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POLICY OVERVIEW 

3.1 Policies Considered 

All the relevant economic development strategies, 
the planning policies and the best practice urban 
design policies, at national, regional and local 
level were identified and used to steer and inform 
the production of the development brief. A detailed 
appraisal and record of these relevant policies is 
to be found in Appendix A. 

3.2 Key Policies 

Some of the key policies drawn upon include: the 
guidance found in the Borough Council’s Local Plan 
(particularly Policies C8 and C9) and the Council’s 
Supplementary Planning Guidance (SPG) “Building 
Better Places”. These were backed up by: the 
Office of the Deputy Prime Minister’s (ODPM’s) 
“Planning for Town Centres: Guidance on Design 
and Implementation Tools” (2005) and Sustainable 
Communities Plan (2003). Also important were 
the Regional Planning Guidance Note 8 for the 
East Midlands; national Planning Policy Guidance 
Notes (PPG’s), now known as PPS’s including: 
PPS1, PPS3, PPG6, PPS12, PPG13 and PPG17; 
RSS8:Regional Spatial Strategy for the East 
Midlands. National design guidance including: 
“By Design: Urban design in the planning system” 
(DETR, CABE, 2000); “By design: Better places 
to live” (DETR, CABE 2001); and “Places, Streets 
and Movement” (DETR, 1998) 

MARKET PROFILE 

3.3 Current Land Values 

Land values are driven by supply and demand in 
a specific location and assuming statutory consent 
for such use is/can be secured. 

Some uses are more sensitive to location than 
others – retail being an example. Hence as the 
subject site is not seeking to be part of the town’s 
retail core, the land value supportable by such use 
has been adjusted to reflect this. Retail values have 
recently in the County been slightly depressed due 
to the state of the market, but this is not seen as 
a longer-term issue, indeed values are expected 
to rise as wider development in the Growth Area 
is delivered. 

To optimise the value/benefit of the site to the 
town, the team have evolved an indicative design 
which includes the following uses:- residential, car 
parking, college, hotel, office, retail & innovation 
centre. 

In this location residential use generates the 
highest residual land value, followed by retail and 
offi ces, with car parking being a net cost i.e. defi cit 
to the residual land value. Hence with the quantity 
of car parking needed to maintain the supply of 
car spaces serving the town centre as a whole 
combined with adequate provision of car parking 
for the uses such as residential and offices adds 
considerable cost to any project and makes it 
challenging to achieve a positive overall land value 
from a mixed use scheme. 

To just provide an all-residential use scheme whilst 
theoretically generating the highest residual land 
value would fail to achieve any contribution back 
to the town centre and would not receive statutory 
consent to implement. Hence the scheme 
needs to be mixed use to ensure it contributes to 
Wellingborough town centre but as a result ‘walks 
a financial tight rope’ in terms of generating a 
positive residual land value. 

Despite being prudent in this scheme, there 
are very positive signs in the significant rise in 
residential site values, driven by institutional 
investors, particularly for smaller sites near the 
town centre, that can, as planned, sustain quality 
“urban quarter living”. 
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3.4 Supply and Demand Sectoral Profi ling 

When seeking an optimum combination of uses 
applicable for the site . The following factors have 
been considered: Wellingborough’s positioning in 
the region, the existing provision of accommodation 
for various uses in the town and nearby, the 
situation of the site in the town centre and the uses 
to enable car parking for the benefit of the town 
centre to prevail. A combination of uses has been 
provided on the site that contribute to the town as a 
whole as opposed to competing with, for example, 
the existing retail focus. 

With the significant forecast population growth 
of the town, residential use is one for which 
demand is reasonable to anticipate. There is a 
strong planning assumption driving town infill and 
Brownfield land redevelopment that will continue 
to support high demand. Also to ensure optimum 
residual site value is achieved and to meet 
anticipated demand the majority of the residential 
has been assumed to be in flats as opposed to 
houses, with a percentage of each assumed to be 
available for Affordable Housing. 

In terms of retail demand it is anticipated that 
this will be created by increased pedestrian flows 
created by the development and provision of uses 
within it, as well as the improvement in site visibility 
and physical connectivity across the site and to and 
from the town centre. Hence the unit sizes have 
been kept modest and rents attributable likewise. 

The current office use ‘offer’  comprises mainly 
dated space. New space will benefit from being 
close to the town centre with car parking will be 
attractive and successful. There may be a premium 
for the quality of the site with “mews and lanes” 
set amongst listed buildings, particularly for the 
professional services sector. 

3.5 Needs Assessment for Additional 
Development 

There is a known interest for the potential 
relocation of the Innovation Centre and of the 
Tresham Institute. Combined with the proposed 
high quality scheme design, new squares, streets 
and car parking, the site will provide an attractive 
environment which will attract commercial 
occupiers. 

This will be further supported by the site’s proposed 
good links to the town centre and by the increasing 
new demand that the major planned housing 
developments around the town will generate. 

Commercial and mixed-use development is a 
judgemental and largely speculative activity, 
requiring a developer to invest to deliver the 
site. However recent market activity in the 
town, including land sales and rental deals, give 
credence to a strong demand for housing and office 
markets, with hopeful signs for improving market 
for the retail market. However the retail element 
will in part be driven by the possible relocation of 
some existing retail business from existing to new, 
better located premises within the development. It 
will also likely be driven by niche retail and retail 
associated with the new site uses (such as the 
college), particularly those that do not compete 
with the town centre core. 
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