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HEARING STATEMENT – MATTER 8 

1. Introduction 

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

questions raised by the Inspector relating to Matter 8 of the examination into the Part 

2 Local Plan for Corby (the Plan). 

1.2 References used in this statement (e.g. EB-EMP1b) relate to documents held in the 

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

Documents webpage1. 

1.3 The following additional documents have been added to the examination library 
following reference within this statement. 

 

 Inspectors Report on the Examination into the North Northamptonshire Joint Core 
Strategy, June 2016 (JCS-SD-EB5) 

 Inspectors Report on the Examination of the Plan for the Borough of 
Wellingborough, November 2018 (CD-NA5) 

 The Plan for the Borough of Wellingborough, February 2019 (CD-NA3) 
 

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

relating to Matter 8 – Delivering Economic Prosperity (Policies 8-10) 

Policy 8 Employment Land Provision 
 
Q1. What evidence is there to justify the proposed oversupply of employment 
land? Does the Plan provide an appropriate balance between housing and 
employment?  
 

2.1 The Employment Land Review (the ELR) (May 2018) (EB-EMP1b) noted that 
outstanding planning permissions and strategic allocations in the adopted Joint Core 
Strategy (the JCS) (JCS1) together provided capacity for 870,638m² of employment 
development in Corby. This figure was updated in May 2019 (EB-EMP1a) to 
868,050m². Nonetheless this remains roughly twice the estimated need over the plan 
period, based on aspirational job targets. The ELR recommended that a further 11.4 
hectares of employment land be allocated in the emerging Part 2 Local Plan, as this 
does not make a material difference to the quantity of supply but is justified on 
qualitative grounds. Paragraph 4.20 of the updated ELR justifies this as follows: 
“…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 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.” 

 
2.2 The Part 2 Local Plan establishes a sustainable framework for achieving the 

employment objectives of the JCS (JCS1) and ensure a sustainable balance between 

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

http://www.nnjpu.org.uk/docs/NN%20JCS%20Exam%20Final%20Report%2022-06-16(1).pdf
http://www.wellingborough.gov.uk/download/downloads/id/8392/plan_for_the_borough_of_wellingborough-_inspectors_report.pdf
https://www.corby.gov.uk/sites/default/files/files/The%20Plan%20for%20the%20Borough%20of%20Wellingborough%2C%20adopted%20February%202019.pdf
http://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20May%202018.pdf
http://www.nnjpdu.org.uk/site/assets/files/1086/joint_core_strategy_2011-2031_september16_final.pdf
https://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20Update%20May%202019.pdf
https://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/local-plan-examination/evidence-base-0
https://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/local-plan-examination/evidence-base-0
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housing and employment, an issue that was considered extensively during the 
preparation of the JCS (JCS1). The Planning Inspector for the JCS (JCS1) considered 
the deliverability of the employment strategy in the JCS (JCS1) extensively and the 
conclusions at paragraphs 74 to 86 of the Inspectors Report are relevant (JCS-SD-
EB5). 

 
2.3 There have also been very few objections to the soundness of the employment 

strategy with the Plan, illustrating that is appropriate, sustainable and deliverable. 
 

Q2. In the above context of oversupply, what is the justification for allocating 
two sites as long-term land reserve?  
 

2.4 The ELR Commercial Property Review, May 2018 (EB-EMP1c) was compiled 
independently by Peter Brett Associates and Aspinall Verdi as part of the ELR. Based 
on the consultant’s assessment criteria of “attractiveness to occupiers” and 
“delivery/attractiveness to developers”, which is further described at para. 3.17, it 
recorded eight sites, totalling 221 hectares, which could potentially be identified for 
employment as a long-term land reserve, to be developed beyond the plan period. The 
report noted no current evidence of demand, but depending on how the market 
progresses during the plan period, these may have market potential in the long term. 
Although development was not ruled out 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, at the time of writing the consultants saw no market 
evidence to substantiate this proposition. 

 
2.5 Of the eight sites noted in this category only Tripark and Saxon 26 are proposed for 

allocation in the Part 2 Local Plan under the long-term land reserve as the remainder 
are classed as strategic in scale and thus a matter for the North Northamptonshire 
Strategic Plan (an update of the JCS) to consider. It should also be noted that in the 
case of all three sites (Tripark now comprising of two remaining parcels of land) each 
comprises former vacant industrial buildings or brownfield land which has been actively 
marketed for reuse within the business/industrial use classes. Saxon 26 for example 
is situated on the Oakley Hay Industrial Estate and as such an alternative use would 
be unlikely to be supported by the Council at the current time. Therefore the Council 
consider the allocations to be reasonable and an appropriate re-use of employment 
land under these circumstances.  

 
Q3. Is Policy 8 effective in explaining that the long term land reserve sites are to 
provide for needs beyond the plan period?  
 

2.6 The Part 2 Local Plan Publication Draft (Pre-Submission) (SubD1a) Policy 8 – 
Employment Land Provision read under the heading “Long-term Land Reserve”: 

 
“The following sites have been assessed and safeguarded for employment as a long-
term land reserve. Whilst these sites have no current evidence of demand, depending 
on how the market progresses during the plan period they have market potential in the 
long term. This long-term land reserve comprises:...”  

 
2.7 The two sites under the long-term land reserve - Tripark and Saxon 26 - were 

referenced in response to the findings of the Employment Land Review (EB-EMP1b), 
page 47. 

 
2.8 As a result of an internal review of the Plan which took place concurrent to the 

consultation on the Publication Draft (Pre-Submission) Part 2 Local Plan (SubD1a) it 
was acknowledged that the Policy should be strengthened to a) clarify potential 

http://www.nnjpu.org.uk/docs/NN%20JCS%20Exam%20Final%20Report%2022-06-16(1).pdf
http://www.nnjpu.org.uk/docs/NN%20JCS%20Exam%20Final%20Report%2022-06-16(1).pdf
https://www.corby.gov.uk/sites/default/files/files/Employment%20Land%20Review%20Appendix%201%20May%202018.pdf
https://www.corby.gov.uk/sites/default/files/Part%202%20Local%20Plan%20for%20Corby%20Publication%20Draft%20%28Pre-Submission%29_0.pdf
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demand during the Plan period or in the longer term and b) clarify that these sites 
should not normally be released for non-employment uses. The Publication Draft 
(Submission) Part 2 Local Plan (SubD7a) includes an amended Policy 8 which the 
Council believes addresses the question raised under this matter, namely: 

 
“The following sites have been assessed and safeguarded for employment as a long-
term land reserve. Whilst these sites have no current evidence of demand, depending 
on how the market progresses they may have market potential during the plan period 
they have market potential or in the longer term and should not normally be released 
for non-employment uses. This long-term land reserve comprises:…”  

 
2.9 This change is recorded as PC35 under the Schedule of Proposed Changes to the 

Publication Draft (Pre-Submission) Part 2 Local Plan for Corby (SubD6).  
 

Q4. Table 4.1 of the ELR and paragraph 4.16 recommends that 9.6 ha on 5 sites 
be allocated for employment uses in the P2LP (including long term land reserve). 
What is the justification for allocating a further site at St Luke’s Road, St James 
Industrial Estate providing a total of 11.4 hectares on 6 sites?  

 
2.10 The site at St Luke’s Road, St James Industrial Estate was originally considered for 

allocation in the Part 2 Local Plan as it was an existing allocation from the 1997 Local 
Plan (J35) (CD-CSF8) and more recently gained planning permission for commercial 
development comprising plant maintenance depot with associated offices, service yard 
with parking for plant and storage bins for aggregates (14/00108/DPA) which at the 
time the Employment Land Review (EB-EMP1b) was prepared had commenced but 
was on hold. Works to clear the site took place during 2019 but a site visit by Council 
planning officers in August 2020 saw the site being in apparent use for car-storage. In 
the absence of any construction works having taken place the Council feels this site 
should remain as a non-strategic allocation in the Part 2 Local Plan. 

 
2.11 In Table 4.1 of the ELR update (EB-EMP1a) it is the only site falling within column 9 

“committed (has planning permission)” which is non-strategic in scale (between 0.25 
and 5ha) and therefore a matter for the Part 2 Local Plan to consider its allocation. 
This was done to provide a complete picture of site allocations and permissions, as 
sites of strategic scale (>5ha) are identified in either column 10 (identified in JCS (as 
committed or allocated)) or column 12 (a matter for the JCS to consider in its future 
review) and included in the total given in paragraph 6.6 of the Revised track changes 
Part 2 Local Plan Publication Draft (Submission) (SubD7a) which states 
“…outstanding planning permissions and strategic allocations together currently 
provide capacity for 868,050m2 of employment floorspace…” This only takes into 
account permissions and allocations at the strategic scale and would otherwise have 
omitted this site from the figures had it not been allocated in the Part 2 Local Plan. 

 
2.12 The ELR Appendix 1 (EB-EMP1c) undertaken by consultants Peter Brett Associates 

and Aspinall Verdi notes in relation to this site that “demand for completed space could 
be strong as it forms a natural extension to the St James Industrial Estate”. Its 
allocation (as opposed to simply adding the site area to Corby’s total capacity) 
therefore does no harm and provides certainty if the current permission does not come 
to fruition. In the context of Corby having an estimated double amount of required 
employment floorspace against need (868,050m2 supply (excluding Part 2 Local Plan 
commitments) against 397,839m2 requirement) the inclusion of St Luke’s Road, St 
James Industrial Estate adds just 1.8ha or 7,200m2 – a small addition compared when 
compared to the overall magnitude of oversupply (<1%). 

 
 Policy 9 Employment Uses In Established Industrial Estates 

https://www.corby.gov.uk/sites/default/files/files/Revised%20Track%20Changes%20P2LP%20Publication%20Draft%20%28Submission%29%2C%20December%202019.pdf
http://www.corby.gov.uk/sites/default/files/files/Schedule%20of%20Proposed%20Changes%20to%20the%20Publication%20Draft%20%28Pre-Submission%29%2C%20Dec%202019.pdf
https://www.corby.gov.uk/planning-and-building-control/planning-policy/plan-making/saved-local-plan-policies/corby-borough
https://publicaccess.corby.gov.uk/publicaccess/applicationDetails.do?keyVal=N1Z65IFFFMC00&activeTab=summary
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Q5. Is Policy 9 justified and effective? Should retail uses be referred to as 
ancillary facilities? 
 

2.13 Policy 9 sets out a flexible approach for site improvements at existing established 
industrial estates, which form the bulk of employment land in the Borough. This policy 
ensures that there is a sufficient range of sites available for smaller and local business, 
and therefore alongside strategic sites ensure a robust portfolio of employment land 
within the Borough to meet its needs. The policy is based on a robust evidence base 
including the Employment Land Review (EB-EMP1b/c) and update (EB-EMP1a). 
 

2.14 The rationale for Policy 9, including the evidence base on which it is based and its 
relationship with Policy 22 of the JCS (JCS1) is set out in paragraphs 6.10 - 6.14 of the 
Part 2 Local Plan. Notably, in order to modernise and enhance existing industrial 
estates some 'walk-to' ancillary facilities such as children's nurseries, crèches, financial 
services, meeting and conference facilities, small scale leisure/sports uses and café 
uses will be permitted on industrial estates subject to compliance with other 
development management policies. The Policy takes forward the conclusions of 
Appendix 1 of the ELR (EB-EMP1c) that “…some of this stock is nearly 40 years old 
and will be coming near to the end of its economic life”.  
 

2.15 Retail uses have not been listed under this Policy to prevent uncertainty. The Part 2 
Local Plan Publication Draft (Submission) (SubD7) notes the scale of some retail 
development outside of town centres has the potential to affect the vitality and viability 
of defined centres (paragraph 9.9) and so these uses would normally be considered 
under the Part 2 Local Plan Policy 19 (Network and Hierarchy of Centres) - which sets 
out an impact threshold of 400m² for the Town Centre and a threshold of 130m² for 
District and Local Centres - and Policy 20 Change of Use of Shops Outside the Defined 
Centres. By contrast Policy 9 applies to proposals of less than 1,000m² or with a site 
area of <1 hectare. Paragraph 86 of the National Planning Policy Framework (the 
NPPF) (CD-UK2) also requires local planning authorities to apply a sequential test to 
planning applications for main town centre uses not in an existing centre. This 
requirement is also referenced under Policy 19. 

 
Q6. How have site boundaries be defined? Are they appropriate? 
 

2.16 The site boundaries for the established industrial areas were initially produced to 
support the ELR (EB-EMP1b). Prior to the commencement of work on the ELR the 
Council did not have a useable set of boundaries for its existing employment areas, 
largely as a result of Corby’s industrial legacy and recent patterns of rapid growth and 
mixed land uses.  

 
2.17 The ELR boundaries were the basis of the employment boundaries used in the 

mapping booklet that supported the Regulation 18 Emerging Draft consultation in July 
2018 (PMS-EDO1c).  

 
2.18 Following the Regulation 18 consultation, a number of boundary changes relating to 

the industrial estates were made as a result of the representations and subsequent 
review. This included the representation from BOC (20) to include BOC’s premises 
within the Phoenix Parkway Industrial Estate boundary. This prompted a review of all 
the established industrial estate boundaries to ascertain if any further changes might 
be required. Although it was not completely conclusive for all the sites, the boundaries 
were sense checked as far as possible with the industrial area boundaries of the 
Northamptonshire Minerals and Waste Local Plan (CD-N3). This resulted in minor 
amendments to the northern boundary of the Earlstrees Industrial Estate. Following 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://www.corby.gov.uk/sites/default/files/P2LP%20Mapping%20Booklet.pdf
https://www3.northamptonshire.gov.uk/councilservices/environment-and-planning/planning/planning-policy/minerals-and-waste-planning-policy/Documents/Minerals%20and%20Waste%20Local%20Plan%20Policies%20Map%20%28PDF%2039MB%29.pdf
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internal discussions it was felt appropriate to include the BOC unit within the boundary 
but that the stand alone retail unit (B&M) along Lloyds Road should remain outside the 
boundary of Phoenix Parkway Industrial Estate because the nature of the business 
does not apply to the purpose of Policy 9.  

 
2.19 It was also noted at this stage the “Max Park” had been omitted from the list of existing 

industrial estates which was corrected. 
 
2.20 The above changes to include BOC were made to the Publication Draft Polices Map 

(SubD1g). 
 
2.21 Following the Regulation 19 consultation, representation from Peel (0005) brought to 

the Council’s attention that the Phoenix Parkway Retail Park forms part of the Phoenix 
Parkway Industrial Estate boundary. Although their representation did not object to the 
principle of including the retail park within the existing employment area it brought to 
the Council’s attention that the retail park was included within the current industrial 
estate boundary which should not have been the case since the purpose of Policy 9 is 
to guide proposals for B uses, not retail. The boundary was therefore amended to be 
consistent with this Policy. 

 
2.22 At this stage, the Council also re-checked all the established estates for any potential 

retail uses within the established industrial boundaries, finding no other examples. 
 
2.23 The boundaries are therefore considered to be appropriate and that the Council has 

made all reasonable efforts to reflect employment land uses as they current stand. The 
Council does acknowledge that these, along with other boundaries in the Part 2 Local 
Plan, need to be kept under review.  

 
Q7. How would employment uses outside established employment areas be 
assessed? 

 
2.24 Within Corby Borough proposals for employment uses outside of the established 

employment areas will be supported where they accord with the spatial strategy set 
out in the JCS (JCS1) and the policies within it. In this regard the following policies 
within the JCS (JCS1) are particularly relevant: 

 

 Policy 2 – Historic Environment 

 Policy 3 – Landscape Character 

 Policy 6 – Development on Brownfield Land and Land Affected by Contamination  

 Policy 8 – North Northamptonshire Place Shaping Principles 

 Policy 10 – Provision of Infrastructure 

 Policy 11 – The Network of Urban and Rural Areas 

 Policy 12 – Town Centres and Town Centre Uses 

 Policy 19 – The Delivery of Green Infrastructure 

 Policy 22 – Delivering Economic Prosperity 

 Policy 23 – Distribution of New Jobs 

 Policy 24 – Logistics 

 Policy 25 – Rural Economic Development and Diversification 

 Policy 26 – Renewable and Low Carbon Energy 
 
2.25 Applications will also be considered against relevant policies in the Part 2 Local Plan 

such as the over-arching health and wellbeing policy (Policy 2) and Policy 6 which 
seeks to ensure that development is designed to protect and enhance the green 
infrastructure corridors and the connections between them. 

https://www.corby.gov.uk/sites/default/files/Part%202%20Local%20Plan%20for%20Corby%20Publication%20Draft%20%28Pre-Submission%29%20Appendix%205.pdf
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2.26 In preparing the Part 2 Local Plan for Corby a specific policy for employment uses 

outside established employment areas was not considered to be appropriate. In 
coming to this conclusion the Council noted that the adopted Plan for the Borough of 
Wellingborough (CD-NA3) contains a specific Policy E3 (Employment Outside 
Established Employment Estates) which aims to safeguard land and premises in 
industrial and business uses wherever appropriate unless proposals satisfy a number 
of policy criteria, including whether the proposal will resolve existing conflicts between 
land uses. The structure of Corby’s industrial landscape differs significantly to that of 
Wellingborough’s, which has numerous groups of industrial units or individual units 
across the borough. Due to Corby’s industrial legacy in steel manufacturing there are 
a greater concentration of industrial estates, many of which contain buildings which 
are coming to the end of their economic lives, as noted in the Appendix 1 of the ELR 
at page 11 (EB-EMP1c), as well as former industrial land often in the ownership of 
Tata Steel which inherited the assets of British Steel. Corby contains very few smaller 
groups of industrial units or individual units. The Council believes that development is 
therefore more appropriately judged against the overall spatial strategy within the 
Borough and that a separate policy would be little used and could lead to uncertainty 
in the planning process. 

 
Policy 10 Non employment uses (non B1) in Established Industrial Estates 

 
Q8. Is Policy 10 justified and effective? Is the Policy too restrictive in requiring 
all criteria a-d to be met?  
 

2.27 Policy 10 sets out a flexible approach for site improvements and changes of use at 
existing established industrial estates, which form the bulk of employment land in the 
borough. The policy seeks to ensure that there is a sufficient range of sites available 
for smaller and local business, and therefore alongside strategic sites ensure a diverse 
portfolio of employment land within the Borough to meet its needs and provide choice 
for the market. The policy is based on a robust evidence base including the ELR (EB-
EMP1b/c) and ELR update (EB-EMP1a). 
 

2.28 The rationale for Policy 10 and its evidence base is set out in paragraphs 6.15 - 6.19 
of the Part 2 Local Plan. Policy 10 is considered to give sufficient flexibility to non-
employment uses whilst still ensuring that an appropriate range of sites and premises 
remain available for small to medium sized employment use businesses. 
 

2.29 It is worth noting that the Plan for the Borough of Wellingborough (CD-NA3) contains 
a similar policy E2, albeit with a slightly expanded part D. The Inspector’s Report for 
the Plan for the Borough of Wellingborough (CD-NA5) notes that “Policies E1 and E2 
set out a flexible approach for site improvements and changes of use at existing, 
established industrial estates…” and by way of conclusion that “…the Plan is effective 
in delivering economic prosperity in line with the JCS and sets a realistic framework for 
a sustainable housing/employment balance.” 

 
Q9. What is the justification for a prolonged marketing exercise for at least 2 
years? Would this be appropriate in all cases? Why is the reference to a period 
of 2 years not included in the text of the policy?  
 

2.30 Policy 10 of the Part 2 Local Plan (SubD7a) Non Employment Uses (non-B) in 
Established Industrial Estates requires proposals which involve non-employment uses 
(other than ancillary uses in accordance with Policy 9) to provide evidence of marketing 
with registered commercial agents at a reasonable price to demonstrate that there is 
no realistic prospect for continued employment use.  

https://www.corby.gov.uk/sites/default/files/files/The%20Plan%20for%20the%20Borough%20of%20Wellingborough%2C%20adopted%20February%202019.pdf
http://www.wellingborough.gov.uk/download/downloads/id/8392/plan_for_the_borough_of_wellingborough-_inspectors_report.pdf
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2.31 This is justified because it ensures that the loss of employment space through change 

of use is properly justified, and that sufficient attempts were made to ensure that the 
use could remain. This is especially important in locations favoured for employment 
floorspace such as established industrial estates.  
 

2.32 The policy therefore ensures the protection of employment land and floorspace in 
established industrial estates through requiring the marketing strategy for two years. 
This is important in Corby as vacancy rates in sectors such as B2 general industrial 
are relatively low at 5.6% (table 2.7 Employment Land Review, The Commercial 
Property Market (EB-EMP1c)). The 2-year marketing period is therefore considered 
appropriate and would not result in long periods of vacancy. The policy mechanism 
encourages employment sites to be appropriately marketed either for the existing use 
or for an improved employment use through redevelopment. A shorter marketing 
period or a poor marketing strategy may risk the continued successful use as 
employment, for which there is demonstrated demand in the Borough.  
 

2.33 The policy is consistent with Policy 22 of the JCS (JCS1) which states: 
 
“A stronger more sustainable economy that will deliver a net increase of 31,000 jobs 
will be sought through: 
 
…..c) Safeguarding existing and committed employment sites for employment uses 
unless it can be demonstrated by an applicant that there is no reasonable prospect of 
the site being used for that purpose” 
 

2.34 However, the suggested period of marketing is not stated in the JCS (JCS1), either 
within the policy nor the supporting text, hence the Council considers it is appropriate 
to specify a period which it believes is suitable for the particular circumstances of the 
Borough. 
 

2.35 It is worth also noting that the Plan for the Borough of Wellingborough (CD-NA3) which 
was adopted in February 2019 uses the same approach as that proposed for Corby, 
namely the supporting text states”: 
 
“6.1.11 Alternative uses may be acceptable depending on the impact the proposals 
will have on the industrial and business areas and on other policies in the local plan. 
These new uses should not compromise or hinder the future operation and/or 
expansion of adjoining businesses by placing unreasonable restrictions on them 
because of changes in nearby land uses. Proposals for the alternative uses will need 
to demonstrate that there is no reasonable prospect that the sites will be used for 
employment purposes.  Where continued viability of a site for employment use is in 
question, applicants will be required to demonstrate that the site has been actively 
marketed with a commercial agent at a realistic price for a continuous period of at least 
2 years…”  
 

2.36 Policy E2 (Non Employment Uses (non-B) in Established Industrial Estates) of the Plan 
for the Borough of Wellingborough (CD-NA3) goes on to state that: 
 
“Proposals which involve non-employment uses (other than ancillary uses in 
accordance with Policy E1) within the established industrial estates as defined on the 
Policies Maps will be permitted where they satisfy the following: 
 



9 
 

…..C. If the proposal involves vacant land or buildings, there is clear and robust 
evidence of prolonged marketing with registered commercial agents at a reasonable 
price to demonstrate that there is no realistic prospect for continued employment use.” 
 

2.37 In this regard the Inspector’s Report for the Plan for the Borough of Wellingborough 
(CD-NA5) deems this approach acceptable: 
 
“Policies E1 and E2 set out a flexible approach for site improvements and changes of 
use at existing, established industrial estates, including establishing the requirement 
for clear and robust evidence of a prolonged marketing with registered commercial 
agents at a reasonable price to demonstrate that there is no realistic prospect for 
employment use. The explanatory text to policy E2 suggests a period of at least two 
years for this marketing to occur, which is justified” (paragraph 94). 

 
Q10. Do Policies 8, 9 and 10, or the associated reasoned justification, need to be 
modified to reflect the changes to the Use Classes Order that will come into 
effect on 1 September 2020?  
 

2.38 Yes. In light of the most recent changes to the Town and Country Planning (Use 
Classes) (Amendment) (England) Regulation 2020 affecting the Use Classes Order, 
the Council proposes a modification to Polices 8, 9 and 10 to delete the reference to 
“B1” uses and this now be referred to as “office, R&D, light industrial” uses. The Council 
notes the recent changes, which will come into force on 1 September 2020, in 
particular the flexibility afforded by the new Class E use, which will have an impact on 
planning for these type of (formerly B1) uses. Proposed changes to the policies are as 
detailed below: 

 

Policy 8 – Employment Land Provision 
 
Non-Strategic Sites 
 
The following non-strategic sites in Corby, as identified on the Policies Map, are allocated 
to enhance the local development offer for new employment development: 
 

Ref Site Size 
(hectares) 

Employment Uses 

E1 Land off Courier Road 0.7 Office, R&D, light 
industrial, B2 

E2 Land at Corby Innovation Hub 0.9 Office, R&D, light 
industrial, B2, B8 

E3 Princewood Road 1.6 B2, B8 

E4 St Luke’s Road, St James Industrial Estate 1.8 Office, R&D, light 
industrial, B2, B8 

 
Development should be in accordance with the specified employment uses use class(es). 
To ensure the Borough-wide development requirement can be met, these sites will 
normally be protected from alternative forms of development. 
 
Long-term Land Reserve 
 
The following sites have been assessed and safeguarded for employment as a long-term 
land reserve. Whilst these sites have no current evidence of demand, depending on how 
the market progresses they may have market potential during the plan period or in the 
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longer term and should not normally be released for non-employment uses. This long-
term land reserve comprises: 
 

Ref Site Size 
(hectares) 

Employment Uses 

E5 Tripark* 5.8 Office, R&D, light 
industrial, B2 

E6 Saxon 26 0.6 Office, R&D, light 
industrial, B2, B8 

*Includes two parcels of land 

In some cases sites may be at risk from flooding, including surface water or ground water 
flood risk. A site specific Flood Risk Assessment would be required to accompany any 
future development proposals to ensure no significant negative effects arise from 
development in accordance with the National Planning Policy Framework. Where there 
are existing sewers within the boundary of the site the site layout should be designed to 
take these into account. 
 

 

Policy 9 – Employment Uses in Established Industrial Estates 

Within established industrial estates as defined on the Policies Map, proposals for 
employment use (Office, R&D, light industrial; B2 and B8) and for modernising and/or 
enhancing the physical environment and infrastructure will be supported. 
 
Ancillary services and facilities, including (but not limited to) cafes/canteens, crèches, 
financial services, leisure /sports uses, meeting and conference facilities will be supported 
where they: 
 
a) are small scale; and 
b) primarily support the needs of the industrial areas; and 
c) enhance the attraction and sustainability of the area for investment, including where 

proposals will lead to site decontamination. 
 

 

Policy 10 - Non Employment Uses (non-B) in Established Industrial Estates 
 
Subject to compliance with other development management policies proposals which 
involve non-employment uses (other than ancillary uses in accordance 
with Policy 9) within the established industrial estates as defined on the Policies Map 
will be permitted where they satisfy all of the following criteria: 
 
a) they will not have a negative impact on the character of the industrial estate and its 

role as an industrial and business location by, in isolation or in combination with other 
completed or committed development, prejudicing the maintenance of the overall 
balance of employment B uses within the area; 

b) they will not prejudice the current and future operations of adjoining businesses;  
c) if the proposal involves vacant land or buildings, there is clear and robust evidence of 

prolonged marketing with registered commercial agents at a reasonable price to 
demonstrate that there is no realistic prospect for continued employment use; and 

d) the land or premises is not capable of adaptation for business or industrial use. 
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2.39 Policies 8, 9 and 10 are consistent with the NPPF (CD-UK2) and JCS (JCS1) in helping 

to create the conditions in which businesses can invest, expand and adapt, supporting 
economic growth and productivity, taking into account both local business needs and 
wider opportunities for development. Whilst the recent changes to the Use Classes 
Order will limit the application of these policies in respect of the pre-September 2020 
B1 use class, it is considered the approach is still relevant and necessary in planning 
for employment uses to serve the local community, particularly as evidence within 
Appendix 1 of the ELR (EB-EMP1c) demonstrates that 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.  

 
2.40 A further modification is proposed to the supporting text to reflect the latest changes to 

the Use Classes Order by way of an additional paragraph after paragraph 6.5 of the 
Submitted Part 2 Local Pan (SubD6). The proposed modification is as follows: 

 
The policies in this chapter should be applied in the context of updated legislation, 
which came into force in September 2020 which included the removal of Use Class B1 
(a/b/c) and created a new overarching Use Class: Class E (Commercial, business and 
services).  

 
2.41 In addition minor changes are required to paragraphs 6.12, 6.15 and 6.16 for 

consistency with the above changes: 
 

6.12 Whilst some of the estates are fairly modern with good accessibility and a wide 
range of good quality units, some estates will require refurbishment of older 
buildings and some general improvements to access. In general, the 
occupancy rates at the industrial estates are currently high. The Council will 
continue to monitor their performance in order to review their function and role 
as established industrial estates. Triggers for a review in the future will include: 
high levels of vacancies over a prolonged period of time; an increase in the 
number of planning enquiries; planning applications for alternative uses and 
proportion of non-employment B uses; and signs of general deterioration in the 
physical environment. 

 
6.15 The established industrial estates continue to offer good quality, popular 

employment sites that are considered the most sustainable locations for 
employment. The locational and environmental advantages of the established 
industrial estates subjects them to development pressures for non-employment 
uses (non-employment B uses), other than the small scale ancillary services 
considered under Policy 9. Encroachment by such uses could undermine the 
attractiveness and viability of the industrial areas, thereby undermining further 
investment. 

 
6.16 Loss of these sites can also harm local businesses which may find it difficult to 

find suitable replacements. Therefore the Council will seek to retain the 
established estates for uses primarily falling within employment B use classes 
in order to ensure there are opportunities for both relocation and incoming 
businesses. However, it will not continue to seek to retain existing employment 
sites where there is no reasonable prospect that the sites will be used for that 
purpose in the future. Policy 22 (Delivering Economic Prosperity) of the JCS 
allows for the flexibility to use the sites for alternative uses in such 
circumstances. 

 


