Local Plan for Corby Borough2. 
 
This update forms an addendum to the 2018 ELR, and updates elements of that report, where new 
data is available, most notably the supply of employment land. It does not seek to update in detail 
the analysis of the commercial property market, or the site assessment work. This update should 
therefore be read alongside the May 2018 ELR. 
 
 
  

                                                           
1 Employment Land Review – Final Report, May 2018 - 
http://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20May%202018.pdf 
2 Emerging Draft Options Consultation, July 2018 - 
https://www.corby.gov.uk/sites/default/files/Part%202%20Local%20Plan%20for%20Corby%20-
%20Emerging%20Draft%20Options%20Consultation%20Document.pdf  
 

http://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20May%202018.pdf
https://www.corby.gov.uk/sites/default/files/Part%202%20Local%20Plan%20for%20Corby%20-%20Emerging%20Draft%20Options%20Consultation%20Document.pdf
https://www.corby.gov.uk/sites/default/files/Part%202%20Local%20Plan%20for%20Corby%20-%20Emerging%20Draft%20Options%20Consultation%20Document.pdf
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1. Projecting the demand for employment land 
 
1.1 The NPPF requires local planning authorities to proactively identify need for land and 

floorspace for economic development uses, including both the quantitative (number of 
units/amount of floorspace) and qualitative (footprint of economic activities and proximity for 
infrastructure) needs for all types of economic activity over the plan period. The key output of 
the exercise is an estimate of the scale of future needs, broken down by economic factors. 
  

1.2 This section summarises the B class employment space requirements for the plan period up to 
2031 as set out in the JCS. 

 
Job targets for North Northamptonshire 

 
1.3 The Employment Background Papers (20123 and 20154) prepared by the JPU set out the 

approach to developing job targets for Corby, East Northamptonshire, Kettering and 
Wellingborough as part of the evidence base for the JCS. The approach follows guidance set 
out in the PPG. 

 
1.4 The target for North Northamptonshire as set out in Policy 22 of the JCS is 31,100 jobs for the 

period up to 2031. These job targets are split between the four local authorities in policy 23 of 
the JCS as follows: 

 
Table 1.1: Job creation targets for North Northamptonshire (2011-2031) 

 Net job growth 

Corby 9,700 

East Northamptonshire 7,200 

Kettering 8,100 

Wellingborough 6,100 

North Northamptonshire Total 31,100 

 
1.5 The 2015 Employment background paper suggests that in Corby, 6,305 jobs (65%) will be 

provided within B class uses. The remainder of 3,395 jobs (35%) relates to employment across 
‘non B jobs’, including retail, leisure professional and public services. 

 
1.6 The job targets are fewer than the forecast increase in the Borough labour force in the 

Cambridge Centre for Housing & Planning Research (CCHPR5) ‘Assessing the Housing 
Requirements of North Northamptonshire’ (December 2013) of 14,500 to reflect a realistic but 
still testing target given past performance.  

 
1.7 These targets should not constrain growth if additional employment opportunities come 

forward in line with the policies in the local plan. However, the B use target of 6,305 jobs is 
the one against which the quantity and quality of existing and committed employment sites 
will continue to be reviewed against in this ELR update as a reference point. 

  

                                                           
3 Employment background paper (2012) - http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1253  
4 Pre-submission Plan Employment Background Paper January 2015 -  
http://www.nnjpu.org.uk/docs/Employment%20Background%20paper%20Jan%202015.pdf  
5 http://www.nnjpu.org.uk/docs/131219%20Final%20Report%20for%20NNJPU%20Version%201.0%20.pdf  

http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1253
http://www.nnjpu.org.uk/docs/Employment%20Background%20paper%20Jan%202015.pdf
http://www.nnjpu.org.uk/docs/131219%20Final%20Report%20for%20NNJPU%20Version%201.0%20.pdf


  

4 
 

JCS Sectoral Split 
 

1.8 The JCS ‘B class’ target is not split into indicative sectoral targets in policy 23 of the JCS in 
order to allow for flexibility between different B class uses. The JCS Inspector confirmed this 
approach to be sound in his assessment of Policy 23 “and that it is not over-prescriptive in 
splitting jobs targets into particular use classes, as this is very difficult to predict in a fast 
changing economic climate nowadays.”  

 
1.9 Flexibility to respond to market signals is a key requirement of the NPPF. The majority of 

employment land supply in the Borough is committed or allocated and in some cases 
indicative sectoral splits will be identified in master plans. Policy 23 of the JCS seeks to deliver 
the mix and scale of employment uses identified in the approved masterplans with sufficient 
in-built flexibility provided for in Policy 22 in respect of proposals for a revised mix/scale 
where certain conditions are satisfied. For this reason, and having regard to the supply of 
committed sites in this update, it is not considered appropriate to set sectoral targets within 
the Part 2 Local Plan for Corby. A sectoral split has been used only for the purposes of 
assessing land supply within the Borough, and should not be taken as being prescriptive 
targets for each job sector. 

 
2012 Employment Background Paper Sectoral Split 

 
1.10 The 2012 Employment Background Paper did incorporate a sectoral split based upon three 

growth scenarios6. The 2012 paper presented the implications of these different growth 
scenarios for each B use sector and identified potential B class jobs. For demonstration 
purposes only, the employment land supply has been measured against the average of 
scenarios (a) and (b):  

 

 B1 – 523 jobs 

 B2 – 1,348 jobs 

 B8 – 4,455 jobs 
 
1.11 The formula in the latest HCA Employment Density Guide has been used to translate jobs 

targets into employment land requirements. Previously the figures used in a 2008 technical 
note produced by the JPU were used. It is considered that this approach will ensure the most 
robust assessment of land supply. The Density Guide makes the following assumptions about 
job to floorspace ratios for different types of B uses: 

 

 B1 (offices) – 1 job/12m2 (The density guide breaks this down further into B1a, B1b, B1c 
but for the purposes of this update, a middle value has been chosen to represent all B1 
class jobs) 

 B2 (manufacturing) – 1 job/36m2 

 B8 (warehousing and distribution) – 1 job/77m2 
 
1.12 Using this formula, the estimated number of jobs are then converted to gross floorspace 

requirements which are in turn converted into land requirements, assuming a 40% plot ratio 
(i.e. 4,000m2 would occupy a 1 hectare site). 

 

                                                           
6 Scenario (a) – Growth pattern based on 2008 sectoral proportions 
Scenario (b) – Growth pattern according to sectoral growth between 1998-2008 
Scenario (c) – Forecast regional growth rates by sector 
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1.13 This formula is applied to the indicative split described above to facilitate monitoring and 
ensure that there is a sufficient buffer for each sector. These are hypothetical scenarios as it is 
difficult to foresee any eventualities in terms of the future performance of the economy. 

 
1.14 Table 1.2 shows the floorspace and land requirements arising using the preferred growth 

scenario.  
 

Table 1.2: Floorspace and land requirements based on preferred growth scenario 

 B1 B2 B8 Total 

Total B jobs  523 1,348 4,455 6,325 

Floorspace requirements 
(sqm)7 

6,276 48,528 343,035 397,839 

Land requirements (ha)8 1.57 12.13 85.76 99.46 

 
1.15 The preferred growth scenario shows a need for approximately 99 hectares of employment 

land for the period up to 2031. 
 
1.16 The NPPF requires local authorities to identify and meet the need for future economic 

development. Chapter 2 identifies the existing and potential supply of employment land in the 
Borough to meet the identified need. 

  

                                                           
7 Multiply jobs by job to floorspace ratios above 
8 Divide floorspace requirements (m2) by 4,000 
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2. Employment land supply 
 

Opportunities from existing industrial estates/premises 
 
2.1 Existing employment areas are a source of the employment floorspace required to meet the 

identified need. The opportunities come in the form of vacant floorspace, underutilised 
sites/premises and opportunities for intensification. 

 
2.2 The May 2018 ELR noted the supply of office and industrial floorspace as at July 2017 

represented efficient frictional vacancy rates which allowed for a reasonable degree of churn 
in the market. Vacancies were therefore excluded from the supply totals in the ELR. Since this 
time no further evidence has emerged to suggest that vacancy rates have altered significantly 
in the Borough and therefore vacancies continue to be excluded from the calculations.  

 
 Commercial development pipeline 
 
2.3 The development pipeline comprises schemes with outstanding planning permissions and 

completed (implemented) schemes. These schemes make an important contribution towards 
meeting the identified need. 

 
2.4 The North Northamptonshire Joint Planning and Delivery Unit and partners monitor and 

publish an Authorities’ Monitoring Report (AMR)9 every year to monitor the extent to which 
the policies set out in the Development Plan are being achieved, among other things. From 
the AMRs and other planning application data the council holds, it is possible to estimate total 
net gains or losses in B class floorspace. 

 
 Implemented schemes 
 
2.5 Table 2.1 shows the net gains/losses of employment floorspace between April 2011 and April 

2018. 
 

Table 2.1: Total employment floorspace net gains/losses (sqm) – 2011 to 201810 

Use Gains Loss due to change of use or 
redevelopment 

Net gain/loss  

B1a 686 450 236 

B1b/B2 13,723 8,350 5,373 

B8 7,563 11,485 -3,922 

Total 21,972 20,285 1,687 

 
2.6 The Borough received a net gain of 1,451m2 of B1b/B2/B8 combined floorspace over the 

seven year period, 2011-2018. There was a small net gain of B1 office space of 236m2. These 
figures present an improved position, particularly for industrial (B1b/B2) development in the 
Borough. In addition large scale B8 development is taking place at Midlands Logistics Park 
which is not yet counted in this table, as well as a number of new commercial and industrial 
planning applications currently being processed. Overall there was a total net gain of 1,687m2 
across the Borough over the seven year period, and an overall net gain over the past year 
(2017/18) of 2,989m2. 

                                                           
9 2017/18 Authorities’ Monitoring Report - http://www.nnjpdu.org.uk/publications/north-northamptonshire-
authorities-monitoring-report-17-18/  
10 The base period of 2011 coincides with the plan period under review 

http://www.nnjpdu.org.uk/publications/north-northamptonshire-authorities-monitoring-report-17-18/
http://www.nnjpdu.org.uk/publications/north-northamptonshire-authorities-monitoring-report-17-18/
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 Outstanding planning permissions 
 
2.7 There continues to be a number of extant but unimplemented B class planning permissions 

which provide a significant supply of employment floorspace to meet identified need. The 
Council’s planning records show outstanding net commitments from planning permissions as 
at 31 March 2018 in Appendix 1. Table 2.2 shows the total employment floorspace committed 
from outstanding planning permissions. 

 
Table 2.2: Outstanding net commitments from planning permissions (sqm) – 31st March 
2018   

Use Sqm (floorspace) 

B1 8,479 

B2 58,666 

B8 175,896 

Mixed use (B1/2/8) 11,172 

Total floorspace 254,213 

 
2.8 There is approximately 254,213m2 of committed employment floorspace across the Borough, 

as recorded on the planning application forms and in approved master plans. The 
commitments include one large site Midlands Logistics Park, referred as ELR31 in the May 
2018 ELR. Development has now commenced on this site. 

 
 Core outputs of the employment land assessment 
 
2.9 This section provides a summary of the results from the previous sections of chapter 2. Table 

2.3 summarises the existing and potential land supply in the Borough which will meet the 
identified need. 

 
Table 2.3: Existing supply of employment floorspace (sqm)  

Type of 
development 

Use Sqm (floorspace) 

Net gains/losses B1 236 

B2 5,373 

B8 -3,922 

Mixed (B1/2/8) 0 

Total (a) 1,687 

Outstanding 
planning 
permissions 

B1 8,479 

B2 58,666 

B8 175,896 

Mixed (B1/2/8) 11,172 

Total (b) 254,213 

Total floorspace B1 8,715 

B2 64,039 

B8 171,974 

Mixed (B1/2/8) 11,172 

(a+b) 255,900 

 
2.10 The total supply of floorspace from completed schemes and outstanding planning permissions 

is 255,900m2.  
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3. Meeting employment needs 
 
3.1 The preceding chapters address the demand and supply of employment land in the Borough. 

This section assesses whether the existing portfolio of land is sufficient to meet the identified 
need for the period up to 2031. 

 
 Quantitative balance 
 
3.2 The purpose of this analysis is to ensure the Borough has sufficient land to cater for demand 

arising from different sectors. 
 
3.3 The findings in relation to demand and supply of employment land are summarised in Table 

3.1 below. As referred to in chapter 1, the indicative split is based on a preferred growth 
scenario arising from job assumptions and sectoral split proposed in the 2012 JCS Employment 
Background Paper which is used for demonstration purposes only. 

 
 Table 3.1: Demand and supply of existing floorspace (sqm) from existing sites based on 

preferred growth scenario   

 B1 
(B1a/b/c) 

Industrial 
(B2/B8) 

Mixed 
(B1/B2/B8) 

Total 

Floorspace 
requirement (sqm) 

6,276 391,563 0 397,839 

Floorspace supply 
(sqm) 

8,715 236,013 11,172 255,900 

Surplus/Deficit 2,439 -155,550 11,172 -141,939 

 
3.4 Table 3.1 demonstrates that the Borough has sufficient B1 floorspace from outstanding 

planning permissions and completed floorspace than is currently required for the plan period 
up to 2031. There appears to be a deficiency in term of Industrial (B2/B8) uses. 

 
3.5 Overall, the above analysis shows the Borough has insufficient land in quantitative terms to 

meet demand arising for employment land over the plan period. This is supply from the 
commercial development pipeline comprising outstanding planning permissions and 
completed schemes. The deficit shown by the preferred growth scenario also does not take 
into account any losses that may occur in the future. 
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4 Conclusions and Policy Recommendations  
 

4.1 The purpose of this ELR update is to advise on how much land in total will be required for 
employment over the period of the new Part 2 Local Plan for Corby based on updated 
evidence.  

 
4.2 In taking decisions on those allocated and potential employment sites, plan-makers should 

have regard to the advice in the revised National Planning Policy Framework, that: 
 

 Planning should meet local business needs (para 80), and ‘and be sufficiently flexible to 
adapt to rapid change’ (para 11); 

 Plans should ‘be prepared positively, in a way that is aspirational but deliverable’ (para 16); 
and 

 ‘Planning policies and decisions should recognise and address the specific locational 
requirements of different sectors’ (Para 82). 

 
4.3 The analysis and recommendations below take account of the above principles. 

 
The quantity of land  

 
4.4 It is estimated that the Joint Core Strategy job target implies a requirement for 397,839m2 of 

net additional employment floorspace over the plan period. Against this requirement, the 
current supply comprises: 

 

 Outstanding planning permissions for 254,213m2 of new floorspace. 

 Completed schemes since the beginning of the plan period, resulting in a small net gain of 
1,687m2 of employment space. 

 Net outcome: 254,213m2 + 1,687m2 = 255,900m2 of net additional employment space.  

 
4.5 Subtracted from the need of 397,839m2, this produces a need for 141,939m2 of net additional 

employment space to be provided over the plan period, over and above outstanding planning 
permissions. 

 
4.6 In line with the adopted Joint Core Strategy, therefore, the development plan should provide 

land to accommodate 141,939m2 of net new employment space, over and above outstanding 
permissions.  At the standard plot ratio of 40%, this would require 35.5ha of land. On top of 
this, the development plan should provide a margin for flexibility, choice and competition. If 
any existing employment space is to be lost in future, the plan should also provide additional 
land to replace such losses.  

 
4.7 This development capacity will come from three sources: 

 

 Strategic sites allocated in the adopted Joint Core Strategy. 

 Any further strategic sites to be allocated in the next review of the Joint Core Strategy. 

 Allocations to be made in the Part 2 Local Plan for Corby. 

 

4.8 The scope of the Part 2 Local Plans is that they will only allocate sites up to 5ha. Any larger 
new allocations are considered ‘strategic in scale’, a matter for the next Joint Core Strategy 
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review. The Council has also determined that sites of less than 0.25ha would not be allocated 
in either plan, as being too small. 

 
4.9 It may be of course that when the Joint Core Strategy is reviewed it will include new targets 

for job growth and / or total land provision. If and when this happens, the calculations above 
on the total quantity of land will no longer apply. 

 
Development sites 

 
4.10 The May 2018 ELR provided detailed assessments of development sites currently allocated for 

employment, together with those that could potentially be allocated in new plans. For each 
shortlisted site, PBA / Aspinall Verdi produced a market-facing assessment of likely demand, 
while Council officers assessed supply-side constraints and availability. Table 4.1 below 
summarises the two assessments and draws the implications for planning policy. The sites fall 
into four groups, as shown in columns 9-12 of Table 4.1 and discussed in turn below. 
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Table 4.1 Final site assessment and recommendations  

 

   Individual site assessments      Land areas by category (ha)
( 1) ( 2 ) ( 3 ) ( 4 ) ( 5) ( 6 ) ( 7) ( 8 ) ( 9 ) ( 10 ) ( 11) ( 12 ) [ 13 ]

ELR02 0.2 Land adjacent to Iron Pit  Close - 36.0  No Too small to allocate 0.2

ELR03 143.7 Land at Geddington Road Yes 56.0 - No Discounted through JCS process 143.7

ELR04 4.4 Priors Hall Development Site Probably not 39.0  No
No evidence of demand, could be released for alternat ive 

uses
4.4

ELR05 3.4 Land at Weldon Park No 42.0  No
Poor locat ion for employment use, could be released for 

alternat ive uses
-3.4

ELR06 7.9 Corby West Yes 44.0  No 7.9

ELR07 18.3
Gretton Brook Rd. (Brookf ield 

Plantat ion)
Yes 61.0  No 18.3

ELR08 0.5 South of Gretton Brook Road - 36.0 - No Too small to allocate 0.5

ELR09 7.4 M anton Park Yes 34.0  No 7.4

ELR10 1.8
St Luke’s Road,St James 

Industrial Estate
Yes 37.0 - Yes Extension to exist ing industrial estate 1.8

ELR11a 14.0 Centrix Park Yes 43.0  No 14.0

ELR11b 8.4 Genner Park Yes 39.0  No 8.4

ELR11c 15.0 North of Birchington Road (Bela) Yes 56.0  No 15.0

ELR11d 9.9
North of Birchington Road 

(M orrisons)
Yes 44.0  No 9.9

ELR11e 19.1 Willowbrook North/Baird Road Yes 38.0  No 19.1

ELR11f 7.1 Willowbrook East Yes 36.0  No JCS allocat ion and planning permission 7.1

ELR11g 15.4 Land at Steel Road Yes 42.0  No 15.4

ELR11h 30.3 Land off  Phoenix Parkway Yes 50.0  No 30.3

ELR11i 26.5 SEM LEP Proposal Yes 49.0  No 26.5

ELR12 6.3
Land to the West of Uppingham 

Road
Probably not 46.0 - No Should remain as agricultural land 6.3

ELR13 49.7
Land North of Western Urban 

Extension
No 44.0 - No Should remain as agricultural land 49.7

ELR14 1.6 Adjacent Railway Stat ion No 29.0  No
Remainder of site more likely to come forward for 

alternat ive uses, deallocate
1.6

ELR15b 

& 15c
5.8 Tripark No/PN/Yes 48.0  Yes

To be allocated as part  of  long-term land reserve. (Split  

sites, not strategic in scale.)
5.8

ELR16 1.1 Parkland Gateway Site B Probably not 24.0  No Likely to come forward as mixed use scheme 1.1

ELR17 7.3 Land at Former Sludgebeds Yes 42.0  No 7.3

ELR18 42.0 Barn Close Yes 51.0  No Not available within plan period 42.0

ELR20 8.6 Former Tarmac Land - 49.0  No Not available within plan period 8.6

ELR21 1.6 Princewood Road Yes 48.0  Yes Land being prepared 1.6

ELR22 1.8 M aylan Road - 57.0 - No Site blighted, deallocate 1.8

ELR23 1.1 Weldon Stone Quarry No 50.0  No Site is not available, deallocate 1.1

ELR24 0.4 CDC Plots Oakley Hay - 43.0 - No Deallocate, too small 0.4

ELR25 1.1 Fircroft  Park Yes 51.0  No Part of  ELR03 1.1

ELR26 0.7 Land off  Courier Road Yes 28.0  Yes Land current ly on the market 0.7

ELR27 0.5 Former M agistrates Court  No 25.0  No
Town Centre site likely to come forward for alternat ive 

uses
0.5

ELR28 9.2
Land at Boyle Road and Curver 

Way
Yes 36.0  No 9.2

ELR29 1.8 Howitt ’s Yard No 47.0  No Site is not available 1.8

ELR30 0.9
Land at Pearson Training 

Academy
Yes 35.0  Yes

Live proposal for change of use, likely to be demand for 

remainder of site
0.9

ELR31 95.3 M idlands Logist ics Park Yes 54.0  No JCS allocat ion and  planning permission 95.3

ELR32 19.8 Tata Land Yes 35.0  No 19.8

ELR34 8.3 Pen Green Probably not 47.0  No Live resident ial scheme on site 8.3

ELR35 0.6 Saxon 26 Yes 35.0  Yes Retain allocat ion as part  of  long-term land reserve 0.6

Tot al 59 8 .8 10 0 .8 153 .9 9 .6 3 0 6 .9 2 0 .8
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4.11  As a footnote to table 4.1 it is important to note that the summary assessment scores 
provided in column 5 (“Supply: how constrained is the site?”) are based on a desk survey 
against the sustainability criteria detailed in Appendix 5A of the May 2018 ELR. The scores are 
then weighed to take into account factors such as ease of mitigation to come up with an 
overall score. This is a broad brush approach which in isolation does not give a complete or 
necessarily accurate picture of the suitability of a site being brought forward nor rules out the 
possibility of a site scoring ‘red’ being included in a development plan. It does give an 
indication that a high scoring site would be more likely to require detailed planning 
assessments prior to being included in a plan and/or at the planning application stage and in 
some instances may be an indication that a site would not be considered suitable after such 
assessments are carried out. Appendix 7 of the 2018 ELR gives details of how the summary 
scores were arrived at.  

4.12 The first group, in column 9, comprises three committed sites – i.e. outstanding planning 
permissions: 

 

 The largest element by far of this planning pipeline is Midlands Logistics Park, at 95.3 
hectares. Development is now underway at this site but not yet reflected in the 
completions figures. 

 This and Willowbrook East (ELR11f, part of the Rockingham Enterprise Area) are classed as 
potentially attractive from a market perspective.  

 But the market-facing site assessment advises that third committed site, Land at Weldon 
Park (ELR05) is unattractive for employment use and should be released for other uses if 
possible.  

 
4.13 The employment floorspace permitted at ELR05 is a modest 3,450m2. If the site is released for 

other uses, the total existing supply falls by this amount, from the 255,900m2 estimated 
earlier to 252,450m2. Conversely, the need for net additional floorspace over and above 
existing supply increases by the same amount, to become 145,389m2. At the standard plot 
ratio of 4,000m2 per hectare this would require 36.3ha of net additional employment land 
over the plan period. 

 
4.14 The second group of sites at table 4.1, listed in column 10, comprises strategic employment 

commitments (sites with planning permission or previously allocated) or proposed strategic 
employment allocations (sites not yet with planning permission or allocated) in the current 
Joint Core Strategy. All the land in this group, which includes the bulk of the Rockingham 
Enterprise area alongside other sites, is rated as potentially attractive for employment uses. 
The group’s total land area is 153.9ha, which at the standard plot ratio would provide 
615,600m2 of floorspace. Added to the existing supply of 252,450m2, this means that Corby’s 
outstanding permissions and Joint Core Strategy strategic sites will provide an estimated 
868,050m2 of net additional employment floorspace. 

 
4.15 Quantitatively, this existing and Joint Core Strategy-allocated supply is more than double the 

need for additional employment land over the plan period, which was estimated earlier at 
397,839m2. This is clearly more than enough to cover that need, replace any existing site that 
may be lost in future and allow a generous margin for flexibility, competition and choice. 
Qualitatively the existing and Joint Core Strategy-allocated supply is well-matched to market 
requirements. However, most of the land identified is subject to constraints, including 
contamination from Corby’s industrial legacy in the steel works, which requires costly land 
remediation works before any development could take place.  
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4.16 Despite the generous supply that is already identified for employment, at column 11 of Table 
4.1 the May 2018 ELR recommended that five further sites be allocated for employment in the 
Part 2 Local Plan. Those sites total 9.6ha, which would provide an estimated 38,400m2 of 
floorspace. In terms of overall quantity, these recommended allocations do not make a 
material difference to Corby’s oversupply of employment land. In qualitative terms, the 
rationale for allocating the sites is that some of them are well on the way to delivery (live 
proposals, sites on the market or currently being prepared); while others may have market 
potential beyond the plan period as part of a long-term land reserve, and are not suitable for 
alternative uses anyway. The recommendation to allocate these sites in the Part 2 Local Plan is 
based on the principle that planning should do all it can to maximise take-up of employment 
land, because Corby is pursuing a highly ambitious and challenging job target.  

 
4.17 Finally, columns 12 and 13 of Table 4.1 show sites that cannot be allocated in the Part 2 Local 

Plan, either because they are larger than 5ha and hence a matter for the Joint Core Strategy 
review, or because they are too small to be allocated. The first of these categories, at column 
12, provides an impressive 306.9ha – which would accommodate around 1.2 million m2 of 
floorspace, three times the estimated need over the plan period. Quantitatively, there is no 
need for these additional allocations. Qualitatively, their merits vary, as discussed in the 
detailed site assessments in the May 2018 ELR– which should help inform the Joint Core 
Strategy review. 

 
Demand and supply summary 

 
4.18 Outstanding planning permissions and strategic allocations in the adopted Joint Core Strategy 

together provide capacity for 868,050m2 of employment development. This is more than 
twice the estimated need over the plan period, which itself is based on aspirational job 
targets. The ELR recommends that a further 11.4ha be allocated in the emerging Part 2 Local 
Plan, which does not make a material difference to the quantity of supply but is justified on 
qualitative grounds.  

 
Table 4.2: Demand and supply summary 

Employment floorspace, net change 2011-31 Sq m 
Estimated need 397,839  

Existing supply (completed schemes & outstanding permissions) 252,450  

Adopted JCS allocations not yet permitted 615,600  

Recommended Local Plan Part 2 allocations 38,400  

Total supply 906,450  

Balance (supply less need) 508,611  

 
4.19 Within this total supply, each site individually is assessed as attractive for employment from a 

market perspective. But collectively the sites represent significant oversupply over and above 
the take-up that can reasonably be expected, even allowing for replacement of any existing 
employment space that is lost (in the last seven years such gross losses were just 2,898m2 p.a., 
see table 2.1 above). 

 
4.20 Thus, employment land in Corby is significantly oversupplied against likely future demand and 

need. But such oversupply may be reasonable, because an area that is pursuing highly 
ambitious economic targets should provide plenty of land for flexibility, choice and 
competition, so that no opportunity to attract business and investment is missed. It is always 
possible that there will be one-off large requirements, which are impossible to predict and 
additional to employment forecasts; if Corby can offer generous land supply it will be ready to 
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accommodate such requirements. Also, over-allocating employment land will not crowd out 
other land uses, because the sites identified and recommended are generally unsuitable for 
such other uses; and it is unlikely to waste investment, because the large-scale infrastructure 
the sites need is already in place and committed. 

 
4.21 Nevertheless, the next Joint Core Strategy review may decide to de-allocate some of the 

strategic employment sites currently identified if these haven’t come forward for employment 
uses. This would be a decision for North Northamptonshire collectively, rather than the 
Borough Council. Given that all the existing strategic allocations are deemed attractive from a 
market perspective and unsuitable for alternative uses, such decisions should be based on 
constraints and wider spatial strategy – so that any sites to be de-allocated should be those 
with the greatest delivery constraints, and whose development for employment is less closely 
linked to development / regeneration schemes. 

 
 Concluding comments 
 
4.22 The NPPF seeks positive planning for growth and provision of choice of sites to ensure needs 

of all sectors are met over the plan period. The plan should promote a pro-active and positive 
approach to planning for economic development and to respond as appropriate to the 
emerging need.  

 
4.23 In light of the updated data it is considered that the conclusions and policy recommendations 

from the May 2018 ELR are still robust and relevant for the Part 2 Local Plan for Corby and as 
such are unchanged. 
 
Sensitivity analysis 

 
4.24 The supply and demand of land is sensitive to a number of factors, including the introduction 

of a broader mix of uses on employment sites when detailed reserved matters applications for 
schemes with planning permission come in, specialist developments on some sites and any 
lapse rates or future losses to other uses. 

 
4.25 As demonstrated above, the existing site portfolio is significant and capable of absorbing 

unforeseen demand surges in the short, medium and long term. 
 

Monitoring 
 
4.26 The PPG requires the preparation of a robust evidence base to understand existing business 

needs, which will need to be kept under review to reflect local circumstances and market 
conditions. Where appropriate, local planning authorities can use their Authority Monitoring 
Report and the plan review process to ensure that their evidence base remains up to date. 

 
4.27 It suggests that in gathering evidence to plan for business uses, authorities will need to liaise 

closely with the business community to understand their current and potential future 
requirements. They will need to assess: 

 

 the best fit functional economic market area;  

 the existing stock of land within the area - this will indicate a baseline for land in 
employment uses; 

• the recent pattern of employment land supply and loss – for example based on extant 
planning permissions and planning applications (or loss to permitted development); 
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• market demand – sourced from market intelligence from local data and discussions with 
developers and property agents, recent surveys of business needs or engagement with 
business and economic forums including locational and premises requirements of 
particular types of business; 

• market signals – based on projected growth in the markets and demographic changes, and; 
• oversupply and evidence of market failure – such as physical or ownership constraints that 

prevent the employment site being used effectively.  
 

4.28 It is considered that the monitoring framework within the Joint Core Strategy and Part 2 Local 
Plan for Corby will allow the above indicators to be monitored, and addressed where 
necessary. 
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Appendix 1: Outstanding employment commitments from planning permissions at 31st March 
2018 
 

Permission 
Reference 

Address Granted 
Date 

B1 
Flsp 

B2 
Flsp 

B8 
Flsp 

Mixed Total Gross Area 

17/00252/COU Rockingham Castle and Park,  

Market Harborough 

26/07/2017 133 0 0 0 133 0.01 

12/00259/OUT Land South of, Geddington 

Road, Corby 

23/12/2013 6000 58000 177000 0 241000 96.34 

16/00011/DPA 1 Godwin Road,  

Corby 

 

30/06/2016 0 0 0 3500 3500 0.35 

16/00099/COU 8 Fleming Road, 

Earlstrees Industrial Estate, 

Corby 

 

16/05/2016 0 0 -1104 0 -1104 -0.11 

16/00213/DPA Premier Laser Cutting Ltd., 

11 Whittle Road, 

Corby 

 

19/08/2016 -399 0 0 0 -399 -0.04 

16/00308/COU Maxim Logistics/Haulage, 

2 Darwin Road, 

Willowbrook East Industrial 

Estate, 

Corby 

 

14/09/2016 -666 666 0 0 0 0.00 

16/00384/COU Unit 1, 

St Marks Business Centre, 

St Marks Road, 

St James Industrial Estate, 

Corby 

 

27/10/2016 -135 0 0 0 -135 -0.13 

17/00300/COU Premier Laser Cutting, 

Premier House, 

The Grove,  

Corby 

02/08/2017 0 0 0 -1000 -1000 -0.18 

09/00083/OUT Land at Weldon Park,  

Oundle Road, 

Weldon 

25/11/2014 3450 0 0 0 3450 3.40 

15/00169/DPA 100, Kettering Road,  

Weldon 

22/12/2015 0 0 0 902 902 0.46 

16/00108/COU 105 Corby Road, 

Weldon, 

 

17/10/2016 96 0 0 0 96 0.10 

17/00266/REG3 Corby Training Centre, 

Bangrave Road South, 

Weldon 

17/01/2018 0 0 0 7770 7770 3.49 

Total Floorspace (sqm) 8479 58666 175896 11172 254213  

Sqm converted to Hectares (divide by 10,000) 0.8 5.9 17.6 1.1 25.4  

 


