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Executive summary  
 
 

Scope and purpose of study  

 
The Employment Land Review 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 sufficient supply to meet current and future business requirements.   
 
The Employment Land Review provides a robust evidence base and associated 
policy recommendations to assist in the development of local policies in Part 2 of the 
borough’s Local Plan.  
 
 
Methodology  
 
The Employment Land Review is prepared in accordance with the National Planning 
Policy Framework and the National Planning Practice Guidance.  
 
To inform the study, a baseline review of planning policy, socio-economic 
characteristics, the property market, economic strategies, and other related previous 
studies of particular relevance to the demand and supply of workspaces and factors 
affecting planning for economic growth is undertaken first.  
 
This is followed by an estimation of the quantitative (amount of floor space) and 
qualitative (foot print of economic activities) needs for all types of economic activity in 
the borough for the plan period, based on the evidence produced by the North 
Northamptonshire Joint Planning Unit  to underpin Part 1 of the Local Plan, the North 
Northamptonshire Joint Core Strategy. The key output of the exercise is an estimate 
of the scale of future needs, broken down by economic factors. 
  
To meet the forecast demand, the study further identifies and assesses the future 
supply of land which is suitable, available and achievable for economic development 
uses over the plan period. The assessment involves carrying out site visits to collect 
qualitative and quantitative data and the use of a range of assessment criteria. The 
assessment also forms part of the audit of available employment land in the borough 
and is not limited by the forecast demand.   
 
The forecast needs and assessed land supply are then reconciled to determine the 
sufficiency of the land to satisfy demand in the plan period. Following the demand 
and supply analysis, the planning policy implications of the Employment Land 
Review are discussed and recommendations made to inform Part 2 of the plan.   
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Key findings  
 
Baseline Review  
 
The baseline review outlines issues that are relevant to the demand and supply of 
employment workspaces in the borough. 
 
In respect of commercial property and socio-economic analysis, the report identifies 
key opportunities and constraints that are pertinent to the demand and supply of 
employment land in Wellingborough: 
 
Strengths/Opportunities  
 

 Well established industrial base with a large future capacity  

 High percentage of SMEs – a low reliance on major employers and public 
sector (19.3% compared to 28% national) 

 Logistics and distribution key due to central location – high specialism in 
logistics 

 Strong business support (Northamptonshire Enterprise Partnership - NEP) 

 High level of business births per 1,000 population with high survival rates for 
the first 3 years 

 Two consented Sustainable Urban Extensions (SUEs)   

 Massive planned investment at the SUEs 

 Excellent connections to rest of UK via M1, M6 and M40 

 Access to rail links to London and the North 

 Affordable commercial property  

 Free parking in town centre   

 Active industrial market 
 

Weaknesses/threats 
 

 Low concentration of labour in high value added sectors 

 Low business survival rates over 5 years 

 High levels of out-commuting  

 Lower productivity (GVA per job) than in England 

 Declining manufacturing base 

 Limited high quality offices and permitted change of use from offices to 
residential. 

 Limited development pipeline activity  

 Aging stock in existing industrial areas which requires investment  

 Poor broadband connectivity  

 Competition from established centres (Milton Keynes, Northampton and M1)     

 Low percentage of working age population with NVQ4 

 Lower resident wages than workplace earnings  

 Ageing population  

 Threats of outmigration  

 Viability challenges (low yields and rents) 
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Projecting the demand for employment land  
 
Local planning authorities should be proactive in identifying and meeting the need for 
employment land. The ELR summarises the approach for identifying the need for 
land and floor space for economic development uses in the borough, including both 
the quantitative (number of units/amount of floor space) and qualitative (footprint of 
economic activities and proximity for infrastructure) needs for all types of economic 
activity over the plan period. This is work produced by the Joint Planning Unit as part 
of the evidence base for the Joint Core Strategy.      
 
The assessed need for Wellingborough is 6,100 jobs for the plan period, of which 
3,965 (65%) are expected to be provided within the B class uses (B1, B2 and B8). 
The remainder of 2,135 (35%) jobs relates to employment across ‘non B jobs’, 
including retail, leisure, professional and public services. This is a minimum target for 
Wellingborough which provides twice as many jobs than workers/forecast growth in 
labour force to reduce reliance on out-commuting. This helps to curb high levels of 
out-commuting from the area.    
 
To allow for flexibility between different ‘B’ Class uses, the minimum target is not split 
into indicative sectoral targets. However, these jobs can be split into B use sectors 
for monitoring purposes only using two approaches as proxy, which both result in a 
higher overall target than the 3,965 above: 
 

 Based on economic growth scenarios (the highest scenario for each sector) 
– B1 (2,698), B2 (992) and B8 (1,786). 

 Transport modelling scenario – B1 (1,120), B2 (1,089) and B8 (1,850).  
 
The job targets are translated into floorspace and land requirements for the plan 
period using a set of assumptions explained in the Joint Planning Unit Employment 
Background Paper.   
 

 
Highest growth scenario 

Transport modelling 
scenario 

jobs (m2) (ha) jobs (m2) (ha) 

Projected 
demand/need  

5,476 240,452 60.11 4,059 221,075 55.27 

 
The table above shows that the estimated future employment floor space 
requirement for the plan period using the two scenarios amounts to approximately 
240,452 m2, which will need to be accommodated on approximately 60 hectares of 
land.  

 
Supply of employment land  
 
Once the need for employment land is established, the local planning authority 
should identify and assess the future supply of land which is suitable, available and 
achievable for economic development needs. The ELR identifies the potential 
sources of employment land, assesses their development potential using a set of 
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sustainability criteria; suitability and likelihood of development coming forward. It 
identifies and categorises the main sources of employment land as follows: 
 

 Allocated and potential employment land 

 Opportunities from existing employment areas – i.e. vacant floorspace, 
potential for redundant buildings/intensification of use of site/premises  

 Commercial development pipeline  - i.e. floor space gains from implemented 
schemes and outstanding commitments    

 
The assessment of employment land exercise confirms that the borough has a total 
supply of existing and potential supply of floor space of approximately 591,638 m2 
from the following sources: 
 

 Floorspace 
(m2) 

Land Area 
(ha) 

Opportunities from existing 
employment areas - vacancies  

86,299 
N/A1 

Net gains/loses 10,506 N/A1 

Outstanding commitments 494833 132 

Total 591,638 132 

 
In terms of the outstanding commitments only, the amount of land available to 
accommodate the potential floorspace is 132 hectares. In addition, the sites 
shortlisted for more detailed analysis have a potential capacity of 23.79 hectares of 
land. There is no requirement to allocate these in this ELR.       
 
Balancing demand and supply 
 
Having identified and assessed the demand/need for and supply of land for the plan 
period, the ELR analyses the sites portfolio in terms of its suitability and sufficiency 
to meet the identified need against two scenarios.   
 

 
Highest growth scenario 

Transport modelling 
scenario 

Floorspace 
(m2) 

Land Area 
(ha) 

Floorspace
(m2) 

Land Area 
(ha) 

Projected 
demand/need  

240,452 60.11 221,075 55.27 

Projected 
supply 

591,638 132.00 591,638 132.00 

Surplus/Deficit 351,186 71.89 370,563 76.73 

  
 
The employment demand would result in a floorspace requirement of circa 240,452 
m2 and 221,075 m2 of B-class floorspace based on the highest growth and transport 

                                            
1
 This relates to existing premises for which data is not readily available.    
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modelling scenarios respectively. These translate into a land requirement of circa 60 
ha and 55 ha respectively. This could be met from the existing supply of extant 
permissions which is over double the land requirement figure. 

  
The margin of the surplus is significant enough to cushion against any future losses 
that may occur and any future business growth. It also offers offer sufficient flexibility 
for use of land for the three different ‘B’ uses.  
 
Outcomes 
 
The ELR does not determine whether or not specific sites should be allocated for B 
use employment purposes. However, it provides an evidence base including a list of 
potential sites which can be taken forward for ‘next stage evaluation’ by the council 
where necessary, as part of the formal plan making and planning application 
process. From the ELR, the main recommendations for consideration in Part 2 of the 
Local Plan are:  
 
1. Not allocate additional land for employment in Part 2 of the Local Plan.  

 
2. In respect of the existing employment areas, the council should encourage 

investment to allow for refurbishment and redevelopment of existing industrial 
floorspace to meet modern requirements and to unlock consented schemes.    

 
3. Consider resisting loss of existing B1 office and B2 industrial floorspace to other 

non-B uses, particularly small and medium sized units, for example, by use of 
criteria based policy. In the event that the current permitted change regime for 
changes of use from offices to residential is extended beyond 2016, the council 
should consider the feasibility of Article 4 directions.   

 
4. The council should safeguard against loss of sites earmarked for Grade A offices 

by, for example, pro-actively managing the existing consents through the 
development management process. 

 
5. Safeguard committed sites to retain the borough’s flexibility in meeting future 

business needs - it is expected that there will be demand for new industrial 
stock.  

 
6. Consider releasing sites EM26 (Eastfield Road) and the eastern part of EM32 

(South of Rixon Road/North of Finedon) for other uses, for example housing, or 
other uses to compliment the existing estates.  
 

7. The town centre sites need to be considered as part of mixed use schemes if 
they are to be viable. The Retail and Town Centre Study will inform their future 
use 

 
8. As the largest rural industrial estate and therefore its crucial role in supporting 

the rural economy of the borough, Sywell Aerodrome should have a site specific 
policy to protect the site for aviation and employment uses in the main.   
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1. Introduction 
 

Background 

 
1.1 This report sets out the processes and findings of the Borough Council 

of Wellingborough Employment Land Review (ELR).  
 

1.2 Wellingborough has close links with Northampton, Milton Keynes and 
Bedford. Figure 1.1 shows the location of the borough in relation to 
other towns and the wider area.  

 
Figure 1.1: Location of Wellingborough in relation to wider area 
 

 
 

1.3 The borough is situated in the eastern half of Northamptonshire, 
approximately 65 miles from London and Birmingham. It is located at 
the most southern tip of the East Midlands Region. Together with 
Kettering, Corby and East Northamptonshire, it forms part of the area 
known as North Northamptonshire.  
 

1.4 Wellingborough town forms the urban centre of the borough and is 
surrounded by 19 villages which range in size from Earls Barton 
(population 5,387) and Irchester (population 4,745) to Hardwick 
(population 70) and Strixton (population under 50). Much of the 
borough remains essentially rural and is primarily comprised of gently 
undulating farmland. Figure 1.2 shows the morphology of the borough. 
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1.5 Figure 1.2: Map of  the Borough of Wellingborough  

 

 
 

 
1.6 The population of the borough is 75,356 (2011 Census). The ONS mid-

year estimate for 2013 puts it at 76,000. Approximately 49,000 people 
(65%) live within the town of Wellingborough with the rest living in the 
rural area. The population grew by 4% from the 2001 Census, lower 
than the national average of 7.2% and other surrounding districts. 
 

1.7 In terms of its industry, Wellingborough has undergone a 
transformation from one based on manufacturing, particularly footwear 
and engineering, to a more diverse economy with a growing service 
sector. Key major employers in the area include Lotus Lightweight 
Structures, Monsoon/Accessorise, Weathersby’s, Whitworths, Kuehne 
& Nagel, Scott Bader Co Ltd and the Open University Press. 
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The Employment Land Review 
 

1.8 The ELR is an assessment of the employment and economic 
environment of Wellingborough and the demand for and supply of 
employment land for the period between 2011 and 2031.  
 

1.9 The ELR is consistent with Government guidance on undertaking 
employment land reviews contained in the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (PPG). 
 

1.10 The aims of the study are to: 
 

 Consider the future employment land and premises requirements of 
the council to 2031; 

 Review the council’s current supply of employment land in both 
quantitative and qualitative terms;  

 Identify which employment sites should be retained and which can 
potentially be de-allocated, or allocated for alternative uses to 
provide a balanced portfolio of land to 2031; and 

 Identify the scale, location and type of sites that are needed to 
meet the future requirements of the council. 

 
1.11 The outcome of the ELR will inform and provide an evidence base to 

Part 2 of the Local Plan. It provides an objective and single source of 
information from which to draw as appropriate when developing local 
plan policies. 
 

1.12 The ELR’s primary role is to identify key employment sites that have a 
reasonable prospect of being delivered and developed. The principal 
focus is on employment needs for the group of B use classes (B1, B2 
and B8) as defined in Table 1.1 

 
Table 1.1: Definition of employment land 
 
B Use Classes

2
 Definition 

B1(a) 
B1(b) 
B1(c) 

Offices other than a use within Class A2 
Research and development of products or processes 
Light industrial processes which can be carried within 
residential areas 

B2 General Industrial processes other than that falling within 
class B1 

B8 Use for storage or as a distribution centre  

 

1.13 The ELR does not determine whether or not specific sites should be 
allocated for B use employment purposes. However, it provides an 

                                            
2
 There is no best practice guidance for defining B use class jobs using Standard Industrial Classifications (SICs). Consultants 

tend to produce their own definitions. The process of defining B-use jobs using SIC data is only an approximate exercise 
because it is not always certain which SCI codes some of the businesses occupying premises fall under.     
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evidence base, including a list of potential sites, which can be taken 
forward for ‘next stage evaluation’ by the council, where necessary, as 
part of the formal plan making and planning application process 
 

1.14 The study also draws on previous employment land studies as well as 
other relevant documents including the commercial property market 
review, economic strategy, etc.   

 
1.15 The final report will update and supersede the Employment Land Study 

(2006). 
 

Methodology 
 
1.16 The NPPF and the PPG provide guidance on ELRs. The PPG replaces 

the 2004 Employment Land Review Guidance produced by the Office 
of the Deputy Prime Minister (ODP).  
 

1.17 Paragraph 160 of the NPPF requires local planning authorities to have 
a clear understanding of business needs within the economic markets 
operating in and across the area by: 

 

 Working collaboratively with county; neighbouring authorities and 
Local Enterprise Partnerships (LEPs) to prepare and maintain a 
robust evidence base to understand existing business needs and 
likely changes in the market; and 

 Working closely with the business community to understand their 
changing needs and to identify and address barriers to investment. 

 
1.18 The NPPF and PPG set out in detail the approach and methodology for  

using the evidence to carry out the assessment of:  
 

 Economic development needs – identifying future quantity of land 
or floor space required for economic development uses including 
both the quantitative needs for new development and providing a 
breakdown of that analysis in terms of quality and location, 
indicating gaps in current land supply.  

 Employment land availability – identifying a future supply of land 
which is suitable, available, and achievable for economic 
development uses over the plan period.  

 
1.19 The approach and methodology for the assessment of economic needs 

is summarised in chapter 3 whilst a detailed analysis of land availability 
assessments is addressed in chapter 4.   

 
Report Structure 
 

1.20 The remainder of this report is structured as follows: 
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 Section 2: Baseline review   

 Section 3: Projecting demand for employment land 

 Section 4: Employment land supply 

 Section 5: Meeting employment need  

 Section 6: Policy Recommendations 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Borough Council of Wellingborough  Employment Land Review

 

Draft October 2015  14 

 

2. Baseline Review 
 

2.1 The baseline review comprises key themes and recommendations 
coming from a number of key policy documents at national and local 
levels that are of particular relevance to the provision of workspaces 
and for planning economic growth in the borough.  
 

2.2 For purposes of the ELR, emphasis is on the elements of the evidence 
which relate to the B use class employment only. The baseline review 
covers the following themes:  

 

 Planning Policy Framework  

 Other policy drivers 

 Socio-economic analysis 

 Commercial market assessment 

 Perspectives of local businesses  
 

Planning Policy Framework  
 

2.3 The process, methodology and recommendations in this ELR are 
directly informed by an understanding of the planning policy context.  
 
National Planning Policy Framework   
 

2.4 The NPPF sets out the Government planning policies and how they are 
expected to be applied. It was published in March 2012. The NPPF is 
focused on the delivery of sustainable development through the 
presumption in favour of sustainable development.     
 

2.5 Building a strong, competitive economy is a key priority area of the 
NPPF. Economic development is one of the three dimensions of 
sustainable development as defined by the NPPF. The government is 
committed to securing economic growth in order to create jobs and 
prosperity and to meeting the twin challenges of global competition and 
of a low carbon future. To achieve this, local authorities should plan 
proactively to meet the development needs of business and to support 
an economy for the 21st century.    

 
2.6 The planning system can perform the economic role by contributing to 

building strong, responsive and competitive economy through ensuring 
that sufficient land of the right type is available in the right places and at 
the right time to support growth and innovation.  The NPPF sets out the 
key principles for drawing up Local Plans, i.e. they should:     

 

 Set out a clear economic vision and strategy to positively and 
proactively encourage sustainable economic growth; 

 Set criteria or identify sites for local and inward investment to match 
the strategy and to meet anticipated needs over the plan period; 
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 Support existing business sectors, taking account of their future 
plans and, where possible, identify and plan for new and emerging 
sectors. The plans must be flexible to allow a rapid response to 
changes in economic circumstances 

 Plan positively for the location, promotion and expansion of clusters 
or networks of knowledge driven, creative or high technology 
industries; 

 Identify priority areas for economic regeneration, infrastructure 
provision and environmental enhancement; and 

 Facilitate flexible working practices such as the integration of 
residential and commercial uses within the same unit. 

 
2.7 When developing policies for use of employment sites, the NPPF states 

that policies should avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of it being used 
for that purpose. For this reason, the suitability of allocated sites should 
be regularly reviewed, having regard to market signals, so that those 
sites without reasonable prospects of being used for that purpose are 
not unnecessarily protected. 
 

2.8 Assessment of land availability is important because it allows sites to 
be allocated for the use which is most appropriate. Such an 
assessment should: 
 

 Identify sites and broad locations with potential for development 

 Assess their development potential 

 Assess their suitability for development and the likelihood of the 
development coming forward (the availability and achievability).  

 
2.9 The evidence base resulting from the above must be adequate, up-to-

date and relevant to the economic characteristics of the area. It will be 
used to assess land and floor space for economic development and the 
existing and future supply of land for economic development.  
 

2.10 The NPPF calls for integration of ELRs with assessment of other uses. 
Where possible, this might mean undertaking a review of employment 
land at the same time as, or combined with, Strategic Housing Land 
Availability Assessments (SHLAA).  
 

2.11 When drawing up plans or developing the evidence base, the NPPF 
places a duty on public bodies to co-operate on planning issues that 
cross administrative boundaries, including for strategic priorities such 
as economic development requirements and land supply.  

 
The Development Plan 
 

2.12 The principles of a plan-led system and a presumption in favour of 
sustainable development are established in the NPPF. The NPPF 
consistently refers to the need for clear policies based on local 
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community and neighbourhood needs and the need for planning to pro-
actively drive and support sustainable economic development to deliver 
homes, business and industrial units through the local planning 
process. 
 

2.13 The ELR plays a key role in establishing requirements for locally 
distinctive policy responses, in particular relating to the provision of a 
suitable portfolio of employment land and the creation of ‘balanced 
economic markets’.  
 

2.14 The statutory development plan for Wellingborough comprises the 
following documents: 
 

 North Northamptonshire Core Spatial Strategy (NNCSS) 

 Town Centre Area Action plan (TCAAP) 

 Saved policies of Wellingborough Local plan (LP) 
 

North Northamptonshire Core Spatial Strategy    
 

2.15 The NNCSS was prepared by the North Northamptonshire Joint 
Planning Unit (JPU), a unit set up in 2004 to co-ordinate the production 
of the plans needed to deliver sustainable development in North 
Northamptonshire over the period up to 2021. The NNCSS was 
adopted in June 2008.  
 

2.16 The NNCSS establishes the spatial vision for the development of North 
Northamptonshire and addresses the growth requirements in terms of 
new homes and jobs for the period up to 2021. The figures were 
derived from the now defunct Regional Strategy and MKSM growth 
strategy.  
 

2.17 Policy 8 (Delivering Economic Prosperity) of the NNCSS sets out an 
ambitious target of 47,400 net jobs for North Northamptonshire in the 
period 2001 to 2021, split as follows: B1 (offices) – 11,190 jobs; B2 
(General industrial) – 9,440 jobs and B8 (Warehousing) - 9,440 jobs.  
 

2.18 Policy 8 sets out the aims of the NNCSS in respect of economic 
development as follows: 
 

 Maintain a broad balance between homes and jobs 

 Diversify economy  

 Make and safeguard allocations for specific employment use  
classes 

 Invest in education and training  
 

2.19 Policy 9 (Distribution and Location of Development) focuses 
development on growth towns with priority given to previously 
developed land and buildings. It gives priority to locations accessible by 
a choice of means of travel. It also identifies the key role Sustainable 



 

Borough Council of Wellingborough  Employment Land Review

 

Draft October 2015  17 

 

Urban Extensions (SUE’s) will play in accommodating mixed 
developments.   
 

2.20 Policy 11 (distribution of jobs) distributes 12,400 of the total net jobs to 
Wellingborough, split as 3,150 (B1), 360 (B2) and 3090 (B8). The rest 
are non B uses. Policy 11 also safeguards existing employment areas 
and allocated sites for employment uses and sets criteria that 
proposals of alternative uses should satisfy. It also provides principles 
for allocation of employment sites and de-allocation of existing sites.   
 

2.21 In summary, the main economic policies identified as being essential in 
the delivery of the NNCSS’s job targets include the following: 
 

 The regeneration and significant expansion of the main town 
centres in North Northamptonshire, enhancing business and 
cultural facilities as well as the quality of the public realm 

 Provision of infrastructure and services needed to provide a 
competitive business environment 

 Enhance the skills of the local workforce to provide a more dynamic 
and flexible labour market 

 Safeguard employment sites 

 The provision of additional high quality land and buildings in 
sustainable locations 

 Diversification of the rural economy, in particular through the 
conversion of buildings within settlements to economic re-use 

 
2.22 The NNCSS is undergoing review and will soon be replaced by the 

North Northamptonshire Joint Core Strategy (JCS). The public 
examination for the JCS is scheduled for November, with adoption 
expected early 2016.  
 
Town Centre Area Action Plan 
 

2.23 The Town Centre Area Action Plan (TCAAP) is a spatial strategy for the 
town centre. It was adopted in July 2009.  
 

2.24 One of the visions of the TCAAP is to promote mixed use development 
to drive a diverse local economy combining retail, leisure, cultural and 
commercial facilities. This will be complemented by the development of 
skills and educational attainment, particularly through improvements to 
tertiary education.  
 

2.25 Policy WTC 11 makes provision for up to 2,500 square metres of 
additional B1 floor space as part of mixed use developments. The 
mixed use sites providing office accommodation are allocated in the 
TCAAP as follows: 
 

 A – Vauxhall/ Railway club/ Reach out centre  

 C - High Street/ Jackson’s Lane  
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 D – Queen Street/ St John Street 

 G – Alma Street/ Cambridge Street 
 

2.26 The above sites have been assessed as part of the site selection 
process. The selection criteria and methodology and the outcome of 
the process are discussed in Chapter 4.     
 

2.27 Policy WTC 16 seeks to enhance the town’s skills development, 
training and educational capacity through the provision of a new 
landmark campus for Tresham College at High Street/ Jackson Lane 
(Site C). The college is no longer relocating and will now be 
redeveloped in-situ.  
 
Saved Policies of Wellingborough Local Plan 
 

2.28 The Borough of Wellingborough Local Plan is an old style development 
plan document adopted in April 1999, with alterations in March 2004. 
Some of policies in the plan were saved under the direction of the 
Secretary of State in 2007 and still remain part of the development 
plan.  

 
2.29 The objective of the local plan in terms of employment is to provide for 

the well-being and increasing prosperity of the local economy and to 
ensure the availability of sufficient employment land to enable the 
potential needs of the labour force to be met within the borough.   
 

2.30 The local plan proposals map identifies existing industrial estates 
where proposals for industrial and commercial uses will normally be 
permitted. These are: Park Farm, Finedon Road, Denington Road and 
Laurence Leyland Industrial Estates.     
 

2.31 Within these industrial estates, saved policy E2 permits non-industrial 
uses serving the needs of the firms or their employees. Some retail 
facilities will also be permitted as long as they do not result in a 
deficiency in the supply of industrial land.   
 

2.32 In addition to the established industrial estates, there are site specific 
saved local plan policies for managing the development of these sites. 
Relevant to the ELR are the following: U12 (The Embankment), LH1 
(Finedon Sidings) and SY1 (Sywell Aerodrome).  
 

2.33 The existing industrial estates and allocated sites are considered for 
suitability and deliverability as part of the site selection process 
discussed later.     

 
Emerging Joint Core Strategy  
 

2.34 The JCS is the Part 1 Local Plan for Corby, East Northamptonshire, 
Kettering and Wellingborough. It sets out the strategic vision for 
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development in the region. Some policies in this plan will be developed 
in more detail through the Part 2 Local Plan (the Plan for the Borough 
of Wellingborough) for which this ELR is prepared as supporting 
evidence base. The JCS is now undergoing examination and will 
replace the CSS once adopted.  
 

2.35 The JCS considers Wellingborough as the gateway to North 
Northamptonshire for businesses looking for good rail connections to 
the south east and Europe, with high profile office development centred 
on the railway station.      
 

2.36 Relevant to the ELR, the central focus of the JCS is self-reliance by 
achieving a sustainable balance between local jobs and workers and a 
more prosperous and diverse economy. It does so by: 
 

 Matching jobs to the forecast growth in labour force with an 
additional buffer in the southern region to reduce further out-
commuting  

 Ensuring the right amount and type of employment land is available 
in locations that balance market demands and infrastructure 
provision  

 Supporting skill enhancement in local workforce through improved 
education and training 

 Promoting provision of infrastructure and services to provide a 
competitive environment  

 Promoting regeneration of the town centres as a focus of 
employment provision  

 Promoting diversification of rural economy by developing, among 
other things, rural economic activities and conversion of existing 
farm buildings and infrastructure for employment          

 
2.37 Policy 22 of the JCS seeks to deliver a minimum net increase of 31,100 

jobs up to 2031 in North Northamptonshire by implementing the above.  
It also prioritises the enhancement of existing employment sites and the 
regeneration of previously developed land.  
 

2.38 Policy 23 sets out the job creation target of 6,100 for Wellingborough 
up to 2031, 3,965 of which will be B class uses jobs (based on 65% of 
minimum job targets).  

 
2.39 The policy identifies the SUEs as the focus for the provision of high 

quality employment in North Northamptonshire, with new office 
development earmarked for town centres and areas around the railway 
stations. It requires additional sites to be allocated in Part 2 Local Plans 
or neighbourhood plans if there is a shortfall in supply of deliverable 
sites to meet the minimum job targets.      
 

2.40 Policy 24 contains the development management principles and criteria 
for determining applications for logistics, including large scale strategic 
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distribution.  To an extent, these principles inform the employment site 
selection criteria.  
 

2.41 These include the provision of a proportion of floor space in the form of 
smaller employment units in large developments of 9,300 square 
metres and above; the need for good access to the strategic road 
network with priority given to the development of freight consolidation 
centres and sites which can be served by rail freight and operate inter-
modal terminals; good access to local workforce through public 
transport, walking and cycling;  locations which allow 24 hour 
operations with minimal environmental, community and landscape 
impact, etc.           
 

2.42 Policy 25 seeks to diversify the rural economy by, among other things, 
supporting the re-use of rural buildings for a mix of uses, including 
small scale business, tourism activities, tourist accommodation, and 
live/work units.    
 

Other Policy Drivers 
 

2.43 Besides the statutory development plan and emerging planning 
documents, there are a number of other policy plans and projects that 
will influence demand for employment land within Wellingborough. 
 

2.44 This section summarises a selection of a few economic policy 
documents and other reports most relevant to the demand and supply 
of employment land within the borough.  
 
Northamptonshire Workspaces Assessment Study (2014) 
 

2.45 The Northamptonshire Workspaces Assessment Study3 was 
commissioned by Northamptonshire Enterprise Partnership (NEP) to 
explore the market scenario for B1, B2 and B8 uses across the county. 
 

2.46 NEP supports the creation of better quality, private sector jobs for the 
county by seeking to attract investment in four keys sectors, building on 
the strengths of the local economy: high performance technologies; 
logistics; food and drink; and creative and cultural industries.     
 

2.47 The report, published by Aspinall Verdi, establishes the demand and 
supply issues surrounding commercial property. It identifies key issues, 
constraints and opportunities that are pertinent to the demand and 
supply of employment land in Wellingborough: 
 

                                            
3
 Northamptonshire Workspaces Assessment Study -  http://www.northamptonshireep.co.uk/partner-resources/ 

 

http://www.northamptonshireep.co.uk/partner-resources/
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 Excellent accessibility  and transport infrastructure - central location 
with easy access to the M1, M6, M40, and the  A14, A45 and A1 

 Logistics is the key for the area but more investment in premises 
and access is required to facilitate expansion and growth in these 
sectors 

 Reasonable levels of business start ups   

 Opportunities for logistics, particularly where they can deliver 
managerial and professional employment opportunities and in high 
value manufacturing and advanced engineering 

 Below average population growth (4% compared to regional) 
suggesting the area is becoming less attractive to residents relative 
to other areas, although this could be due to lack of housing    

 Skills issues and  low workplace earnings 

 Lack of immediate deliverable sites 

 Main growth in employment in period up to 2031 expected in land 
and transport and business services 

 
2.48 The report also contains a property market analysis for the region. This 

section of the report has now been updated and fine grained to focus 
on Wellingborough. The updated commercial property market 
assessment informs, and is part of, this ELR. The full report is at 
Appendix 1.   
 
Wellingborough 2020 Vision 
 

2.49 The Wellingborough 2020 Vision4 sets out a high level strategy for 
sustained regeneration of Wellingborough by proposing a number of 
projects to improve the physical environment.  
 

2.50 The regeneration projects include new development at Stanton Cross, 
including station redevelopment and transport interchange; a new 
Higher Education facility (Tresham); a high quality Business Park and 
redevelopment of Market/Church streets.    
 
The Wellingborough Economic Development Strategy (2011)   

 
2.51 The Wellingborough Economic Development Strategy5 was prepared 

by DTZ Consulting. It is a template to meet aspirations in the 2020 
Vision by outlining the key actions and strategic priorities for the council 
and other stakeholders to focus their resources upon in order to deliver 
growth in the next three years.  
 

                                            
4
 Wellingborough 2020 Vision -  http://www.wellingborough.gov.uk/downloads/file/4189/wellingborough_2020_vision 

5
 Wellingborough economic development strategy -  

http://www.wellingborough.gov.uk/downloads/download/2132/economic_development_strategy 

 

http://www.wellingborough.gov.uk/downloads/file/4189/wellingborough_2020_vision
http://www.wellingborough.gov.uk/downloads/download/2132/economic_development_strategy
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2.52 The four priorities are: creating a vibrant town centre; improving visitor 
economy; creating the right conditions for growth, including developing 
value chain of key sectors, enhancing skills and ensuring an adequate 
supply of land to meet development needs; and raising local education, 
upskilling, and research and development.       
 

2.53 The strategy makes the following observations about Wellingborough 
which are relevant to the ELR: 
 

 A strategic location with strong transport links 

 Existing specialisms in manufacturing, logistics and service sectors, 
motorsport and high performance engineering  

 Diverse economy with a growing service sector and engineering as 
well as creative industries 

 Increased diversification in sectoral base away from manufacturing 
leading to a decrease in factory space between 2001-08   

 Slow increase in office space provision between 2001-08  

 Lack of immediate land for development a major constraint  

 More direct intervention  to support investment in premises so they 
can expand and accommodate business and lifestyle needs of a 
changing workforce (e.g. managerial jobs and office based jobs) 

 Scope for knowledge based cluster serving high tech industries 
based on foundation skills and expertise found in the borough 

 
2.54 The strategy is a short term document covering only three years. It is 

now out of date. The council is currently drawing up an economic 
strategy refresh based on up to date evidence and a new 
implementation plan. The ELR should be read alongside the draft 
Economic Strategy and Implementation Plan6.   
 

2.55 The emerging strategy sets out key objectives, detailed action plans 
and delivery mechanisms for a successful implementation of the 
strategy. The objectives include ensuring availability of right type of 
land; provision of up to date information about employment property 
portfolio; building up sector development and business support 
infrastructure; enhancing skills through vocational training,  work based 
learning and higher education opportunities; development of business 
incubator units, etc.     

 
Wellingborough Employment Land Study (2006) 
 

2.56 The council commissioned Nortoft Partnerships Limited (Nortoft) and 
Lambert Smith Hampton (LSH) to undertake Wellingborough 
Employment Land Study7 to identify and asses the future employment 

                                            
6
 Draft Economic Strategy -  www.wellingborough.gov.uk/business  

7
 Wellingborough employment land study  - 

http://www.wellingborough.gov.uk/info/200132/local_development_framework/1169/evidence_base  

http://www.wellingborough.gov.uk/business
http://www.wellingborough.gov.uk/info/200132/local_development_framework/1169/evidence_base
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sites as part of the evidence base for the local development framework 
for the period up to 2021. The report was published in 2006.     
 

2.57 The employment land study is now out of date in terms of the national 
policy and guidance; in particular the NPPF which now requires local 
authorities to use robust and up to date evidence when drawing up 
local plans and to undertake and meet objectively assessed housing 
and employment need. The report was prepared during a period of 
economic buoyance leading to the economic bust the country 
experienced around 2007/ 8. The economic landscape and planning 
framework have markedly changed now.   

 
2.58 This updated ELR supersedes the 2006 Employment Land Report. It 

reflects the current economic climate and the demand and supply 
factors influencing current and future employment and identifies 
suitable and deliverable land to meet the new employment targets for 
the plan period up to 2031.   

 
2.59 The above notwithstanding, the 2006 report is the starting point in the 

search for existing, allocated and potential employment land in the 
borough.  All sites previously included in the site selection process are 
re-assessed in this ELR together with sites identified from other 
sources.  

 
Background Paper on Strategic Housing and Employment Sites 
(2015) 

 
2.60 The background paper on strategic housing and employment sites8 

was prepared to support the JCS. It describes the methodology used to 
identify and assess strategic sites for possible inclusion in the JCS and 
the evidence and justification for the allocation or non-inclusion of sites. 
 

2.61 In the background paper, the size threshold for employment land is 5 
hectares or more.   

 
2.62 In the paper, no strategic sites are proposed for allocation in 

Wellingborough because it already has a significant amount of 
committed strategic employment land comprising Appleby Lodge, 
Wellingborough East and Wellingborough North. It states that these 
commitments are sufficient meet the forecast employment land 
requirements in the borough.    

 
2.63 Strategic sites considered but not allocated include Minton Centre and 

Prospect Park (Wilby Grange).  
 
 

                                            
8
 Background paper on Strategic Housing and Employment Sites - http://nnjpu.org.uk/publications/docdetail.asp?docid=1479  

http://nnjpu.org.uk/publications/docdetail.asp?docid=1479
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Socio-Economic Analysis 
 

2.64 Setting out the prevailing socio-economic conditions provides the 
context within which the objectives of the plan can be delivered. The 
socio-economic context shapes employment land demand and supply 
factors in the area.    

 
2.65 A detailed Local Economic Assessment9 for the whole of 

Northamptonshire was undertaken in January 2014 by Oxford 
Economics. The council has also prepared an economic evidence base 
to support its draft Economic Strategy. This ELR should be read in 
conjunction with these documents. The Northamptonshire Enterprise 
Partnership (NEP) and its partners have also updated the Local 
Economic Assessment for Northamptonshire10.  

 
2.66 The economic data has informed the objective assessment of housing 

and economic need and the economic strategy coming through the 
JCS.  

 
2.67 In this ELR, it suffices to highlight some of the key issues arising from 

this evidence which are relevant to the demand and supply of 
employment in Wellingborough. These are summarised in Table 2.1.   

 
 

 
 
 
 
 
 
 
 
 
 

                                            
9
 A Local Economic Assessment for Northamptonshire (Jan 2014) - 

http://www.northamptonshire.gov.uk/en/councilservices/Environ/economic/Documents/Northamptonshire%20LEA_FINAL%20J
anuary%202014.pdf  
10

 NEP updated Local Economic Assessment for Northamptonshire http://www.northamptonshireep.co.uk/strategy-

documents/esif/ 

http://www.northamptonshire.gov.uk/en/councilservices/Environ/economic/Documents/Northamptonshire%20LEA_FINAL%20January%202014.pdf
http://www.northamptonshire.gov.uk/en/councilservices/Environ/economic/Documents/Northamptonshire%20LEA_FINAL%20January%202014.pdf
http://www.northamptonshireep.co.uk/strategy-documents/esif/
http://www.northamptonshireep.co.uk/strategy-documents/esif/


 

Borough Council of Wellingborough  Employment Land Review

 

Draft October 2015  25 

 

Table 2.1: Summary of key socio-economic issues in Northamptonshire & Wellingborough 
    Strengths/Opportunities Weaknesses/Threats 

Labour market  Brand names in the Wellingborough (Weathersby’s, Scott Barder, RML 
Group 

 High percentage of SMEs –low reliance on major employers and public 
sector (19.3% compared to 28% national) 

 Logistics and distribution key   due to central location – high specialism 
in logistics 

 Strong business support (Northamptonshire Enterprise Partnership) 

 High level of business births per 1,000 population with high survival 
rates for the first  3 years 

 Two consented Sustainable Urban Extensions (SUEs) will bring 
employment and infrastructure  

 Low concentration of labour in high value 
added sectors 

 Low business survival rates over 5 years 

 High levels of out-commuting  

 Low productivity (GVA per job) than in 
England 

 Declining manufacturing base 

Land, Buildings and 
Infrastructure   

 Excellent connections to rest of UK via M1, M6 and M40 

 Access to rail links to London and the North 

 Massive planned investment  at the SUEs 

 High demand in logistics  

 Affordable commercial property  

 Council owned land provides flexibility 

 Free parking in town centre   

 Limited high quality offices 

 Aging stock requires investment  

 Poor broadband connectivity  

 Competition from established centres 
(Milton Keynes, Northampton and M1 
corridor)     

People and 
community  

 High employment rate 

 Good range of housing  

 Established university  

 Forecast population growth 

 Redevelopment of Tresham College to enhance skills development and 
training 

 

 Low percentage of working age 
population with NVQ4 

 Lower resident wages than workplace 
earnings  

 Low proportion of knowledge workers 

 Ageing population  

 Threats of outmigration  

 Ageing population affects employability    

Environment   Natural built assets – Nene Valley, significant habitats 

 Opportunities for manufacturing, green energy, environmental 
technology and renewable energy   

 High dependence on fossil fuels 

 Reliance on manufacturing  

 Reduced air quality around major 
infrastructure roods 

 Nene valley vulnerable to flooding  



 

Borough Council of Wellingborough  Employment Land Review

 

Draft October 2015  26 

 

Commercial Market Analysis 
 

2.68 As part of the baseline work to inform the ELR, the council 
commissioned consultants Aspinall Verdi to undertake a point-in-
time property market review, focusing on the main commercial 
sectors within use classes B1, B2 and B8. In addition, the 
consultants were asked to undertake a commercial assessment 
of selected employment sites focusing on their suitability and 
achievability from a market and business perspective for input 
into the site assessment and selection process. The updated 
Commercial Property Market Review and Employment Sites 
Assessment is available at Appendix 1. 
 

2.69 The report gives a detailed assessment of the wider commercial 
market within which Wellingborough operates and provides an 
in-depth review of the demand and supply factors of the main 
employment uses in the borough and implications for floor space 
and requirements. In the last section it provides a commercial 
assessment of selected existing and potential employment sites.  

 
2.70 The report builds upon the work undertaken in the 

Northamptonshire Workspace Assessment, but focusing on 
Wellingborough and is also informed by using a range of 
information, including data sources such as Estates Gazette 
Interactive and CoStar Focus (both commercial magazines). 
Local agents were also consulted to give market commentary 
based on their understanding of the local supply and demand 
issues within the employment market.         
 

2.71 The ELR should be read in conjunction with this report. The 
following section summarises the main issues most relevant to 
Wellingborough. The full detail, including graphs and tables, is 
available in the main report.      

 

Wider area commercial market analysis   
 

2.72 The commercial property market analysis reviews the broader 
context within which Wellingborough’s property market operates; 
mainly the M1 corridor and the North Northamptonshire region. 
  
‘M1’ corridor commercial market  
 

2.73 Understanding the performance of the commercial market along 
the M1 gives insights on where demand may arise in 
Wellingborough market. The major office and industrial locations 
which straddle the M1 include Milton Keynes, Northampton, 
Luton and Leicester.  
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2.74 There is strong demand for both offices and industrial premises 
along the M1 but limited supply of Grade A premises is driving 
up rents. The last few years have seen a significant increase in 
design and build projects. As quality space dwindles in the main 
markets, occupiers are now seeking other locations, and 
Wellingborough may benefit from this. As such, the report 
recommends that the Grade A office capacity at WEAST should 
be protected.  

 
North Northamptonshire commercial market    

 
2.75 The key wider but immediate market area within which 

Wellingborough operates includes Kettering, Corby and 
Rushden. It is important to understand the performance of these 
markets because occupiers seeking space in Wellingborough 
are likely to consider floor space in these locations as they are in 
the same sub-regional market area.         

 
2.76 Local agents suggest there has been an improvement in the 

demand for industrial space in the region in the last 9 months 
with most void properties being occupied, rents returning to pre-
recession levels and deals closed at asking levels with little 
incentives. The demand is for smaller industrial units around 
1,000 sqft which are out of stock, driven up mainly by start-up 
companies.  The shortage of good quality stock is likely to see a 
growth in demand for new stock, particularly at the smaller end 
of the market. However, this might result in redundant old stock 
as Grade A stock is easily lettable.  

 
2.77 The agents suggested that the office market in Wellingborough 

is challenging particularly because of its proximity to 
Northampton where the main office market is. Mainly, good 
quality office space is being taken up in Wellingborough leaving 
a supply of Grade B stock.        

 
2.78 Between May 2009 and May 2015, Wellingborough experienced 

highest take-up for industrial property with a total of 200 
transactions, followed by 96 transactions in Kettering. Most 
popular unit sizes across the region were between 1,001 and 
5,000 sqft and, for Wellingborough 5,001 and 10,000 sqft. Of the 
42 warehouse units above 10,000+ sqft taken up in the region, 
Wellingborough had eight, behind Corby at 13. Although 
Wellingborough and Kettering were ahead of Corby in terms of 
completed transactions over that period, Corby was (at 4.05m 
sqft) the highest in terms of take-up by quantum of space, 
followed by Wellingborough at 3,366m sqft and then Kettering at 
3.047m, suggesting larger units were in demand in Corby.       
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2.79 In terms of rentals, industrial occupiers in Wellingborough paid 
the highest rents (£5/sqft) over that period whilst Corby paid 
lowest average rents (£3.60/sqft). Wellingborough had the 
greatest rental range, with maximum rent of £14.20/sqft paid for 
a unit size below 1,000 sqft used for a workshop.   

 
2.80 As at May 2015, Corby had the highest availability of units (54), 

followed by Wellingborough (43), Kettering (23) and Rushden 
(5). In Wellingborough, the greatest availability was in unit size 
1,001-5,000 sqft, closely followed by Kettering and Corby, 
although the highest availability in Corby was the 5,000-10,000 
sqft size category. Wellingborough had a fair share of available 
units of sizes between 0-1,000 sqft. In May 2015, 
Wellingborough had only two units above 100,001 sqft while 
Corby had six. Most of the industrial stock is second hand Grade 
B.  

 
2.81 Translated to supply by floor area, Corby had the highest 

availability totalling 2.53m sqft, followed by Kettering at 1.153m 
sqft and Wellingborough at 776,085m sqft. Wellingborough has 
the greatest supply of smaller units sized below 5,000 sqft (30 in 
total).   

 
2.82 In the office market, Wellingborough had the highest take up of 

units between May 2009 and May 2015 (total 93 units) mostly 
below 5,000 sqft, compared to Kettering (57), Rushden (17) and 
Corby (6). Similarly, Wellingborough had the highest 
transactions in floor space terms over the same period (241,995 
sqft compared to Kettering at 176,782 sqft). Again, in terms of 
Office space, Wellingborough commands highest average rents 
of £10.70/sqft, compared to £9.90 in Kettering and £8.14 in 
Rushden, but also had the lowest rent paid.  

 
2.83 Highest rent achieved in Wellingborough over the period was 

£22.40/sqft compared to £26.20/sqft in Kettering.   
 
2.84 In terms of availability of office space, Wellingborough had 20 

units in May 2015, lagging behind Corby at 32 and Kettering at 
35. However, Wellingborough is second to Kettering in terms of 
overall supply by floor space area, suggesting it has relatively 
larger office units than Corby. There is a very limited supply of 
large office units across the region.  

 
2.85 In conclusion, Wellingborough and Corby have the most active 

B2 industrial market in the region with good demand for small to 
medium units. Both have experienced high take-up in 
warehouse space (8 in Wellingborough and 13 in Corby). Most 
active locations in Wellingborough were Irthlingborough Road 
(Laurence Leyland Estate) and Finedon Road Industrial Estate.   
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2.86 Wellingborough and Corby have a large supply of B8 

warehouses (12 and 6 units respectively), but most second hand 
grade B. Occupiers will expect to pay highest rents/sqft in 
Wellingborough. Wellingborough also experienced highest take-
up in office space, most below 2,500 sqft. Office occupiers also 
paid higher average rents/sqft in Wellingborough. 

 

Wellingborough commercial property market  
 
2.87 Wellingborough commercial property market comprises five 

established industrial areas and other concentrated employment 
areas around bigger villages. There still remains some isolated 
employment areas around and within residential areas. This 
spatial distribution is described below.    

 
Established industrial areas  
 

2.88 Wellingborough has five key urban based industrial estates: 
Park Farm; Finedon Road; Victoria Business Park (A45), 
Denington Road and Laurence Leyland. These sites are well 
established and in close proximity to the town and trunk roads. 
Figure 2.3 below shows the spatial distribution of these sites in 
the borough. There are approximately 728 industrial units 
(B1/B2/B8) across the five industrial units.  

 
2.89 The council undertook a broad review of these sites in terms of 

their appropriateness, attractiveness and sufficiency to meet 
business needs in the borough. The outcome of these 
assessments is summarised in the pro-formas at Appendix 2. 
The following paragraphs summarise the assessments.  

 
2.90 Denington Road is, in terms of number of units, the fourth largest 

urban industrial estate with 111 units, the majority of which are in 
B1 office use, followed by B8 and B2 uses. It has the highest 
concentration of office units of all the industrial estates. 
Denington is one of the oldest industrial estates within the 
borough, along with Finedon Road. The current occupancy rate 
of the units is 85%, the lowest among the estates.  The estate is 
bound   by residential to the west and retail to the east with 
limited room for lateral expansion. To increase the attractiveness 
and vitality of the estate, most of the buildings could benefit from 
being bought up to current industry requirements and the whole 
site would benefit from regeneration. Over the past four years, 
the estate has not lost units to non-employment uses. Appendix 
12 is a schedule of changes of use applications in the industrial 
estates from 2011.   
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2.91 Finedon Road is the largest of the urban industrial estates with 
284 units, the highest concentration being B2 use. Although 
parts of the site were originally developed in the 1960’s the site 
is still being developed today (e.g. Ogee business park) and 
there is potential room for further expansion. The site is well 
occupied at 95%, but some of the units therein have been 
subject to changes of use to either leisure uses (D2) or to sui 
generis uses (e.g. taxi business) since 2011. Generally the site 
is well orientated towards industrial uses due to its location, 
access and opportunities for growth; however the site lacks a 
range of available unit sizes, with all small units being leased. 

 
2.92 Laurence Leyland is the third on the hierarchy with B8 uses 

dominating, followed by B2 and only 1% of units in B1 use. The 
estate is 100% occupied but there are current plans for 
expansion involving 7 additional units, 3 of which are already 
under offer. The estate is privately managed and has been 
developed from the mid 1980’s and is doing well in terms of 
vitality. The estate is a seed-bed for new start-up businesses. 
There has been one change of use to a café (A3) over the last 
four years, which serves the users of the site. The site is 
restricted in terms of accessibility.  It is not accessible by foot 
and has limited access by bus. The development of WEAST will 
significantly improve accessibility of the estate. The site is a 
gateway into Wellingborough and could benefit from some 
gateway improvements.  

 
2.93 Park farm industrial estate is the second largest with B2 uses 

dominating. The estate is reasonably modern and well 
maintained. Over the last four years the site has seen a change 
of use from B1 to D2 leisure and a change from a D use to B8.  
The estate is well accessible. Even though it is bound by 
residential to the east, there is room for potential expansion to 
the west. Overall the site provides a broad range of properties in 
an attractive environment.  

 
2.94 Victoria Business Park is the smallest industrial estate of the 

five, with only 3 large units in B8 use and fully occupied. The site 
is well located for distribution as there is plenty of HGV parking 
and direct access to the A45 trunk road. The site is the most 
modern in the borough, having been developed in the mid 
2000’s. All the units are Grade A quality. There may be some 
potential to expand this estate although this will be constrained 
by the estate’s proximity to the Nene Valley Gravel Pits Special 
Protection Area. Overall, Victoria Business Park is an attractive, 
good quality employment site in a highly accessible location.  
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   Figure 2.3: Spatial distribution of employment floorspace in established industrial estates  
   
  

 
B1 B2 B8 Total  

Park Farm 15 102 72 189 

Finedon 
Road 

34 170 84 288 

Laurence 
Leyland 

2 61 78 141 

Victoria 
Business 
Park 

0 0 3 3 

Denington 
Road 

48 29 34 111 

Total 99 360 269 728 

 
 

 
B1 B2 B8 Total  

Park Farm 8% 54% 38% 100% 

Finedon 
Road 

12% 59% 29% 100% 

Laurence 
Leyland 

1% 43% 55% 100% 

Victoria 
Business 
Park 

0% 0% 100% 100% 

Denington 
Road 

43% 26% 31% 100% 

Total 14% 49% 37% 100% 
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Employment areas outside established industrial areas  
 

2.95 Outside the established estates, there are approximately 1,050 
units comprising smaller industrial units dotted across the 
borough as shown in Figure 2.4.    
 
Figure 2.4: Industrial areas outside established industrial estates 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
2.96 The majority of these units are for B1 (offices/ work studio) and 

B2 (workshops and light industry). Most of these units are 
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concentrated within the town centre. The large villages like 
Wollaston and Earls Barton accommodate a good mixture of all 
B uses. Wellingborough town has a majority of B1/ 2 uses.  
 

2.97 Alongside the five established urban based industrial estates 
described in paragraphs 2.88 to 2.93, Wellingborough also has 
four rural industrial estates, those being; Earls Barton Industrial 
Estate; Finedon Sidings Industrial Estate; Sywell Aerodrome; 
and Wollaston Industrial Estate.  

 
2.98 The future of Earls Barton and Wollaston Industrial Estates is 

being considered as part of the neighbourhood plans covering 
these areas. These will not be considered in this ELR.  
 
Sywell Aerodrome 
 

2.99 Sywell Aerodrome is located in the west of the borough and is in 
close proximity to Sywell and Sywell Old Village which lie to the 
south west of the site. 
 

2.100 The site was developed from a flying club launched over 50 
years ago. Today the site is an important rural location for 
aviation and other employment uses, covering around 24ha of 
land.  

 
2.101 Appendix 2 includes a site assessment for Sywell Aerodrome 

which broadly reviews the site in term of its appropriateness, 
attractiveness and sufficiency to meet business needs in the 
borough.  

 
2.102 The outcome of this assessment shows that the majority of the 

site is in B2 use (52 units or 81%) followed by B1. Only three 
units are in B8 use, indicating this is not the best location for 
distribution. The site has the land capacity to expand but there 
are constraints in terms of the surrounding road capacity and on 
the local amenity of Sywell. The site is in good occupancy; 
however some of the older buildings do require modernisation. 

 
2.103 Policy 25 of the JCS supports opportunities to develop and 

diversify the rural economy that are of an appropriate scale for 
their locality and respect the environment and surrounding 
character. This covers Sywell Aerodrome to an extent.  

 
2.104 Sywell Aerodrome has previously been subject to site specific 

local policy (Policy SY1 of the Saved Local Plan) that sought to 
support appropriate development of aviation and employment 
proposals and limit inappropriate development in the location.  
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2.105 The site is important to the borough and the wider area as it is 
the county’s only significant airfield base. As such it can provide 
air taxi and freight services for local businesses. It is not only a 
significant rural employer but is also important in terms of 
tourism within the borough due to the aviation museum and air 
shows throughout the year.  

 
2.106 The site is special in nature, being for aviation use, and is 

different to the other industrial estates in the borough. The site 
has local and strategic significance. The site also provides a 
significant number of high-end jobs in aviation, engineering and 
design. Rural employment at Sywell Aerodrome plays an 
important part in the boroughs rural economy. There has 
recently been a granted appeal for housing adjacent to the 
aerodrome. Any further proliferation of non-employment uses at 
the site could undermine the attractiveness and viability of the 
site, therefore undermining further investment.    

 
2.107 A number of reps were received to issues 45 of the Issues and 

Options Paper concerning Sywell Aerodrome. The Chamber of 
Commerce and the Managing Director of Sywell Aerodrome 
consider that the site needs continual protection either in the 
form of retaining Saved Policy SY1 or through a new modified 
policy.  

 
2.108 It is therefore in the interest of the local authority to manage and 

enhance Sywell Aerodrome, due to its special nature and in 
order to support a prosperous rural economy in the borough. 
The NPPF and Policy 25 of the JCS offer a level of protection to 
the site, however due to its special nature and aviation use, a 
site specific policy that is in line with the aforementioned is 
recommended.  

 
Finedon Sidings  

 
2.109 Finedon Sidings is one of the oldest industrial estates in the 

borough and the smallest. It is an isolated pocket of 
development located in the open countryside.  
 

2.110 Appendix 2 includes a site assessment for Finedon Sidings 
which broadly reviews the site in term of its appropriateness, 
attractiveness and sufficiency to meet business needs in the 
borough.  
 

2.111 The estate is reasonably occupied and has only had three 
permissions over the last five years, one of which was for lawful 
use. The majority of units are in B2 uses, followed by B8. There 
are no B1 uses on site.  
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2.112 The site is not particularly well located for further development 
being in an isolated rural location. The site also has restricted 
access due to low bridge and would not be suitable for increased 
traffic or HGV’s due to a single track road into the site. Therefore 
any major new development would not be sustainable. Limited 
development, however, in order to support the existing business 
would be.  

 
2.113 The site was previously protected by policy LH1 of the Saved 

Local Plan. This policy was particularly prescriptive and as such 
is not NPPF compliant. It is considered that due to Finedon 
Sidings location and form expansion would not be as sustainable 
as within the other industrial estates of the borough. However, 
development of an appropriate scale to support the rural 
economy would be acceptable. Therefore policy 25 of the JCS 
adequately supports Finedon Sidings without the need to have a 
site specific policy in the PBW.  

 
Capacity of existing employment areas 
 

2.114 The Valuation Office Agency (VOA) publishes statistics11 that 
help to understand the amount of business floorspace in 
Wellingborough, through analysis of properties liable for 
business rates. The information is only available for the period 
up to 2012.  
 

2.115 Table 2.2 is derived from the VOA statistics. It shows that 
Wellingborough had 145,000m2 and 1,063,000 m2 of office and 
industrial floorspace respectively in 2012. In total, the amount of 
floorspace for all B uses was 1,213,000m2. 

 
Table 2.2: B class employment floorspace (000m2) 2003 to 2012 
 

 ‘03 ‘04 ‘05 ‘06 ‘07 ‘08 ‘09 ‘10 ‘11 ‘12 

B1 127 129 149 148 147 146 146 143 145 145 

B2/B8 1,047 1,038 1,023 1,026 1,074 1,115 1,131 1,080 1,068 1,068 

Total 1,174 1,167 1,172 1,174 1,221 1,261 1,277 1,223 1,213 1,213 
 

2.116 In terms of office space, Wellingborough was second to 
Kettering (198,000m2) in 2012. Corby was third at 131,000m2 
and East Northamptonshire fourth at 103,000m2. Northampton, a 
higher order centre, had 521,000m2, which confirms its 
dominance in the region. For industrial, Wellingborough was 
second to Corby (1,352,000m2), followed by Kettering (922m2) 
and then East Northamptonshire (827m2). Northampton had 
2,310,000m2 while Daventry had 1,495,000m2. 

                                            
11

 Business floorspace stats  - https://www.gov.uk/government/statistics/business-floorspace-experimental-statistics 

https://www.gov.uk/government/statistics/business-floorspace-experimental-statistics
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Figure 2.5: B class floor space (000m2) from 2003 to 2012 
 
 
 

2.117 Figure 2.4 above shows the trend for the overall supply of office 
and industrial floorspace for the period 2003-2012. 
 

2.118 The total office floorspace has generally remained constant from 
2005, having increased by 15% between 2004 and 2005. The 
industrial space increased towards the peak of the economic 
boom only to revert to historical levels thereafter.   
 
Demand and supply of employment floor space in 
Wellingborough 
 

2.119 In the industrial market, the commercial property report by 
Aspinall Verdi finds that smaller workshop units between 1,001 
and 5,000 sqft saw the highest take up levels between May 2009 
and May 2015, accounting for approximately 46% of the 200 
transactions involving industrial units. This might be attributed to 
an increase in start-ups over recent years. During the same 
period, there were also 8 transactions for warehouses over 
100,001 sqft. Overall, the highest demand for industrial premises 
was concentrated at Leyland Trading Estate, which accounted 
for 20% of the total transactions in the borough. 

 
2.120 In terms of the trend, 2010 saw a 266% increase in transactions 

compared to 2009, but this gradually fell between 2010 and 
2012 before significantly rising again in 2013.  The drop in 
transactions after 2013 could be attributed to the unavailability of 
appropriate space (there are only 43 units on the market as at 
May 2015, most under 5,000 sqft). The occupiers now appear to 
be seeking Grade A units.  

 
2.121 In the office market, much of the demand between 2009 and 

2015 has been for units below 1,000 sqft, although the 1,000 – 
5,000 sqft size category enjoyed relative take-up levels. Demand 
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for smaller office units might be attributed to the growth of Small 
and Medium Enterprises (SMEs).  

 
2.122 The majority of the transactions were for units in Park Farm 

Industrial Estate which has a good range of smaller offices. The 
number of transactions increased from 2010 to 2014 by 37%. 
The trend is expected to grow into the future as the economy 
continues to recover. As at May 2015, there was a reasonable 
supply of smaller sized offices to meet this demand. However, 
there is limited supply for the units above 5,000 sqft and limited 
supply of Grade A space. The average rents of £10.70 sqft for 
offices make the viability of office development very challenging.  

 
2.123 There is now only one managed workspace in Wellingborough, 

the Scott Barder Innovation Centre in Wollaston after the 
Innovation Centre at Tresham College closed in 2013. It is 
expected there will be growing demand for managed 
workspaces as the number of SMEs and start-ups increases.         

 
2.124 Between May 2014 and May 2015, the council received a 

number of enquiries for their own commercial premises. The 
enquiries for industrial properties have increased in the last six 
months reflecting continued improvement in the economy which 
will induce higher demand for space. However, most activity is 
recorded in the B2/ B8 categories, with few enquiries recorded 
for offices.      

 
2.125 In respect of the development pipeline, there has been limited 

number of applications and completions for B class uses over 
recent years. This is dealt with in Chapter 4. However, there is a 
large number of committed developments where floor space has 
not been developed. This could be due to funding issues, stalled 
schemes and uncertainty in the market.      

 
Future requirements/commercial prospects 

 
2.126 In terms of the future market drivers for industrial property in the 

borough, the report uses the market assessment and 
observations on  funding and viability issues affecting the 
property market to conclude the following about Wellingborough: 
 

 It is unlikely to become an established office location due 
to limited demand and development viability issues (low 
rents and yields) 

 The current office stock will meet the business needs – 
these are mostly Grade B with affordable rent    

 The high demand for small units suggests it might be 
appropriate to bring forward a new managed 
workspace/incubation centre for start-ups and SMEs.   
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 B2/B8 market is the key driver for the borough given its 
strategic access and established locations for 
manufacturing and distribution 
     

Commercial Property – Business Requirements  
 

2.127 The PPG states when undertaking assessments of future need 
and land availability, local planning authorities should 
understand business needs to establish their current and 
potential future requirements. 
  

2.128 In the summer of 2014 the council undertook a postal and e-mail 
business survey to gather market intelligence on local business 
needs. The sample comprised all the businesses on the council 
database.  

 
2.129 The e-mail survey was sent to 1,285 businesses while around 50 

letters were sent to businesses without email contacts. The 
council received 85 responses, representing a response rate of 
6%. Relevant to the ELR, 21 (25%) of respondents were in the 
manufacturing business, 10 (12%) in Financial & Professional 
Services and six (7%) in the transportation and storage sector. 
The response rate is too low to generalise across the business 
sectors. As such, the results should be interpreted as reflecting 
individual businesses rather than business sectors.   

 
Key findings  
 
About the business  

 
2.130 Of the 85 respondents, 29 (34%) had been trading in 

Wellingborough for over 20 years and 25 (29%) between 1-5 
years. Only one respondent had been trading for less than a 
year, whilst the remainder had been trading between 6 and 20 
years. 
 

2.131 Three quarters (76%) of respondents have Wellingborough as 
their only site, 11 (13%) with national/ regional or divisional 
headquarters and 9 (11%) with branch/ subsidiary/ division 
within Wellingborough. There were no respondents with 
branches/ divisions outside the UK.  

 
2.132 In terms of site ownership, 27(32%) owned their commercial 

premises; 32 (38%) were on lease and 6 (7%) part of their 
home. 19 (22%) rented on a licence agreement. Among the 
respondents, there was not much remaining lease years, with 21 
(64%) between 1-9 years and 9 (27%) less than a year 
remaining. Only 1(3%) had more than 100 years and 2 (60% 
between 20-49 years).  
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Employees and skills  

 
2.133 More than half (64%) of the companies employ less than 10 

employees, 13 (16%) between11-50 and 14 (17%) between 51-
250 employees. Only 2 (2%) employed between 251 and 1000. 
The businesses experienced stability and growth in terms of 
employment in the last three years, with 43 (51%) saying their 
numbers have grown while 35 (41%) say they have stayed the 
same. Only 7 (8%) recorded a decline.     
   

2.134 Figure 2.6 shows the percentage of the workforce living in 
Wellingborough of the businesses surveyed.  Fifty two percent of 
the businesses surveyed stated that more than 50% of their 
employees reside in Wellingborough.  

 
2.135 Quarter of the businesses surveyed stated that 25 – 50% of their 

employees reside in Wellingborough. A further quarter of the 
businesses surveyed stated that below 25% of their workforce 
resident in Wellingborough.  

 
Figure 2.6: Percentage of workforce living in Wellingborough  
 

 
 

2.136 The respondents also answered questions in respect of the 
proportion of professional or semi-skilled workforce. Thirty-seven 
percent of the respondents said they employed 75-100% 
professionals among their workforce. While 17% of respondents 
employed 50-75% professional workers and 30% of respondents 
employed less than 25% professional workers. Over 80% of the 
respondents said 50% of their workforce is semi-skilled. Only 
13% of respondents said their workforce comprised more than 
50% semi-skilled workers.    
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2.137 The skill gaps of employees identified by respondents included 

IT/software; communication skills, customer handling, strategic/ 
management and higher level professional/technical. Only a few 
highlighted computer literacy and foreign language skills as 
being an employee skill gap.  

 
2.138 Three quarters of the employers use jobcentre plus, adverts and 

agencies to recruit staff, with 44% saying they combine these 
with other methods. 

 
2.139 On whether the businesses had plans to recruit apprentices, 

more than 60% said they do not intend to recruit any. 22% 
already employee apprentices and 15% plan to. This is positive 
for development and enhancement of skills in the borough. 

 
2.140 Businesses reported experiencing recruitment difficulties mainly 

in skilled trades; sales and customer services; managers; and 
technical roles.  However, 25% of business surveyed said they 
hadn’t experienced any difficulties while 22% had not recruited in 
the past two years. 

 
Business location 
 

2.141 Businesses were asked what they looked for most in a business 
location. Table 2.3 summarises the responses, ranking the 
factors according to their importance. 
 
Table 2.3: Factors influencing choice of business location 

 Essential  
Very 

Important  
Important  

Not 
important 

Cost of premises  52% 31% 13% 4% 

High quality 
building/facility 

21% 41% 29% 9% 

Good transport 
links 

24% 37% 20% 18% 

Fast access to 
motorway 

11% 13% 33% 43% 

Access to airport  3% 4% 14% 79% 

Proximity to 
customers 

26% 16% 22% 36% 

Proximity to 
suppliers  

7% 4% 23% 67% 

Skilled workforce  29% 23% 27% 21% 

Heavy goods 
access  

21% 14% 26% 39% 

Availability of  
parking 

29% 43% 23% 5% 

Yard/open space 
storage 

16% 20% 15% 49% 

Accommodating 
further growth 

17% 30% 35% 18% 
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2.142 Evidently, cost of premises, their quality, good transport links, 
and parking are essential or very important considerations while 
fast access to motorway and airport, proximity to suppliers and 
open storage are not so important factors.  
 

2.143 In respect of Wellingborough as a business location, 
respondents made the observations summarised in Table 2.4 
below.        

 
Table 2.4:  Ratings of Wellingborough as a business location  
 

 Excellent 
Very 
Good 

Good Average Poor 

Cost of premises 8% 30% 41% 20% 1% 

High quality 
buildings/facilities   

1% 9% 51% 31% 7% 

Transport links 6% 41% 38% 13% 2% 

Access to 
motorway  

7% 34% 39% 19% 1% 

Access to airport   5% 9% 27% 42% 17% 

Proximity to 
customers 

8% 21% 40% 22% 9% 

Proximity to 
suppliers 

6% 13% 42% 32% 7% 

Skilled workforce 7% 11% 36% 41% 5% 

Heavy goods 
access  

6% 21% 39% 21% 13% 

Availability of 
parking 

13% 27% 36% 15% 9% 

Yard/ open space 
storage 

4% 19% 36% 25% 16% 

Accommodating 
further growth 

8% 19% 30% 25% 18% 

 

2.144 From the table, Wellingborough is seen as a competitive location 
in cost terms with very good transport links and access to 
motorway. Availability of parking is also an important factor in 
favour of Wellingborough. However, the borough is average to 
good in terms of access to airport, proximity to suppliers and 
skilled workforce, so is the quality of buildings/facilities.       
    

2.145 Other factors were rated in terms of whether they caused 
problems or not. Table 2.5 summarises the responses. 

 
Table 2.5: Other issues about Wellingborough as a business 
location 
  

 
Not a 

problem 

Causes 
problem 

time to time  

Poses 
severe 

problem  

Premises 
management/maintenance   

64% 30% 6% 
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Crime/security 43% 53% 4% 

Public transport links 62% 34% 4% 

Noise 84% 13% 3% 

Litter 63% 32% 5% 

Broadband availability  42% 37% 21% 

Site ownership/tenure 82% 16% 2% 

 
2.146 The borough ranks very well in terms of maintenance of 

premises, management of noise and litter and site tenure 
security. Broadband availability and crime/security are clearly 
issues to more than 50% of the businesses surveyed in the 
borough.  

 
Future business growth prospects 
   

2.147 Businesses were asked about the prospects of growth in respect 
of their own market, size of workforce and turnover. Table 2.6 
shows that businesses surveyed have an optimistic view about 
their future. The majority think their business will either grow 
gradually or very strongly over the next five years.  
 
Table 2.6: Future growth prospects  
  

 
Very 
strong 
growth 

Gradual  
growth  

Stay 
the 
same   

Contract 
slowly  

Contract 
significa

ntly  

No 
plan 

Nature of 
market 

21% 45% 27% 6% 0% 1% 

Size of 
work 
force  

12% 43% 41% 2% 0% 1% 

Size of 
turnover 

22% 60% 11% 6% 0% 1% 

 
2.148 On whether the businesses had relocation plans, more than half 

(54%) said it was either quite unlikely or very unlikely. Twenty 
four percent said relocation was quite likely and 20% said very 
likely. Only 2% said relocation was certain or already planned.  
 

2.149 For those likely or certain to relocate, the main reason (30%) 
was due to a need for larger premises, followed by a need for 
more suitable premises (16%), to relocate to nicer area (11%) 
and to move nearer to customers/suppliers (8.43%). Other 
reasons cited included consolidating on a new site, price, 
moving into freehold, and to release the value of the site.  

 
2.150 Of those likely to move, about 42% said they would move to 

sites within the immediate vicinity or elsewhere in the borough. 
About 33% said they would remain in Northamptonshire, 3% to 
East Midlands and 8% to the rest of the UK.      
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3. Projecting the demand for employment land  
 

3.1 The NPPF requires local planning authorities to proactively 
identify need for land and floor space for economic development 
uses, including both the quantitative (number of units/ amount of 
floor space) 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.   
 

3.2 This section summarises the B class employment space 
requirements for the plan period up to 2031 as set out in the 
JCS. These figures were produced by the JPU to underpin work 
on the JCS. They will be subject to scrutiny through the 
examination of the JCS. The ELR takes the figures as given.   

 

Methodology for assessing development economic 
needs    

 
3.3 The PPG sets out the methodology for assessing economic 

development needs. The needs assessment should be based on 
relevant economic functional areas, which can be defined by 
considering many factors including travel to work areas, 
transport networks, extent of Local Enterprise Partnerships, 
flows of goods, services and information within the local 
economy and the relevant administrative areas.  

 
3.4 The local authorities should first assess the current situation in 

relation to economic uses, including an analysis of the rent 
pattern of employment land supply, data from market 
intelligence, market signals like changes in rental values, 
locational and premises requirements of particular businesses 
and identification of oversupply and evidence of market failure.     

 
3.5  To forecast the quantitative and qualitative need, local 

authorities should consider three methods: 
 

 Labour demand - sectoral and employment forecasts and 
projections 

 Labour supply techniques  - demographically derived 
assessments of future employment needs  

 Historic employment land take-up – based on past take up 
trends and/or future property market requirements 

 
3.6 The employment forecasts should be translated into land 

requirements having regard to four key relationships: 
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 Standard industrial classification sectors to use classes 

 Standard industrial classification sectors to type of property 

 Employment to floorspace (employment density); and 

 Floorspace to site area (plot ratio based on industry proxies).    
        

Minimum job targets for North Northamptonshire 
 

3.7 The Employment Background Papers (201212 & 201513) 
prepared by the JPU set out the approach to developing 
minimum job targets for Corby, East Northamptonshire, 
Kettering and Wellingborough as part of the evidence base for 
the JCS. The approach follows the guidance set out in the PPG.  
 

3.8 The minimum 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 3.1: Job creation targets for North Northamptonshire 
(2011-2031) 

 
 Minimum net job growth 

Corby 9,700 

East Northamptonshire 7,200 

Kettering 8,100 

Wellingborough  6,100 

North Northamptonshire 31,100 

 
3.9 The 2015 background paper suggests that in Wellingborough, 

3,965 jobs (65%) will be provided within the B class uses. The 
remainder of 2,135 (35%) relates to employment across ‘non B 
jobs’, including retail, leisure, professional and public services.     
 

3.10 The minimum target for Wellingborough provides twice as many 
jobs than workers/forecast growth in labour force to reduce 
reliance on out-commuting. This helps to curb high levels of out-
commuting from the area.     

 
3.11 These targets are minima and 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 3,965 
jobs is the one against which the quantity and quality of existing 
and committed employment sites will be reviewed in this ELR.   

 

                                            
12

 Employment background paper (2012) - http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1253  
13

 Pre- Submission Plan Employment Background Paper January 2015 -

http://www.nnjpu.org.uk/docs/Employment%20Background%20paper%20Jan%202015.pdf  

http://www.nnjpu.org.uk/publications/docdetail.asp?docid=1253
http://www.nnjpu.org.uk/docs/Employment%20Background%20paper%20Jan%202015.pdf
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3.12 The minimum target is not split into indicative sectoral targets in 
policy 23 of the JCS to allow for flexibility between different B 
class uses. Issue 31 of the Issues and Options document asked 
whether Part 2 of the local plan should set specific targets for 
different B use sectors against which employment land can be 
identified.  Whilst one respondent acknowledged that is good 
practice to provide these splits, all considered that it was not 
necessary in the case of Wellingborough because of the amount 
of committed sites and in the interest of flexibility.      

 
3.13 Flexibility to respond to market signals is a key requirement of 

the NPPF. The majority of employment land supply in the 
borough is committed and the indicative sectoral splits are 
identified in the master plans. Policy 23 of the JCS seeks to 
deliver the mix and scale of employment uses identified in the 
approved master plans with sufficient in-built flexibility provided 
for in policy 22 in respect of proposals for revised mix/scale. For 
this reason, and having regard to the supply of committed sites 
as identified in Chapter 4, it will not be necessary to set sectoral 
targets. The above notwithstanding, the local authority should 
provide sufficient buffer to allow for any unforeseen changes in 
mix.  

 
3.14 The quantitative estimates and sectoral splits should not be 

applied in a rigid or prescriptive manner because economic 
conditions prevailing at a certain point in time dictate the 
demand and supply conditions over the plan period. For 
monitoring purposes only, the local authority can use a proxy for 
the sectoral splits. One way would be to use the Background 
Employment Paper (2012)12 sectoral targets which were based 
on three different growth scenarios14 at district levels.  

 
3.15 The paper presented different growth scenarios for each B use 

sector. The B use employment targets have been updated in the 
2015 background paper to a total of 3,965 jobs, which is not too 
different from the 3,697 jobs from scenario (a) in 2012, the 
highest growth scenario among the three for Wellingborough. 
For demonstration purposes only, and to allow for the worst case 
scenario, the economic land supply will be measured against the 
highest sectoral targets from the three identified growth 
scenarios in 2012:  

 

 B1 – 2,698 jobs (scenario C) 

 B2 – 992 jobs (scenario A) 

 B8 – 1,786 jobs (scenario C). 

                                            
14

 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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3.16 Alternatively, indicative targets can be split in accordance with 

the targets used for transport modelling to demonstrate the 
delivery of the JCS. These are: 
 

 B1 – 1,120 jobs  

 B2 – 1,089 jobs 

 B8 - 1,850 jobs  
 

3.17 This is the split consulted on at the Issues and Options stage. It 
was based on a total figure of 4,059 jobs (67% of the overall job 
targets), but this has since changed to 3,965 jobs (65%) in the 
pre-submission JCS.   
 

Translating job targets into land requirements  
   

3.18 To determine development capacity of sites, the formula in the 
technical note15 developed by the Joint Planning Unit to translate 
job targets identified in the draft JCS into employment land 
requirements can be used. The note makes the following 
assumptions about job to floor space ratios for different types of 
B uses:   
 

 B1 (offices) – 1 job/18 square metre 

 B2 (manufacturing) – 1 job/35 square metres 

 B3(warehousing and distribution) – 1 job/88 square metres 
 

3.19 Using this formula, the estimated number of jobs are converted 
to gross floor space requirements which are in turn converted 
into land requirements, assuming a 40% plot ratio (i.e. 4000m2 
would occupy a 1 hectare site).  
 

3.20 This formula is applied to the indicative splits described above to 
facilitate monitoring and ensure that there is sufficient buffer for 
each sector. These are hypothetical scenarios. It is difficult to 
foresee any eventualities in terms of the future performance of 
the economy.   
 

3.21 Table 3.2 shows the floorspace and land requirements arising 
from the identified need using the highest growth scenarios.  

 
 
 

 

                                            
15

 Technical Note for translating job numbers into employment land requirements - 

http://www.nnjpu.org.uk/docs/Turning%20%20Employment%20Numbers%20into%20Land%20Quantities.pdf  

http://www.nnjpu.org.uk/docs/Turning%20%20Employment%20Numbers%20into%20Land%20Quantities.pdf
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Table 3.2: Floor space and land requirements based on highest 
growth scenarios  
 

 B1 B2  B8 Total 

Jobs (highest  growth 
scenarios) 

2,698 992 1,786 5,476 

Floor space 
requirements (sqm)

16
 

48,564 34,720 157,168 240,452 

Floor space 
requirements (ha)  

4.86 3.47 15.72 24.05 

Land requirements
17

 
(ha) 

12.14 8.68 39.29 60.11 

 
3.22 Table 3.3: Floor space and land requirements based on 

transport modelling splits 
  

 B1 B2  B8 Total 

Jobs (Transport 
modelling split) 

1,120 1,089 1,850 4,059 

Floor space 
requirements (sqm) 

20,160 38,115 162,800 221,075 

Floor space 
requirements (ha) 

2.02 3.81 16.28 22.11 

Land requirements (ha) 5.04 9.53 40.7 55.27 

 
3.23 The two scenarios show a need for approximately up to 60 

hectares of land for economic development for the period up to 
2031.     

 
3.24 The key output from economic needs assessment is an estimate 

of the scale of future economic needs, broken down by 
economic factors. This foregoing discussion sets out the targets 
set out in the JCS. It does not go into the detail of how these 
numbers were derived but makes references to the relevant 
source documents.  

 
3.25 The NPPF requires local authorities to identify and meet the 

need for future economic development. Chapter 4 identifies the 
existing and potential supply of employment land in the borough 
to meet the identified need.   

 
 
 
 
 

                                            
16

 Multiply jobs by  job to  floor space ratios above 
17

 Divide floorspace requirements (sqm) by 4,000  
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4. Employment Land Supply 
 

4.1 The  NPPF requires local planning authorities to identify and 
assess a future supply of land which is suitable, available and 
achievable for economic development uses over the plan period 
by:  
 

 Identifying sites broad locations with potential for 
development 

 Assessing their development potential 

 Assessing their suitability for development and the likelihood 
of development coming forward 

 
4.2 The PPG states that the assessments should not be constrained 

by the need for development. In other words, the assessment 
should identify all sites to provide an audit of available land.  
 

4.3 There are many sources from which this list can be drawn: 
 

 Existing and emerging allocations – Joint Core 
Strategy/Local Plan 

 Sites with planning permissions (unimplemented or under 
construction) as at 31 March 2014 

 Refused/withdrawn applications 

 Council owned land database 

 Public land records  

 Vacant/Derelict buildings 

 Additional opportunities - underutilised land/structures 

 Business requirements 

 Previous evidence base - Wellingborough Employment Land 
Review (ELR) (2006)  
 

4.4 This section assesses the existing and potential supply of land 
that could meet or bring forward new employment floor space to 
satisfy the identified need set out in Chapter 3.  

 

Stages for assessment of economic land 
availability  
 

4.5 The PPG sets out the guidance for assessing the existing and 
future supply of land and to establish its sufficiency and 
suitability to meet employment needs as required by the NPPF. 
Table 4.1 depicts the five stages.   
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Table 4.1: Stages for assessing economic land supply  
 
Stage Name Detail  

1 
Site/broad 
location 
identification 

Determine assessment area and site size; 
Desktop review of existing information; Call for 
sites/broad locations 

2 
Site/broad 
location 
assessment 

Estimate development potential; assess suitability; 
availability, including viability 

3 
Windfall 
assessment 

Determine economic development potential of 
windfall sites (where justified) 

4 

Assessment 
review 

Assessment of development need for economic 
development uses

18
; review assessment and 

prepare draft trajectory (enough sites/broad 
locations?

19
) 

5 
Final evidence 
base 

Evidence base & monitoring & inform development 
plan preparation 

 
4.6 For purposes of assessing the existing and potential 

employment land in this chapter, the sources are conveniently 
classified and the above methodology is applied to the extent 
that it is relevant to that category. The broad classifications are 
as follows: 
 

 Allocated and potential employment land  

 Opportunities from existing employment areas 

 Commercial development pipeline  
 

Allocated and potential employment land 
 

4.7 This category includes existing and emerging allocations, 
refused or withdrawn applications, sites from council owned 
database or public land records, those promoted by landowners 
and businesses, identified in previous employment land studies 
and undeveloped sites within established industrial areas.   

 
Stage 1: Site/ broad location identification 
 

4.8 To ensure that reasonable alternatives have been considered in 
developing the plan and that the identification of sites is 
reasonably comprehensive, a long list of sites has been 
compiled from a non-exhaustive list of sources identified above.  
 
 
 

                                            
18

 See Chapter 3 
19

 See Chapters 4 & 5. If no - repeat Stage 2. If yes - produce evidence base.  
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Site threshold 
 

4.9 In terms of the site threshold, the council identified sites in 
accordance with the guidance in the PPG which sets a minimum 
threshold for sites to be assessed at 0.25ha (or 500m2 of floor 
space) and above. However, it also states that local authorities 
can consider alternative site size thresholds where appropriate.       
 

4.10 The Background Paper on Strategic Employment Sites assesses 
sites above 5ha in order to establish a portfolio of sites sufficient 
to deliver the spatial vision of the JCS. Therefore, this ELR will 
assess sites between 0.25ha and 5ha.   

 
4.11 Notwithstanding the set minimum threshold, there will be other 

windfall sites below it (including commitments) which are 
essential to the delivery of the plan but not allocated in a Local 
Plan.  

 
Determining development potential 

 
4.12 The PPG sets out that development potential should be guided 

by the existing or emerging plan policy including locally 
determined policies on density. It states that where policy does 
not provide a sufficient basis, judgements can be made on the 
basis of existing development schemes, adjusted for any site 
characteristics and physical constraints, for example, floor space 
densities for certain industries.    
 

4.13 Floor area data can also be provided by site promoters through 
planning applications. Alternatively, the technical note for 
translating job numbers into employment requirements 
discussed in Chapter 3 can be used where there is no 
information.    

 
Potential sites – the long list 

 
4.14 The long list is included in the schedule of sites at Appendix 3. 

The schedule identifies the site, the source from which the site 
was drawn, the potential capacity of the site by sector (B1/2/8) or 
mixed use converted to gross hectares.   
 

4.15 The list incorporates sites promoted in response to the call for 
sites through issues 33, 36, 47 and 49 of the Issues and Options 
document, in addition to sites from other sources. These sites 
include: Land adjacent A/45 & Wilby roundabout; 
Wellingborough Garden Centre; Land West of Park Farm Way; 
Land at Northampton Road, Earls Barton; Sywell Grange Farm; 
Land north of Finedon Industrial Estate; and Land west of 
Station Road, Earls Barton.  



 

Borough Council of Wellingborough  Employment Land Review

 

Draft October 2015  51 

 

 
4.16 The sites in the long list are not allocated unique reference 

numbers. Reference numbers are allocated to sites short listed 
for assessment after the initial sieve stage.   

 
4.17 An initial sieve is undertaken to establish whether the sites in the 

long list should be subject to further detailed consideration. The 
main considerations for discounting sites from further 
assessment were: 
 

 Sites already assessed by the JPU as a strategic site as part 
of the draft JCS. 

 The sites with planning permission and under construction 

 Sites below the minimum site size threshold 
 

4.18 Sites discounted at this stage are highlighted in red in the left 
hand column of Appendix 3. The last column gives a brief 
explanation as to why further assessment is considered 
unnecessary. Sites with planning permission denoted green, not 
of a strategic nature and above 0.25ha are carried forward to be 
assessed for availability and achievability.  Other sites to be 
included in the short list of potential sites are colour coded 
yellow.  
 
Potential sites – the short list 
 

4.19 All potential sites to be assessed further are subjected to more 
rigorous assessment, including site visits, consultations with land 
owners to confirm that land which was allocated is still available, 
technical studies and analysis by the council and key 
stakeholders. The short list is included at Appendix 4 and 
mapped at Appendix 5.   

 
4.20 The sites on the short list are allocated unique reference 

numbers prefixed ‘EM’ for ease of identification.  
 

Stage 2 - Site/ broad location assessment 
 
4.21 The sites on the short list are assessed for their deliverability 

over the plan period. Deliverability means their suitability, 
availability and achievability. Table 4.2 summarises the 
deliverability criteria set out in the PPG.  
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Table 4.2: Site deliverability criteria 
 

Stage Criteria Considerations 

1 Suitability  

Compliance with development plan and national 
policy  

Meeting market industry requirements, 
appropriateness and market attractiveness    

Site constraints and potential to overcome them, 
including physical limitations; potential impacts; 
contribution to wider objectives and 
environmental/amenity impacts    

2 Availability ownership constraints  

3 Achievability 
Economic viability – reasonable prospect the 
land will be developed at a particular point in time  

 
4.22 The deliverability criteria is applied to the short listed sites as 

follows:   
 
(i) Suitability  
 

4.23 The sites are assessed for suitability against a range of 
sustainability criteria along the lines of the guidance on 
Sustainability Appraisals (SA). The sustainability assessment 
criteria and the methodology for applying them are included at 
Appendix 6A and 6B. The SA criteria considered relevant to 
employment are summarised in Table 4.3. 
 
Table 4.3 Sustainability criteria relevant to employment  
 
Criteria Sustainability 

topic 
Impact assessment  

Suitability 

Accessibility to 
services 

Access to public transport & convenience 
shopping 

Health/ 
recreation/ 
safety 

Impact on sports/recreational facilities 
and health & safety 

Community Impact on community facilities 

Liveability 
Impact on neighbouring land uses; of 
existing noise/odour, etc. 

Biodiversity 
Impact on bio-diversity & protected 
species 

Landscape 
Impact on visual landscape, form & 
character 

Cultural heritage 
Impact on cultural heritage, on 
archaeology 

Prudent use 
of natural 
resources 

Water Impact on water resources 

Natural hazard Impact on flood risk 

Soil and land 
Impact on agricultural land; is it 
previously developed impact on land 
stability; land contamination 

Minerals Impact on minerals stock 

Physical 
limitations 

Limitations 
Physical constraints, ease of utility 
provision, existing uses, vehicular access 
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4.24 The purpose of assessing each site against the sustainability 
criteria is to produce a consistent and comparable assessment 
which can be used to enable judgement to be made as to which 
sites ought to be included in the plan. Not all SA criteria are 
appropriate for site selection purposes, for example, design.  
These are clearly identified in red in Appendix 6.   

 
4.25 A ‘traffic light’ system was used to identify the severity of any 

constraints and indicate how well sites perform against 
sustainability criteria listed in the site assessment sheet. A 
comparator colour coding was used to compare the suitability of 
the sites against each criteria as follows: 

 
Table 4.4: Traffic light system for classifying constraints  

 
Assessment Definition 

 No constraints identified, development acceptable in 
principle or development would have a positive impact    

- Neutral impact or there may be constraints, but mitigation is 
possible     

 Significant constraints, although mitigation should be 
possible  

 Severe constraints where mitigation is unlikely to be possible 
and  & development is probably unacceptable     

 
4.26 The traffic light system is preferred as numerical scoring system 

implies that different indicators are directly comparable and that 
the scores can simply be added together and best options 
chosen on highest scores. Although this can be improved by 
weighting the criteria, this compounds the complications with the 
scoring system. Site assessments are not an exact science and 
it will not always be possible to apply objective tests. 

 
(ii) Availability 
 

4.27 The PPG states that for assessing viability, there should be 
reasonable confidence that, on the best information available, 
there are no legal or ownership problems with a particular site. 
This often means the land is controlled by a single developer or 
the land owner willing to sell.  

 
4.28 To determine availability, the council wrote to known site 

owners/ agents/ developers/ or anyone with an interest in the 
sites on the short list asking that they fill in a pro-forma with 
questions on deliverability, including ownership issues. A sample 
letter to the stakeholders and the pro-forma are included at 
Appendix 7. The responses to these letters informed the 
assessment of the site for availability. In addition, several issues 
in the Issues and Option documents sought views on the 
deliverability of the sites.   
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4.29 The council adapted the pro-forma from the document Viability 

Testing Local Plans20 by the Local Housing Delivery Group 
(LHDG), also known as the Harman Review. The document 
offers practical advice to local planning practitioners on 
developing viable Local Plans and is recommended by the 
Government.     

 
(iii) Achievability 

 
4.30 Assessing achievability is judging whether there is a reasonable 

prospect that a development will occur on the site at a particular 
point in time. It involves making judgments on the economic 
viability of a site and consideration of the delivery record of the 
developers or landowners promoting the sites and whether the 
planning background of the site shows history of unimplemented 
permissions. 
 

4.31 To determine achievability, the letter and pro-forma described 
above contained questions relevant to this criteria. In addition, 
several views on the achievability of the site were also sought 
through the consultation on Issues and Options.  
 

4.32 The North Northamptonshire Joint Core Strategy Pre-
Submission Plan Viability Study Update21  produced by BNP 
Paribas Real Estate on behalf of the North Northamptonshire 
Joint Planning Unit (NNJPU) makes broad conclusions about 
viability of commercial development in Wellingborough, having 
regard to the cumulative impact of the emerging draft JCS 
policies.  

 
4.33 The viability study suggests that viability of speculative B uses 

development in Wellingborough is challenging and the Council 
needs to apply policies which add costs very flexibly to allow the 
schemes to come forward. 

 
Commercial assessment of selected sites  
  

4.34 In order to provide a commercial view on the short listed sites, 
the council commissioned Aspinall Verdi to provide an 
assessment. The report provides a commercial assessment of 
selected employment sites focusing on their suitability and 
achievability from a market and business perspective.  

                                            
20

 Viability testing local plans - http://www.pas.gov.uk/c/document_library/get_file?uuid=4de88194-bc95-41f0-8a13-
4de28323c819&groupId=332612  
21

 Joint Core Strategy Pre-Submission Plan Viability Study Update  - 

http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026
Jan14.pdf  

http://www.pas.gov.uk/c/document_library/get_file?uuid=4de88194-bc95-41f0-8a13-4de28323c819&groupId=332612
http://www.pas.gov.uk/c/document_library/get_file?uuid=4de88194-bc95-41f0-8a13-4de28323c819&groupId=332612
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf
http://www.nnjpu.org.uk/docs/NNJPU%20Local%20Plan%20ViabilityTesting%20Update%20Report%20FINAL%2026Jan14.pdf


 

Borough Council of Wellingborough  Employment Land Review

 

Draft October 2015  55 

 

 
4.35 To form an opinion about deliverability from a commercial 

perspective, the consultant used the council’s assessment of 
sites in respect of location, frontage, neighbouring uses, 
infrastructure requirements, land assembly and market activity.  

 
4.36 The report makes pertinent recommendations in respect of the 

commercial prospects of the sites, for example:  
 

 Water Garden (EM 22) - provision of small business units to 
the rear of the site (improved signage would be required) 

 Alma Street/Cambridge Street (EM35) – some warehouses 
could be converted to provide managed workshops  

 South of Rixon Road/North of Finedon Road (EM32) – 
alternative employment use (e.g. crèche, A3 or a hotel)  

 Eastfield Road (EM26) – release western side for residential 
development 

 
4.37 The detailed consideration of all sites is contained in the report 

attached as Appendix 1. 
 
Outcome of the site assessments  

 
4.38 The site assessment matrix at Appendix 8 shows the outcome of 

the assessments. Appendix 9 contains assessments for 
individual sites.    
 

4.39 The majority of the sites on the short list are within or adjacent to 
existing industrial estates (e.g. Finedon Industrial Estate and 
Leyland Industrial Estate) or have employment uses already 
being undertaken on/adjacent to the sites (e.g. Water Garden). 
Given that the sites within these locations are already within 
established employment locations, the current allocations are 
considered appropriate.  
 

Opportunities from existing industrial 
estates/premises  
 

4.40 Existing employment areas are an important source of 
employment floorspace to meet the identified need. The 
opportunities come in the form of vacant floor space, 
underutilised sites/premises and opportunities for intensification.     
 
Vacant floorspace 

 
4.41 Vacant floorspace refers to vacant premises which are marketed 

as available. The commercial property market review identifies in 
detail the current availability of industrial premises. Table 4.5 
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summarises the report’s analysis of vacant floorspace identified 
at existing employment areas/ premises as at May 2015. 

 
Table 4.5: Wellingborough industrial supply (vacant floorspace) - 
May 2015  
 

Use 
No. of 
units 

Sqft Sqm Ha 

B1 20 152,832 14,199 1,42 

B2/B8 43 776,085 72,100 7.21 

Total 63 928,917 86,299 8.63 

 
4.42 As at May 2015, there was a total availability of 776,085 sqft 

(72,100 sqm) across 43 B2 and B8 units, all of them second-
hand Grade B. The greatest supply of units was within the 1,001 
to 5,000 (21 units), followed by 9 units of under 1,000 sqft while 
larger units above 50,000 sqft were limited, with only 3 units 
available.   
    

4.43 In the same period, there was a total of 152,832 sqft of office 
space across 20 units. The greatest supply was for those under 
1,000 sqft (10 units), followed by 5 units sized between 1,001 
and 5,000 sqft. Large offices were in limited supply.   

 
4.44 There is no data on the overall B use floorspace availability in 

2015. Against a base stock of 145,000 sqm of office floorspace 
as at 2012, the current availability of office space as at May 
2015 translates to a vacancy rate of 9.79%. Allowing for net 
losses in office space between 2011 and 2012, the vacancy rate 
is 10.5%. Similarly, against 1,068,000 sqm of B2/ B8 floorspace 
as at 2012, the vacancy rate is 6.75%, or 6342% allowing for 
gains in floorspace since 2011.  
 

4.45 The supply of office and industrial floorspace as at May 2015 
represents efficient frictional vacancy rates which allow for a 
reasonable degree of churn in the market.  
 
Commercial development pipeline  
 

4.46 The development pipeline comprises schemes with outstanding 
planning permissions and completed schemes. These schemes 
make an important contribution towards meeting the identified 
need.  
  

4.47 The council monitors and publishes an Authorities’ Monitoring 
Report (AMR)22 every year to monitor the extent to which the 

                                            
22

 Annual Monitoring Reports  - 

http://www.wellingborough.gov.uk/info/1004/planning_policy/1167/annual_monitoring_report  

http://www.wellingborough.gov.uk/info/1004/planning_policy/1167/annual_monitoring_report
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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 

 
4.48 Table 4.6 shows the net gains/losses of employment floorspace 

between April 2011 and April 2015. 
 

Table 4.6: Total employment floorspace net gains/ losses (sqm 
and ha) - 2011 to 201523 
 

Use Gains 
Loss due to 

change of use or 
redevelopment  

Net 
gain/loss 

(Sqm) 

Net 
gain/loss 

(Ha) 

B1 2921 12,808 -9887 -0.99 

B2 19,940 7143 12,797 1.28 

B8 21,241 13,591 7650 0.76 

Total  44,102 33,542 10,506 1.05 

 
4.49 The borough received a net gain of 20,447sqm of B2 and B8 

floor space over the four year period. However, there was a net 
loss of B1 office space of 9887sqm. This significant loss was 
mainly to residential due to temporary permitted changes from 
B1 to C3 use. This temporary permission is due to expire in 
2016. Appendix 10 is a schedule of completed office losses to 
residential accommodation. There are also applications that 
have been committed but are not yet completed which will 
involve a further loss of office space to residential (e.g. Oxford 
house), commitments are not shown in the table. This means 
that over all there was a total net gain of 10,506sqm across the 
borough over the four year period.  
   
Outstanding commitments 
 

4.50 There are also 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 as at 31 
March 2015 in Appendix 11. Table 4.7 shows total employment 
floor space to be delivered from outstanding commitments.   
 

4.51 Table 4.7: Outstanding net-commitments (sqm and ha) – 31 
March 2015.   

 
 

                                            
23

 The base period of 2011 coincides with the plan period under review 
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Use Sqm (floor space) Ha (floor space)  

B1 152,725 15.27 

B2 25,792 2.58 

B8 69,026 6.9 

Mixed use (B1/2/8) 247,290 24.73 

Total floorspace 494,833 49.48 

   

Total site area as recorded on applications   132.81 

 
4.52  There is approximately 494,833sqm (49 hectares) of committed 

employment floor space across the borough. This floor space 
sits on approximately 133 hectares of land, as recorded on the 
planning application forms and in approved master plans.   
 

4.53 There have been some applications since the collation and 
analysis of the original data, one of which effects development at 
WEAST, subject to a decision on the applications this may affect 
the total floorspace from commitments. The data will be 
reviewed and updated following the councils next monitoring 
year and prior to pre-submission.  
 
Deliverability of commercial pipeline  
 

4.54 The existing commitments should also be assessed for 
deliverability using the assessment methodology discussed 
above.  
 

4.55 The PPG states that sites with planning permission will generally 
be considered suitable for development provided circumstances 
have not changed which may require that a site is reassessed 
for suitability. It is considered that there are no known 
circumstances that justify an assessment for suitability.  

 
4.56 In terms of availability and achievability however, PPG provides 

that the existence of planning permission does not necessarily 
mean the site is available. Assessing achievability is a matter of 
judgement based on viability, delivery record of the developers 
and whether the sites have a history of unimplemented 
permissions.   

 
4.57 Issue 32 of the Issues and Options document sought views on 

the deliverability of the existing non-strategic commitments. 
None of the respondents identified constraints affecting 
deliverability of the sites. As for the strategic sites, these 
underpin the JCS. The evidence supporting deliverability 
including viability and achievability of the sites will be examined 
as part of the JCS process.  
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Core outputs of the economic land assessment 
 

4.58 This section provides a summary of the results from the previous 
sections of chapter 4.   

 
4.59 Table 4.8 summarises the existing and potential land supply in 

the borough which will meet the identified need. 
 

Table 4.8: Existing supply of employment floor space (sqm and 
ha) 

 
Type of 
development 

Use Floorspace 
(sqm) 

Floorspace 
(ha) 

Opportunities 
from existing 
employment 
areas 
(vacancies) 

B1 14,199 1.42 

Mixed (B1/2/8) 72,100 7.21 

Total (a) 86,299 8.63 

Net 
gains/loses  

B1 -9887 -0.99 

B2 12,797 1.28 

B8 7650 0.76 

Mixed (B1/2/8) 0 0 

Total (b) 10,506 1.05 

Outstanding  
commitments 

B1 152,725 15.27 

B2 25,792 2.58 

B8 69,026 6.9 

Mixed (B1/2/8) 247,290 24.73 

Total (c) 494,833 49.48 

Total floor 
space  

B1 157,037 15.7 

B2 38,589 3.86 

B8 76,676 7.66 

Mixed (B1/2/8) 319,390 31.94 

 (a + b + c) 591,638 59.16 

 
4.60 The total supply of floor space from existing vacancies, 

completed schemes and outstanding commitments is 
591,638sqm or 59.16 hectares.  
 

4.61 In addition to the existing supply, potential site allocations from 
assessed schemes have additional capacity of 23.79 gross 
hectares as shown in Table 4.9.       

 
Table 4.9: Potential land supply from potential site allocations 
(ha) 

   
 B1 B2 B8 Mixed 

(B1/2/8) 
Total 

Potential supply 
(ha) 

7.55 0 0.14 16.1 23.79 
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5. Meeting employment needs  
 

5.1 The preceding chapters address the demand and supply of 
employment land in the borough. This section assesses the 
suitability and sufficiency of the existing portfolio of land to meet 
the identified need for the period up to 2031.    
 
Quantitative balance 

 
5.2 The purpose of the analysis is to ensure the borough has 

sufficient land to cater for demand arising from different sectors.  
 

5.3 The findings in relation to demand and supply of employment 
land as set out in chapters 3 and 4 are summarised in Tables 
5.1 and 5.2 below. The indicative splits based on highest growth 
and transport modelling scenarios are used for demonstration 
purposes only. The council will not be prescriptive in terms of 
sectoral split in order to retain flexibility.     
 
Table 5.1: Demand and supply of existing floor space (sqm and 
ha) from existing sites based on highest growth scenarios   

   
 B1 B2 B8 Mixed 

(B1/2/8) 
Total 

Floorspace 
Requirement (sqm)    

48,564 34,720 157,168 0 240,452 

Floorspace supply 
(sqm)    

157,037 38,589 76,676 319,390 591,638 

Surplus/Deficit 108,473 3,869 -80,492 319,390 351,186 

Floorspace 
requirement (ha) 

4.86 3.47 15.72 0 24.05 

Floorspace supply 
(ha) 

15.7 3.86 7.66 31.94 59.16 

Surplus/Deficit 10.85 0.39 -8.05 31.94 35.12 

 
5.4 Table 5.2: Demand and supply of floor space (sqm and ha) from 

existing sites based on transport modelling scenario.   
 

 B1 B2  B8 
Mixed 

(B1/2/8) 
Total 

Floorspace 
requirement (sqm)    

20,160 38,115 162,800 0 221,075 

Floorspace supply 
(sqm)    

157,037 38,589 76,676 319,390 591,638 

Surplus/Deficit 136,877 474 -86,124 319,390 370,563 

Floorspace 
requirement (ha) 

2.02 3.81 16.28 0 22.11 

Floorspace supply 
(ha) 

15.7 3.86 7.66 31.94 59.16 

Surplus/Deficit 13.69 0.05 -8.61 31.94 37.06 
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5.5 Tables 5.1 and 5.2 demonstrate that the borough has more than 
double the amount of floor space from current vacancies, 
outstanding commitments and completed floor space than is 
required for the plan period up to 2031. There appears to be a 
small deficiency in terms of B8 uses however this is most likely 
not the case as developers prefer to be less prescriptive in their 
planning applications, preferring to receive consent for mixed 
uses instead. The mixed use column shows there is 319,390sqm 
of potential B8 floorspace.  This is a flexible approach which 
better responds to changing business needs and market 
requirements.            
 

5.6 The demand and supply analysis can also be presented in terms 
of the gross land requirements (which include parking and 
turning areas). The outstanding commitments alone provide for a 
combined gross site area of 132 hectares (as recorded on 
planning applications), compared to the land requirement of 
between 55 and 60 hectares for the plan period. Tables 5.3 and 
5.4 show a surplus of 72ha and 77ha of land against a 
requirement based on the highest growth and transport 
modelling scenarios respectively.  

 
Table 5.3: Demand and supply of land (ha) from outstanding 
commitments based on highest growth scenarios   

   

 Total 

Land requirement (ha) 60.11 

Land supply (ha) 132.00 

Surplus/Deficit 71.89 

 
Table 5.4: Demand and supply of land (ha) from outstanding 
commitments based on transport modelling scenario   
 

 Total 

Land requirement (ha) 55.27 

Land supply (ha) 132.00 

Surplus/Deficit 76.73 

 
5.7 Without allocating any potential sites, the above analysis shows 

the borough has sufficient land in quantitative terms to meet 
demand arising for industrial (B1/B2/B8) land over the plan 
period. This is supply from the commercial development pipeline 
comprising outstanding commitments and completed schemes 
and opportunities arising from existing industrial areas including 
vacancies. The margin of the surplus is so significant as to 
cushion against any losses that may occur in the future.   
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Sensitivity analysis 
 
5.8 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 applications for schemes with 
planning permission come in, specialist developments on some 
sites and any lapse rates or future losses to other uses. 
 

5.9 As demonstrated above, the existing site portfolio is significant 
and capable of absorbing unforeseen demand surges in the 
short, long and medium term.  
 
Qualitative factors 
 

5.10 The deliverability of the committed strategic sites is subject to 
examination in respect of the JCS. The developers will present 
detailed evidence demonstrating deliverability of the sites. This 
section will be updated as appropriate.  
 

5.11 In terms of established industrial estate, they enjoy health 
occupancy levels (all above 95%, except Denington with 85%). 
Park Farm Industrial Estate and Victoria Business Park are fairly 
modern while the other industrial estates comprise old stock, 
some of which might require refurbishment/redevelopment.       
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6. Conclusions and Policy Recommendations 
 

6.1 The NPPF calls for 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.  

 
6.2 This section addresses how this can be done in respect of the 

different commercial sectors. 
 
Offices (B1) 
 

6.3 The commercial property market review by Aspinall Verdi makes 
important observations about the demand and supply of office 
space in Wellingborough:  
 

 Low rate of office floor space completions  - only 2,921m2 
between 1st April 2011 and 31st March 2015 compared to a 
net gain of minus 9,887 m2 in the same period, attributed to 
the temporary permitted change of use from offices (B1a) to 
residential (C3) -    

 Limited enquiries for offices between January 2013 and 
March 2015, even though Wellingborough’s office market 
was highest in the sub-region  

 Local agents’ view that demand for offices in Wellingborough 
is very limited 

 There is little A-grade office stock in the borough - majority of 
office space is B-grade stock - most transactions between 
2008 and 2015 were for small sized offices (up to 5,000 
square feet). Limited availability of Grade A stock in the M1 
corridor might lead to increased demand which 
Wellingborough could benefit from.  

 Low average rental values of around £10.70 which present 
viability challenges for new office development (these have 
to rise to around £19/sqft) to encourage new and modern 
stock – increased demand for office space might increase 
rents as demand outstrips supply. B1 occupiers paid the 
highest rents in Wellingborough.   

 Growing demand for units in managed workspace centres as 
number of SMEs and start-ups increase 
 

6.4 The absence of Grade A office stock in the borough is 
acknowledged. However, there are issues regarding viability 
around this sector which means such developments will not 
come forward unless rental values, for instance, rise to a certain 
level to attract investment. The opportunities available are 
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restricted to initiatives to modernise existing stock to create 
raised floors and suspended ceilings, subject to viability.  
 

6.5 The above notwithstanding, the borough stands to benefit from 
investors looking for prime office space around the M1 corridor 
which has increasingly become scarce in recent past. As such, it 
needs to position itself to capitalise on such opportunities should 
they arise.  

 
6.6 Further, the proposed growth at the urban extensions; the 

redevelopment of the railway station and electrification of the 
mainline railway present opportunities for growth in this sector.  
This means the sites allocated for office use in the approved 
master plans of the urban extensions and strategic sites should 
be safeguarded, as a first priority, and only released where it is 
sufficiently demonstrated that there is no reasonable prospect 
that they will come forward. Policy 23 of the JCS provides the 
policy framework for achieving this objective.  

 
6.7 The loss of office floor space especially to residential through 

permitted development rights has been a feature in this sector. It 
is not clear from the Government what the future of the 
temporary development rights is. The commercial report 
suggests the market for offices in the borough has been high. It 
is important that the council put in place policy mechanisms to 
ensure that existing offices are only lost where the applicants 
can demonstrate that there is no reasonable prospects of the 
sites continuing in that use.     

 
6.8 The ELR demonstrates that the council has sufficient portfolio of 

committed floor space for B1 uses. There is therefore no 
requirement to allocate more sites.  Should the demand for 
managed workspaces be established, this would be met from 
the existing portfolio of sites. There is no tangible evidence to 
suggest this requires a specific allocation.     

 
Office (B1) Recommendations: 

 
6.9 In view of the above, the council will: 

 
(a) introduce policies in Part 2 of the Plan to resist further loss of 

B1 office land to other non-B uses, especially small and 
medium sized units through use of a criteria based policy, as 
an example.  

(b) Through policies 22 and 23 of the JCS, safeguard against 
loss of committed sites earmarked for new modern A-grade 
office space like those around the Station Island it can 
respond as appropriate should such developments become 
viable in the future 
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(c) Not allocate any further sites for new office development  - 
mixed use sites in the town centre will be dealt with under 
the town centre section 

 
Industrial (B2 and 8) 

 
6.10 The report also makes pertinent observations about the 

industrial market in Wellingborough: 
 

 Active B2 industrial market with good demand for small to 
medium units (1,001 and 5,000 sqft) but the supply of 
appropriate and modern space is decreasing 

 There is a limited supply of units above 5,000 sqft. 

 The borough has also experienced good take-up of 
warehouses   

 All the units available are second-hand Grade B2 and B8 - 
occupiers in Wellingborough can expect to pay the highest 
rents – new Grade A is likely to experience high take up 
levels   

 Agents consider there is likely to be demand for new stock, 
particularly at the smaller end of the market.  

 There has been low development activity in the borough in 
the last three years and planning permissions remained 
unimplemented 

 Established industrial area which requires more investment 
to bring the current stock to modern standards   

 
6.11 It is clear that there is a growing demand for small to medium 

industrial floor space in the borough. This is consistent with the 
post-recession period   which has seen the growth of many small 
and medium enterprises (SMEs). The council should aim, 
through a policy approach, to manage this sector to ensure 
these units are not lost to other uses. 
   

6.12 There may be opportunities to upgrade these units to modern 
standards but this will depend on many factors including viability. 
Should the demand for Grade A stock arise, the committed sites 
have sufficient capacity and flexibility to absorb the demand.  

 
Industrial (B2 and 8) Recommendations    
 

6.13 Based on the above, the council should consider: 
  

 Not allocating  more land for industrial uses 

 Encouraging inward investment to attract development, 
refurbish/redevelop existing stock and to unlock consented 
schemes   
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 Safeguarding committed sites to retain the borough’s 
flexibility in meeting  sectoral demands  

 Pro-actively managing the existing consents through the 
development management process  

 
Potential employment site allocations  

 
6.14 The report by Aspinall Verdi makes a commercial overview of 

the employment sites (in addition to the suitability and availability 
assessments undertaken by the council at Chapter 4) and 
recommends that the council releases for alternative uses parts 
or all of the following sites: 
 

 EM26 (Eastfield Road) – conflict of land use with 
residential and access issues   

 EM32 (South of Rixon Road/North of Finedon) – conflict 
of land use with residential. The eastern side of the site 
could be developed for alternative uses.  
 

6.15 Further, it states that the majority of the sites on the short list 
(EM19, 2, 27, 28, 29, 30 and 31) are within or adjacent to 
existing industrial estates (e.g. Finedon Road Industrial Estate) 
or have employment uses already being undertaken on/adjacent 
to the sites (e.g. EM 22 and EM43). Given that the sites within 
these locations are already within established employment 
locations, it recommends that their retention is appropriate.  
  

6.16 In respect of town centre sites, i.e. High Street/Jackson’s Lane, 
Alma Street/Cambridge Street North and Market Square (EM23, 
24, 34, and 35) the report suggests they may only be viable as 
part of a mixed use scheme given the low rental levels. They 
could be used for B1 or as managed workspace. The council 
has commissioned a Town Centre and Retail Study which will 
address the vitality and viability of the town centre and assess 
the retail floor space requirements. It will assess the suitability of 
the town centre sites for retail development. The council will use 
the outcomes of this ELR and the Retail and Town Centre Study 
to inform the future use of the sites.      

 
6.17 EM42 – the Abattoir is currently vacant and previously 

developed. Aspinall Verdi considered that surrounding road 
improvements as a result of the Weast development may mean 
that this site could be viable for employment, however the 
access is poor. There is currently a planning application awaiting 
decision on the site. Following the decision the site can then be 
properly allocated or de-allocated.   
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Rural development – Sywell Aerodrome  
 
6.18 Rural employment is important in supporting a prosperous and 

sustainable rural economy. The report highlights that there are a 
large number of employment units dotted throughout the 
borough outside of the established urban industrial estates. 
Some of this rural employment is also concentrated within rural 
industrial estates. The report considered in particular the 
sustainability of Sywell Aerodrome and Finedon Sidings, the 
boroughs two rural industrial estates outside of neighbourhood 
plan areas.  
 

6.19 The outcome of the assessments showed that Sywell 
Aerodrome was the largest rural industrial area, in good 
occupancy, with a special mix of high end jobs including in 
aviation, engineering and design, and that for this reason, along 
with the tourism the site brings to the area, meant the site was 
significant locally and strategically. The site also has constraints 
in terms of road capacity and being located in such close 
proximity to Sywell.  

 
Sywell Aerodrome Recommendations  

 
6.20 For these reasons it is recommended that Sywell Aerodrome 

have a site specific policy to ensure appropriate development is 
directed in the most appropriate location, and to limit 
inappropriate development.  The site specific policy must be in 
line with the NPPF and policy 25 of the JCS. It is recommended 
that the policy protect the site for aviation and employment uses, 
and that other uses such as housing be made unacceptable, in 
order to retain the attractiveness and viability for the site for 
further investment.  However, ancillary uses to serve the site will 
help increase its attractiveness and sustainability.  

 
Rural Development – Finedon Sidings 
 

6.21 The outcome of the assessments showed that Finedon Sidings 
is one of the smallest and oldest industrial estates in the 
borough. It also showed that Finedon Sidings is quite 
constrained due to its location, being isolated in the countryside 
with single track road access to the site and a low bridge 
restraining vehicle height at one of the entrances. The site is 
further constrained by the railway line to the west and river Ise 
flood pain to the west.  

 
Finedon Sidings Recommendations 
 

6.22 As a result of the above the site is only suitable for limited 
development or diversification of an appropriate scale and 
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nature to support the existing business. The saved policy in the 
previous local plan associated with Finedon Sidings is too 
prescriptive and therefore not NPPF compliant.  It is 
recommended that an updated site specific policy is not required 
as Policy 25 of the JCS will adequately address the site, this way 
each application can be considered on a case by case basis 
allowing flexibility.  
 
Monitoring  
 

6.23 The PPG requires local planning authorities to ensure that 
assessments of sites are kept up to date through the monitoring 
report. It states that a full review should only be undertaken 
when development plans are being reviewed or there are other 
significant changes that make this necessary. 
 

6.24 It suggests what information the local authority ought to record: 
 

 Progress with delivery of development on allocated and 

sites with planning permission; 

 Planning applications that have been submitted or 

approved on sites and broad locations identified by the 

assessment; 

 Progress that has been made in removing constraints on 

development and whether a site is now considered to be 

deliverable or developable; 

 Unforeseen constraints that have emerged which now 

mean a site is no longer deliverable or developable, and 

how these could be addressed 

 Whether the windfalls allowance (where justified) is 

coming forward as expected, or may need to be adjusted. 

 All uses within industrial estates in order to monitor 

changes of use to non B uses and therefore the vitality of 

the estates.  
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Executive Summary 

 

Study Brief 

ES1 The Borough of Wellingborough Council commissioned Aspinall Verdi to provide a 

commercial property input into the employment land review that it is currently 

undertaking. The work consisted of four stages: 

 We undertook a review of previous employment land, site selection and workspace 

studies which have been completed in Northamptonshire and Wellingborough. 

 We completed a detailed assessment of the wider commercial market in North 

Northamptonshire in order to see how other nearby markets perform, and where 

Wellingborough sits in the wider market. 

 Further to this we undertook an in-depth review of the supply and demand of 

industrial, offices and managed workspaces in Wellingborough, and also looked at 

development finance, viability, and how the market has improved slightly since our 

last report (Workspaces Assessment, 2014). 

 Latterly we undertook a commercial assessment of selected employment sites 

which the Council foresees being brought forward for employment uses over the 

Plan period.  

Previous Studies 

ES2 The Updated Employment Paper on Job Targets for North Northamptonshire (2014) 

sets out the Joint Planning Unit’s approach to objectively identify minimum job targets 

and distribution required to meet growth requirements. The Joint Core Strategy sets a 

target for the creation of a minimum of 6,100 jobs between 2011 and 2031, of which 

4,059 will be B use jobs, to reduce the reliance on out commuting. This equates to an 

additional requirement of approximately 55 Ha employment land (B Uses) in the 

borough. 

ES3 The Employment Site Selection Criteria and Methodology: The Plan (2014) sets out 

the criteria and methodology for assessing the existing and future supply of land, and 

to establish its sufficiency and suitability to meet employment requirements.  

ES4 The key growth sectors in Northamptonshire are recognised as High Performance 

Technologies (HPTs), food & drink, logistics, and creative and cultural industries. 

Northamptonshire has a long tradition in HPTs, most commonly associated with 

motor racing and the manufacture of engines. However, this engineering expertise 
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can be found across a range of industries and serves a much wider market including 

defence, aerospace, civil engineering, composites, construction and energy.  

Property Market 

ES5 There is a limited availability of Grade A B1, B2 and B8 space along the M1 corridor, 

which is becoming an increasing issue and is expected to increase rents throughout 

the remainder of 2015. The M1 corridor has experienced strong demand for industrial 

premises over recent years, with positive levels of take-up and increased design and 

build activity as occupiers look for alternative solutions.  

ES6 In terms of the North Northamptonshire industrial market, Corby and Wellingborough 

have the most active B2 industrial market with good demand for small to medium 

units. These two locations also have high experienced good take-up of warehouses. 

Corby currently has the greatest supply of industrial units in North Northamptonshire. 

All of the units available to occupiers in North Northants are second-hand Grade B. 

B2 and B8 occupiers in Wellingborough can expect to pay the highest rents.  

ES7 In North Northamptonshire, Wellingborough had the most active office market, whilst 

Corby experienced little demand. Rushden has no availability of offices. Similarly, B1 

occupiers paid the highest rents in Wellingborough.   

ES8 In the Wellingborough industrial market smaller workshop units between 1,001 and 

5,000 sqft have seen the highest take-up levels. There have also been a number of 

transactions for large warehouses over 100,000 sqft over recent years. Leyland 

Trading Estate witnessed the highest demand in Wellingborough and accounted for 

20% of all industrial transactions. There is still good demand for industrial premises in 

Wellingborough, however the supply of appropriate and modern space is decreasing. 

There is a limited supply of units available to prospective occupiers, and that which is 

available is mostly under 5,000 sqft. Agents consider there is likely to be demand for 

new stock, particularly at the smaller end of the market. As there is virtually no 

provision of Grade A space, this is likely to experience high take-up levels.  

ES9 The offices in highest demand in Wellingborough over the last 6 years have been 

sized below 1,000 sqft. This is likely to be due to the number of SMEs growing as we 

emerge from the recession. The Park Farm Industrial Estate saw the highest take-up 

of B1 units from 2009 to 2014 as it has a good supply of smaller offices. The number 

of transactions per annum for office space increased by 37% from 2010 to 2014, and 

we predict this will continue through to the end of 2015. There is a good supply of 

smaller offices available to SMEs and start-ups. There is no Grade A space left in 

Wellingborough at present, which is helping to drive rents for second-hand units. As 

offices are currently achieving low rents and high initial yields, any B1 development in 
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Wellingborough is unlikely to be viable and therefore banks are unlikely to lend to 

developers. Agents discussed with said there is only a very limited office market in 

Wellingborough. 

ES10 In terms of managed workspace provision in Wellingborough, there is only one 

centre; namely Scott Bader Innovation Centre. This centre has good occupancy 

levels and is attractive to start-ups and SMEs. We envisage there is likely to be 

demand for provision of a similar facility for small businesses.  

Selected Sites 

ES11 We have provided an overview of each of the employment sites for which we were 

asked to provide a commercial assessment. The Council has prepared an 

Assessment Sheet for the Employment Sites and our analysis below will be factored 

into these assessments. Key factors which we assessed were location, frontage, 

established employment location, neighbouring uses, access, infrastructure 

requirements, land assembly and market activity. We summarise key points for each 

site: 

 EM22 – Water Garden, Wellingborough Road: We envisage provision of small 

businesses units would be appropriate for delivery to the rear of the site, though 

improved signage may be required.  

 EM23 – Market Square: The site could include an element of office floorspace if 

provided as part of a mixed use scheme, providing units circa 1,000 sqft.  

 EM24 – Swansgate: This is an operational shopping centre and it therefore unlikely 

that a B1 scheme on this site will be viable given the value of the existing asset. If 

B1 is brought forward here, it should be within a mixed use scheme to help enable 

the development.  

 EM24 - High Street / Jackson Lane: The northern site could come forward as the 

first phase of development, but is likely to be better suited to residential. However, 

value generated from the residential development could cross fund the 

employment.  

 EM35 – Alma Street / Cambridge Street: A number of warehouse type properties 

could be converted to provide managed workspace. Employment use as part of a 

mixed development of the site would be appropriate.  

 EM19 – Sanders Business Park: The site is undeveloped and appears to be 

available for development with good access and a prominent position. This site is 

appropriate for employment uses.  
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 EM2 – 23 – 25 Don White Road, Sanders Road; EM27 – Rixon Road South; EM28 

– Rixon Road East; EM29 – Rixon Road West; EM30 – Rixon Road / Bevan Close; 

EM31 – Sanders Road East: Finedon Industrial Estate is an established 

employment location within Wellingborough with good access to the M1 and A45. 

We consider the sites allocated within this estate are appropriate for employment 

development.  

 EM32 – South of Rixon Road / North of Finedon Road: We envisage alternative 

employment being delivered here, such as A3 uses, a crèche or a hotel. 

 EM26 – Eastfield Road: Occupiers are more likely to consider taking space in the 

Finedon Estate given that it is already established. It may be appropriate to release 

the western end of the site for residential development and focus new development 

on the site of the existing employment uses.  

 EM42 Abattoir / Latter Day Saints: Development of this site may require 

improvements to the Irthlingborough Road to improve access and allow larger 

vehicles to access the site, though it is questionable whether employment land 

could afford to deliver this infrastructure. The Stanton Cross SUE may help to 

deliver this.   

ES12 Based on our analysis of the sites reviewed based, we consider that all or part of the 

following sites could be released for alternative uses: 

o EM26 – Eastfield Road  

o EM32 – South of Rixon Road / North of Finedon  

ES13 The potential for conflict between employment and neighbouring residential uses on 

both sites and the access issues associated with Eastfield Road are defining factors. 

Furthermore there are better allocated sites in close proximity, particularly given the 

number of sites within the established Finedon Road Industrial Estate, which are 

likely to be more attractive to potential occupiers than these two sites.  
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1 Introduction 

 Aspinall Verdi has been appointed by the Borough Council of Wellingborough to 1.1

undertake a review of the commercial (B1, B2 and B8 uses) property market across 

the borough and also provide a commercial input into the review currently being 

undertaken by the Council of employment sites. Our input will assess their suitability 

and achievability from a market and business perspective. The review will build upon 

the work we undertook in the Northamptonshire Workspace Assessment Study 

(2014). This study will also have regard to the Updated Employment Paper on Job 

Targets for North Northamptonshire (2014), the Wellingborough Employment Land 

Study (2006), and any other relevant data.  

Background Information 
 Wellingborough Council is currently preparing a Plan for the Borough of 1.2

Wellingborough   to guide future planning decisions in the area for the period up to 

2031. The Local Plan will contribute to a strong, responsive and competitive economy 

by objectively identifying business needs, setting the minimum job targets for the plan 

period and meeting this need by ensuring there is sufficient employment land of the 

right type, in the right locations and during the right timescales.  

 Therefore Wellingborough Council is required to identify sufficient land to 1.3

accommodate the minimum target of 4,059 B-use related jobs in the period 2011 – 

2031
24

. This is required to be met from a number of sources of supply, including 

completions, current allocations, outstanding commitments, new site allocations and 

existing employment areas. To meet this requirement the Council seeks to review 

whether the identified sites can be delivered, which means assessing whether they 

are suitable to accommodate proposed development, are available without serious 

ownership and legal constraints and are achievable in terms of viability.  

 The Council is currently undertaking an in house Employment Land Review (ELR) 1.4

which will contain full details of the site assessments, and will form a key component 

of the evidence base to underpin the employment policies in the plan. Although the 

Council is able to assess the sites against a range of other suitability and availability 

criteria, this report will provide a commercial property market analysis and provide a 

commercial assessment/view as to the suitability of a number of selected sites in 

terms of appropriateness for existing/proposed uses and attractiveness to the market, 

and achievability of the sites in terms of general viability for existing/proposed uses.  

                                            
24

 Borough Council of Wellingborough 2015 
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 This report will provide an update of the property market local to Wellingborough to 1.5

reflect current supply and demand factors of the main employment uses in the 

borough. It will also outline the implications for floorspace and land requirements, 

including the requirements of specific sectors, use classes and types of employment. 

This will build upon the work we undertook in the Northamptonshire Workspace 

Assessment, but focus on Wellingborough. 

 The report is structured in the following sections: 1.6

 Section 2 – Previous Studies: We discuss previous employment studies 

undertaken by the Council, including Employment Site Selection Criteria, the 

Updated Employment Paper on Job Targets for North Northamptonshire and the 

Workspaces Assessment; 

 Section 3 – Market Analysis: We have undertaken a review of the commercial 

property market to understand supply and demand characteristics of B Class 

property in Wellingborough and the wider North Northampton area; 

 Section 4 – Commercial Assessment of Sites: We have undertaken a review of 

specific sites which the Council wish to bring forward for employment, including 

accessibility and appropriateness; 

 Section 6 – We set out overall conclusions on the market analysis and sites 

assessments.  
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2 Previous Studies 

 A considerable quantum of work has been undertaken on the employment sector in 2.1

Northamptonshire to date. Within this section we provide an overview of the key 

studies and background documents.  

Updated Employment Paper on Job Targets for North Northamptonshire 
(2014) 

 The Employment Paper on job targets for North Northamptonshire sets out the Joint 2.2

Planning Unit’s (JPU) approach to objectively identifying the minimum job targets and 

distribution required to meet growth requirements. 

 The main objective of the strategic employment location and distribution policies is to 2.3

retain and diversify local economies whilst maintaining a broad balance between 

homes and jobs. This means increasing self-reliance of the area by providing enough 

jobs to match the forecast labour growth and an additional number in the southern 

area (Wellingborough and East Northamptonshire). 

 In order to achieve this the JCS sets a target for the creation of a minimum of 6,100 2.4

new jobs in Wellingborough during the period 2011 and 2031, split as 4,059 B use 

jobs. The minimum jobs targets are twice as many jobs as workers to reduce reliance 

on out-commuting. The Local Plan should identify sufficient deliverable employment 

sites to meet this growth. 

 The minimum B Use Class job targets translate to an additional requirement of 2.5

approximately 55 Ha of employment land. The supply of land from various sources 

amounts close to 120 Ha
25

, which suggests Wellingborough has a portfolio of 

committed sites sufficient to meet demand for employment land. This means 

Wellingborough may not need to allocate more land for employment, and there may 

be an opportunity to consider alternative uses for allocated sites which may be 

considered to be poor or marginal employment locations as a result of the ELR.   

Employment Site Selection Criteria and Methodology: The Plan (2014) 

 This document sets out the criteria and methodology for assessing the existing and 2.6

future supply of land and to establish its sufficiency and suitability to meet 

employment   

                                            
25

 Updated Employment Paper on Job Targets for North Northamptonshire (2014) 
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 It states that the Plan for the Borough of Wellingborough will identify and allocate 2.7

employment land to meet the proposed scale of growth for the plan period 2011 – 

2031 identified in the emerging North Northamptonshire JCS. Over this period, 

provision should be made for a minimum net increase of 6,100 jobs between 2011 

and 2031 in order to achieve a stronger and more sustainable economy. 

Approximately 67% of the jobs (4,059) will be B uses.  The employment sites 

identified in the Plan will supplement strategic sites identified through the JCS which 

are broad locations of strategic employment land. The scale of development on these 

sites follows the spatial strategy which seeks to concentrate growth and development 

on growth areas first. In the Borough of Wellingborough there are significant existing 

commitments in the form of two Sustainable Urban Extensions (SUEs), namely 

Wellingborough East (WEAST) and Wellingborough North, and Appleby Lodge.   

Northamptonshire Workspace Assessment Study (2014) 

 In 2014, Aspinall Verdi was commissioned by Northamptonshire Enterprise 2.8

Partnership (NEP) to explore the current market scenario for B1, B2 and B8 

commercial property across Northamptonshire. The report established a baseline 

assessment of the commercial market in Northamptonshire based upon existing 

evidence base and policy framework relating to the provision of workspaces across 

the County, providing an up to date assessment of the property market, including 

supply and demand factors which influence the market.  

 The report identified some of the key trends and issues affecting the delivery of 2.9

schemes in the current market. The property market analysis reviews transactions 

from July 2007 to July 2013. In summary these were as follows in North 

Northamptonshire
26

: 

 The distribution of office space is more equal across the four boroughs; although 

the greatest level of floorspace was in Wellingborough (albeit this supply is in a 

smaller number of second hand units);  

 Kettering experienced the highest take-up for office accommodation; 

 Wellingborough, Kettering and Corby are the key industrial locations in North 

Northamptonshire – availability and take-up are concentrated in these growth 

towns with a notable (albeit smaller) level of activity in Rushden and 

Irthlingborough; 

 The identified growth towns adopted in the Core Spatial Strategy (Corby, Kettering 

and Wellingborough) have some distribution (B8) activity i.e. transactions in the 
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100,000 sqft size categories, indicating that these areas can accommodate this 

type of demand; 

 Wellingborough and Corby are the most dominant locations of the three in terms of 

commercial activity; 

 Across the area the B2 supply is concentrated in the sub 20,000 sqft categories in 

all locations.  

 The NEP report identified that the economic downturn had resulted in a general 2.10

decline in demand and weakness in the property market. However, trends which will 

continue to influence future development and activity are as follows: 

 Efficiency – in terms of offices many occupiers require less space due to reduced 

headcount and indeed others are using space more efficiently. Digitalisation and 

offsite storage of data has reduced space requirements, and this will continue; 

 Scarce funding – outside of London and the major cities developers are still 

struggling to secure development finance, particularly for speculative development. 

Where funding can be secured the terms can be onerous and this only the most 

viable schemes are taking place (i.e. where substantial pre-lets have been 

secured); 

 Quality – in market downturns occupiers can have greater choice and bargaining 

power which means that the better quality stock will be able to compete more 

effectively as it will also be more affordable; 

 Viability – with landlords having to compete and often provide substantial 

incentives (i.e. rent free periods); 

 Flexibility / Entrepreneurship – whether out of choice or not, the economic climate 

and policy is increasing the number of new business start-ups.  This is leading to 

more managed workspace being provided and indeed these occupiers requiring 

flexible space on flexible terms; 

 TMT (Telecoms, Media and Technology Sector) – continues to grow, particularly in 

London. This will spill outside and well located, connected locations could take 

advantage;  

 Lifestyle and technological trends – working patterns and trends are changing, with 

remote working and broadband connectivity speeds improving will continue to 

influence the type, location and amount of floorspace required. Trends such as 

Smart Work Centres whilst in their infancy could become commonplace, 

particularly given that cost and time involved in travelling. The quality and flexibility 

of video conferencing will continue to improve and reduce in cost, which will 

underpin ability to work remotely; 
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 Contract led procurement – many manufacturing and distribution businesses 

provide goods and services for a limited time period. This can have implications in 

terms of initially securing space at commencement; but also landlords may not 

grant leases for shorter lengths of time; 

 Economic downturn – has had an impact on the property market, all the market is 

improving outside of the major cities, weak rents and yields mean the viability of 

schemes is marginal at best and where there are other issues such as 

infrastructure required or contaminated land, then schemes are unviable and are 

likely to stall.  

 The report established that Northampton is the dominant commercial centre in the 2.11

County. The demand in other towns in Northamptonshire for office floorspace is 

focused primarily on local needs / services. Future development will be informed by 

this demand profile. With the growth in micro and small businesses set to continue, 

the prospect for more managed workspace should also be investigated.  

 In respect of the B2 Industrial market, Northampton is also the key location; however 2.12

both Daventry and Corby are on par in terms of supply and demand as Northampton. 

Interestingly, collectively the towns are out performing their competitors including 

Milton Keynes. Fundamentally this is based on the strategic road network whereby 

the County provides both north-south and east-west links. When combined with rail 

freight opportunities, Northampton becomes a successful, compelling location. 

 The CSS seeks to create 47,700 net jobs in the period 2001 – 2021 in North 2.13

Northamptonshire, and it is forecast that half of these jobs would be generated from B 

class uses. In Wellingborough, the number of jobs is forecast to grow by 6,900 (18%) 

from 2011 to 2031 (EoE Forecasting Model, 2013).  

 Despite the decline in B2 traditional manufacturing, there is still a forecast growth in 2.14

B2 space as High Performance Technologies are identified as growth sectors and will 

offset decline. The B8 sector is also witnessing growth, particularly for transport and 

distribution.  

 The Northamptonshire Workspace Assessment Study was informed by employment 2.15

forecasts taken from the East of England Forecasting Model dated Spring 2013. The 

Local Economic Assessment of Northamptonshire suggested employment would 

increase by 37,600 jobs between 2013 and 2023, which compared to 56,000 

identified in the East of England Forecasting Model.   

 The report also identifies that the manufacturing sector suffered the largest fall in 2.16

employment since 2000, and is forecast to continue shedding jobs. This is due to a 
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number of reasons, including technological advances, which means efficiency is 

improved and less labour advances are required. Low labour costs in developing 

economics have also contributed to the decline in UK manufacturing as firms 

outsource labour intensive work.  

 Employment growth over the next 10 years will be driven primarily by wholesale/retail 2.17

and administrative & support sectors. The professional, scientific & technical, 

construction and transport & storage sectors are also expected to drive growth.  
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3 Wider Area Commercial Market Analysis 

 In this section we have undertaken a commercial property market review in order to 3.1

understand the supply and demand characteristics for B1, B2 and B8 uses in the 

borough of Wellingborough. We firstly identify where Wellingborough sits in the wider 

Northamptonshire market and then go on to undertake a detailed review of the 

borough’s employment market.  

 This analysis has been undertaken using a range of information, including data 3.2

sources such as Estates Gazette Interactive and CoStar Focus. We also include 

some market commentary from a number of local agents,  to gain a full understanding 

of the local supply and demand issues associated with the employment market.  

‘M1’ Corridor Market 
 At this stage it is also relevant to provide a brief overview of the commercial market 3.3

along the M1 corridor to understand how Wellingborough sits and performs. Major 

office and industrial locations which straddle the M1 include Milton Keynes, 

Northampton, Luton and Leicester (Figure 3.1). 

 

Figure 3.1 – Regional ‘M1’ Commercial Market 
(Google, 2015) 

 

 We provide a brief overview of the commercial market along the M1 to show how it 3.4

has performed over recent years, which will enable us to understand where demand 

may be arise from in the Wellingborough market.  
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M1 Corridor Office Market 

 Along the M1 corridor, the limited availability of Grade A office space is becoming an 3.5

increasing issue and this is expected to increase rents throughout the remainder of 

2015. Along the M1 corridor, Grade A space stood at 273,532 sqft at Q4 2014, and 

with limited development on the horizon this is expected to fall further. With this lack 

of Grade A space, the largest impact on the occupier market has been the sharp 

movement in rental growth with Milton Keynes rents for refurbished offices reaching 

£19 psf. We discuss each location along the M1 in brief below: 

 Milton Keynes saw the highest take-up in 2014, with over 240,000 sqft from take-

up in offices sized over 5,000 sqft. Q4 take-up reached 63,406 sqft, improving on 

the Q3 figure of 37,286 sqft; 

 Northampton saw a strong end to the year in 2014 with Q4 office take-up reaching 

60,851 sqft and a total of 198,900 sqft for the year; a 19% increase on 2013. 

Northampton saw the largest deal at Lakeside House, however limited Grade A 

availability limits occupier choice in 2015; 

 Luton saw a total office take-up in 2014 of 181,000 sqft compared with 236,000 sqft 

in 2013. The loss of older office stock for alternative uses is one of the main 

reasons for this, a result of the extension of permitted development rights
27

.  

M1 Corridor Industrial Market 

 Despite the continued lack of industrial supply across the region, the M1 corridor has 3.6

experienced strong demand over recent years, with positive levels of take-up and 

increased design and build activity as occupiers look for alternative solutions. 

Similarly, we discuss each key location in brief below: 

 Although the market in Luton remains at saturation point with secondary stock, only 

four of fifteen lettings for industrial premises in 2013 were Grade B buildings. Four 

deals were with occupiers based outside of the local area, suggesting increased 

inward investment and occupiers are willing to widen their search in response to 

limited supply of stock. Rents remain static, though terms began to harden in 2013 

and incentives reduced; 

 Activity in Milton Keynes is strong, which has been assisted by the pre-let of 

669,000 sqft at Magna Park to John Lewis in 2013. Activity within the 15,000 to 

35,000 sqft size categories has been particularly robust. Rental growth increased 
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by 15 – 20% in headline rents over the last 2 years for good quality units in prime 

locations; 

 In Northampton, static levels of supply of quality space in the sub 100,000 sqft 

sector is leading to an increase in build to suit activity across the Northamptonshire 

county. Over the last few years there has been a significant increase in demand for 

smaller unit sizes, indicating a return in confidence from small businesses. Rents 

and capital values have been under pressure as quality products evaporate
28

.  

 In summary of the above, there is strong demand for both offices and industrial 3.7

premises along the M1, yet there is a limited supply of Grade A premises which is 

driving rents up. There has been a significant increase in design and build projects 

over the last few years. Due to limited availability of quality space, occupiers are 

beginning to seek space in other locations, therefore Wellingborough may benefit 

from this. For this reason, some of the Grade A capacity at Wellingborough East 

(WEAST) should be protected.  

Northamptonshire Location Overview 
 Northamptonshire County is situated at the heart of England and on the fringes of the 3.8

South East. It is a traditional shire County which is predominantly rural in character, 

albeit interspersed with large and small towns built on commercial activities ranging 

from manufacturing to farming. Northamptonshire has a population of 691,900 (2011 

Census) which has increased by approximately 10% over the last decade.  
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Figure 3.2 - Northamptonshire County (Northamptonshire CC, 2013) 

 

 The County is divided into two distinct areas, namely West and North 3.9

Northamptonshire. This distinction is also reflected with each of the areas having their 

own Joint Core Strategies. Wellingborough is situated in North Northamptonshire. 

 North Northamptonshire has 4 Local Authority areas, which include Kettering 3.10

Borough Council, Corby Borough Council, the Borough Council of Wellingborough 

and East Northamptonshire District Council. North Northamptonshire is located on 

key strategic transport infrastructure in the form of the A14 Trans European Route, 

providing linkages to the M1 and M6, as well as to the East Coast ports and the 

Midland Mainline railway with stations at Kettering and Wellingborough, providing 

links south to London (average journey time from Kettering to St Pancras 64 minutes; 

Wellingborough 57 minutes with onward Eurostar trains) and north to the Three Cities 

(average journey time from Kettering to Leicester 26 minutes; Wellingborough 33 

minutes) and beyond. Other roads including the A6, A605, A45 and A43 provide good 

transport linkages.  

 The settlement pattern of North Northamptonshire comprises the three largest towns, 3.11

Corby (population 54,927 – Census, 2011) Kettering (56,226 - Census, 2011) and 

Wellingborough (49,128 – Census, 2011), located on a north-south spine, with a 
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chain of smaller towns related to the A6 corridor. The overall populations for the Local 

Authority Areas utilising 2011 Census data are: Corby Borough, 61,100; Kettering 

Borough, 93,500; East Northamptonshire, 86,800; Wellingborough Borough, 75,400.  

 Rushden is the fourth largest town in North Northamptonshire with a population of 3.12

28,300, while the smaller towns have populations in the range of 6,500 to 8,500 

(Census, 2011). These smaller market towns are Rothwell (7,694), Burton Latimer 

(7,749), Desborough (10,697), Higham Ferrers (8,083), and Irthlingborough (7,502) 

(Census, 2011). 

 The Core Spatial Strategy identifies Corby, Kettering and Wellingborough as Growth 3.13

Towns while the emerging Joint Core Strategy upgrades Rushden as a Growth Town, 

at par with the former. Together with the A6 towns, they form what this Plan (the Core 

Spatial Strategy) terms the ‘Urban Core’ of North Northamptonshire.  

Wider Commercial Market Review 
 This section provides a high level overview of Wellingborough’s role and performance 3.14

in the wider market. We have specifically chosen to review the main property markets 

in North Northamptonshire. We have also consulted with local agents in order to 

understand the local and wider market area, in order to gain a deeper understanding 

of the property market. The key locations include Kettering, Corby, Rushden and 

Wellingborough. For each location we have reviewed the demand for B1, B2, and B8 

properties between the period of March 2009 and March 2015, as well as the supply 

of each use type. Latterly, this information is summarised to present which locations 

are the most active in the wider area.  

 It is relevant to analyse the wider market area as an occupier seeking space in 3.15

Wellingborough is also likely to consider floorspace in these other locations as they 

are with the same sub-regional market area.  

Local Agent Consultation 

 We have spoken with local commercial agents who have stated the industrial market 3.16

has seen improvements in demand over the last 9 months, which has resulted in 

most void properties being occupied. This resultant squeeze in supply of premises 

has seen deals return to pre-recession levels and in most instances, deals are being 

done at asking levels, with little in the way of incentives having to be given.  Whilst 

the area is also seeing recovery in the retail and office sectors, it is not as strong as in 

the industrial sector which is very much leading the way.  

 Agents stated the greatest demand now seems to be for smaller industrial units, 3.17

where there are a number of enquiries for units sized 1,000 sqft, of which there is no 
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NB: 42 units sized 
1,001 – 5,000 sqft in 
Kettering and 91 units 
sized 1,001 – 5,000 
sqft in Wellingborough 
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stock. This is a typical post-recession market where demand for the smaller units is 

driven from start-up companies, with established companies taking a little longer to 

find the confidence to make upsizing decisions. There is a shortage of good quality 

stock, from starter units to large distribution units (i.e. in excess of 100,000 sqft), 

which appears to be both a national and local issue. . There is likely to be demand for 

new stock, particularly at the smaller end of the market. However, once supply starts 

to outweigh demand, this will have a dampening effect on values and the likelihood is 

that some of the older stock will become redundant. Grade A buildings are preferable 

and are easily let, whereas it is becoming difficult to let Grade B units.  

 Generally the feedback from Agents is that  the office market in Wellingborough is 3.18

poor with little demand and within the wider market are the main office market is in 

Northampton where  although there is a good supply of office space available, 

however, the good quality accommodation is being taken-up which is leaving a supply 

of Grade B stock.  

North Northamptonshire Industrial Demand 

 We firstly reviewed the take-up of B2 industrial and B8 warehouses over the period 3.19

May 2009 and May 2015 in order to understand levels of demand in the wider area, 

and how activity levels may differ by location. The Figure 3.3 below illustrates the 

total take-up by location in number of units.  

  

Figure 3.3 – Industrial Take-up Wider Area by Units (EGi, 2015)  
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 Over the period May 2009 to May 2015 Wellingborough experienced the highest 3.20

take-up for industrial property with a total of 200 transactions, followed by 96 

transactions in Kettering, 77 transactions in Corby and 51 in Rushden. The most 

popular unit size across all locations during this timeframe were those sized between 

1,001 and 5,000 sqft. A relatively large quantum of large warehouses (100,000 sqft +) 

were also transacted, totally 42 across all locations; of which 8 of these units were in 

Wellingborough and 13 in Corby.  

 The following graph displays the take-up of units across all locations by total quantum 3.21

of sqft. 

  

Figure 3.4 – Industrial Take-up Wider Area by Sqft (EGi, 2015)  

 

 Figure 3.4 presents that the greatest quantum of industrial floorspace transacted over 3.22

the reviewed period was in Corby (4.05m sqft), followed by Wellingborough (3.366m 

sqft), 3.047m sqft in Kettering and 1.504m sqft in Rushden. When comparing Figure 

3.3 and 3.4, it can be seen that although a greater number of units were transacted in 

Kettering, the units in demand in Corby were larger.  

 The following table displays the minimum, maximum and average rents (per sqft) paid 3.23

by occupiers in each of the locations over the period May 2009 to May 2015.  
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NB: 21 units in 1,001 – 
5,000 sqft in 
Wellingborough, and 
19 units 5,001 – 
10,000 sqft in Corby 

 

 Corby Kettering Rushden Wellingborough 

Minimum £1.35 £1.05 £2.35 £1.20 

Maximum £7.20 £10.85 £6.25 £14.20 

Average £3.60 £4.61 £4.25 £5.00 

Table 3.1 – Industrial Rents Paid per Sqft (EGi, 2015) 

 

 Industrial occupiers in Wellingborough paid the highest average rents, whilst those in 3.24

Corby paid the lowest average rents. The greatest rental range was in 

Wellingborough; we note the maximum rent paid was for a unit sized below 1,000 sqft 

which was used as a workshop.  

North Northamptonshire Industrial Supply  

 We also reviewed the supply of industrial units across the wider area to understand 3.25

the type of units available to occupiers seeking floorspace in the area. Figure 3.5 

below displays the number of units available in each size category. 

 

Figure 3.5 – Industrial Supply Wider Area by Units (EGi, 2015)  

 



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

 -

 100,000

 200,000

 300,000

 400,000

 500,000

 600,000

Corby Kettering Rushden Wellingborough

T
o
ta

l 
S

q
ft
 

Industrial Supply Wider Area by Sqft (May 2015) 

0 - 1,000 sqft 1,001 - 5,000 sqft

5,001 - 10,000 sqft 10,001 - 20,000 sqft

20,001 - 50,000 sqft 50,001 - 100,000 sqft

100,001 - 200,000 sqft 200,001 sqft +

NB: 671,614 in 100,001 – 
200,000 sqft and 880,747 
in 200,000 + sqft in Corby, 
and 731,229 sqft in 
Kettering 

 The greatest availability of units is currently in Corby with a total of 54 available, 3.26

followed by 43 in Wellingborough, 23 in Kettering and only 5 in Rushden. The unit in 

greatest supply across all locations are those sized between 1,001 and 5,000 sqft (41 

in total). There are currently 6 large warehouses (100,001 sqft +) in Corby, whilst 

there are only 2 larger units available in Wellingborough. Most of the units across all 

locations are second-hand Grade B.  

 The following figure illustrates the industrial supply of units in the wider area by sqft. 3.27

 

Figure 3.6 – Industrial Supply Wider Area by Sqft (EGi, 2015)  

 

 Figure 3.6 displays that the greatest availability of industrial floorspace is currently in 3.28

Corby (totalling 2.53m sqft), followed by 1.153m sqft in Kettering, 776,085 sqft in 

Wellingborough and only 201,846 sqft in Rushden. The largest unit available across 

all locations is sized 880,747 sqft and is in Corby. Wellingborough has the greatest 

supply of smaller units sized below 5,000 sqft (30 in total). 

North Northamptonshire Office Demand 

 Within this section we provide a high level overview of the demand for offices over the 3.29

period May 2009 to May 2015 across the wider area. This enables us to understand 

the types of offices which were in demand from occupiers, and which locations may 

be more favourable.  



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

NB: 54 units under 1,000 
sqft in Wellingborough 

0

5

10

15

20

25

30

35

40

Corby Kettering Rushden Wellingborough

Office Demand Wider Area by Units (May 2009 - May 2015) 

0 - 1,000 sqft 1,001 - 5,000 sqft 5,001 - 10,000 sqft

10,001 - 20,000 sqft 20,001 - 50,000 sqft 50,001 - 100,000 sqft

100,000 sqft +

 

Figure 3.7 – Office Demand Wider Area by Units (EGi, 2015) 

 

 Figure 3.7 displays that Wellingborough saw the highest take-up of offices over the 3.30

reviewed period, with a total of 93 units transacted. This compares with 57 offices in 

Kettering, 17 in Rushden and only 6 in Corby. We note a large proportion of units (54) 

sized less than 1,000 sqft were transacted in Wellingborough. The largest office 

transacted across all areas was sized 60,695 sqft and was also in Wellingborough; 

which was the Tier 2 Facility located at Park Farm Industrial Estate. There is evidently 

only a small office market in Corby.  

 Figure 3.8 presents the take-up of offices across all of the locations by sqft between 3.31

May 2009 and May 2015. 
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Figure 3.8 – Office Demand Wider Area by Sqft (EGi, 2015) 

 

 The greatest quantum of floorspace transacted over the reviewed period was in 3.32

Wellingborough (241,995 sqft), followed by 176,782 sqft in Kettering, 58,818 sqft in 

Corby and 52,489 sqft in Rushden. The greatest amount of office floorspace 

transacted across all locations during this period was in the 1,001 to 5,000 sqft 

category (180,451 sqft). 

 The following table presents the minimum, maximum and average rents paid by office 3.33

occupiers between May 2009 and May 2015. 

 Corby Kettering Rushden Wellingborough 

Minimum £4.55 £4.05 £5.10 £3.75 

Maximum £7.65 £26.20 £11.10 £22.40 

Average £5.80 £9.90 £8.14 £10.70 

Table 3.2 – Office Rents Paid (EGi, 2015) 

 

 Occupiers paid both the lowest and highest average rents in Wellingborough over the 3.34

reviewed period; the smaller units transacted often achieved premium values. The 

highest rent paid in Wellingborough was for an office sized circa 805 sqft in the 

Linden Building at Regent Park. The highest average rents were also paid in 

Wellingborough. The smallest rental range was in Corby.  
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Wider Office Supply 

 Similarly we also analysed the current supply of offices available to occupiers seeking 3.35

space in the wider area of North Northamptonshire. There is a current supply of 87 

offices across the key locations; though we note there are currently no available units 

in Rushden. 

 

Figure 3.9 – Office Supply Wider Area by Units (EGi, 2015) 

 

 Kettering currently has the greatest availability of offices, with a total of 35 3.36

unoccupied. There are 32 offices available in Corby and 20 available in 

Wellingborough. The offices in greatest supply are those in the sub 1,000 sqft 

category (36 offices), followed by 33 available units sized between 1,001 and 5,000 

sqft. There is a limited supply of larger office units.  
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Figure 3.10 – Office Supply Wider Area by Sqft (EGi, 2015) 

 

 The greatest amount of office floorspace available is in Kettering (174,869 sqft), 3.37

followed by Wellingborough (152,832 sqft) and Corby (146,377 sqft). This indicates 

that Wellingborough has availability of larger units. The greatest amount of floorspace 

available is In the 10,001 to 20,000 sqft category. 

Summary 
 Corby and Wellingborough have the most active B2 industrial market in North 3.38

Northamptonshire with good demand for small to medium units. Wellingborough has 

also experienced high take-up of warehouses over recent years (8 units transacted), 

whilst Corby also has a very active B8 market (13 units transacted). The most active 

locations for industrial units in Wellingborough during this period were Irthlingborough 

Road (Leyland Estate) and Finedon Road Industrial Estate.  

 Corby currently has the greatest supply of industrial units. However, Wellingborough 3.39

and Corby both have a good supply of larger B8 warehouses (12 and 6 units 

respectively). All of the units available to prospective occupiers are second-hand 

Grade B. B2 and B8 occupiers in Wellingborough can expect to pay the highest rents 

per sqft.  

 Wellingborough was the most active location for offices over the reviewed period (93 3.40

transactions, most of which were 0 – 2,500 sqft), whilst offices in Corby experienced 

 -

 10,000

 20,000

 30,000

 40,000

 50,000

 60,000

 70,000

 80,000

Corby Kettering Wellingborough

T
o

ta
l 
U

n
it
s
 

Office Supply Wider Area by Sqft (May 2015) 

0 - 1,000 sqft 1,001 - 5,000 sqft 5,001 - 10,000 sqft

10,001 - 20,000 sqft 20,001 - 50,000 sqft 50,001 - 100,000 sqft



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

very little demand. Rushden currently has no availability of offices. Similarly, B1 

occupiers paid the highest rents in Wellingborough.  



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

4 Wellingborough Commercial Market Analysis 

 Within this section we review the local employment market within the borough of 4.1

Wellingborough and provide more of a focus on the supply and demand factors from 

above. In the following sections we review the supply and demand of B1, B2 and B8 

premises in Wellingborough specifically. The following Figure presents a plan of the 

borough, highlighting the key commercial locations / estates. It appears evident that 

most of the key estates border or are in close proximity to Wellingborough.  There a 

number of established industrial estates/employment locations across the Borough, 

including Park Farm, Finedon, Victoria Business Park and Denington. These estates 

are considered to be established employment locations and therefore attractive 

options for occupiers.  

 

 Figure 4.1 – Borough of Wellingborough (Google Maps, 
2015) 
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Wellingborough Industrial Market 

 We firstly review the supply and demand of B2 industrial and B8 warehouse 4.2

premises. Over the reviewed period a total of 3,336,660 sqft was transacted across 

200 units, as presented at Figure 4.2.  

 

Figure 4.2 – Wellingborough Industrial Demand (EGi, 2015) 

 

 The units in greatest demand over the reviewed period were those sized 1,001 to 4.3

5,000 sqft with a total of 91 transactions. 37 of the units sized below 5,000 sqft were 

located at Leyland Trading Estate. Large B8 units were also in high demand with 8 

transactions for units sized above 100,001 sqft. Occupiers include Centurion Capital, 

ZEN, Balfour Beatty Group Ltd, House of Fraser Plc and Royal Mail Group Ltd.  

 The most popular locations for industrial property during this period were Leyland 4.4

Trading Estate with 37 transactions for units, though these were all sized below 3,000 

sqft. There were also a considerable number of transactions at Sanders Road (i.e. 

Finedon Road Industrial Estate) (21 units), where units ranged from 2,750 to 83,999 

sqft.  

 The following graph illustrates the number of transactions which have taken place per 4.5

annum for industrial units in Wellingborough. The number of transactions increased 

significantly in 2010, yet then declined steadily to 2012; though it should be noted 

deals are only recorded from May 2009 and not the entire year. Demand for property 
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began to increase again as we emerged from the economic downturn. We note there 

are only 3 transactions in 2015 so far May 2015, though it seems likely that more 

deals have been done and just not recorded by the agents.  

 

Figure 4.3 – Wellingborough Industrial Transactions per Annum (EGi, 
2015) 

 

 The following graph identifies the current availability of industrial premises at the time 4.6

of writing this report (May 2015). There is a total availability of 776,085 sqft across 43 

B2 and B8 units.  

0

5

10

15

20

25

30

35

40

45

50

2009 2010 2011 2012 2013 2014 2015

No. of Transactions for Industrial Premises per Annum 



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

 

Figure 4.4 – Wellingborough Industrial Supply (EGi, 2015) 

 

 Similarly, the greatest supply of units is within the 1,001 to 5,000 sqft category with 21 4.7

available, followed by 9 units under 1,000 sqft. There are a limited supply of larger 

units for occupiers seeking warehouses and larger floor plates, with only 3 units 

available sized above 50,000 sqft. All of the units in supply are second-hand Grade B.  

 We understand that only one industrial unit is available at Sanders Road (Finedon 4.8

Estate) (according to EGi); which is sized 2,750 sqft. There is also only one unit 

available at Leyland Trading Estate which is sized 2,609 sqft. This further 

emphasises that these estates are active industrial estates in high demand, and both 

are in good proximity of one another.  

 In regard of land values, the BNP Paribas CIL study for North Northam assumed 4.9

industrial land values in Wellingborough as £283,000 per acre.  

 To provide a brief summary of the industrial market in Wellingborough, smaller 4.10

workshop units between 1,001 and 5,000 sqft have seen the highest take-up levels; 

which we envisage has been driven by the increase of start-ups over recent years. 

There were also a considerable number of transactions (8) for warehouses over 

100,001 sqft. Leyland Trading Estate witnessed the highest demand in 

Wellingborough, accounting for 20% of all transactions. The number of transactions 

for premises decreased from 2010 to 2012, yet grew significantly again in 2013. We 

consider there is still demand for industrial premises in Wellingborough, yet the 

supply of appropriate space is decreasing, which may explain why total transactions 
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decreased. This is reflected by the limited number of premises in supply (43), of 

which are mostly smaller units under 5,000 sqft. Occupiers are now seeking Grade A 

units, of which there are none at present. 

Wellingborough Office Market 

 We also reviewed the supply and demand of offices in Wellingborough. Over the 4.11

period May 2009 to May 2015 a total of 241,995 sqft was transacted across 93 units.  

 

Figure 4.5 – Wellingborough Office Demand (EGi, 2015) 

 

 The offices in highest demand during this period were sized below 1,000 sqft (54 4.12

units); of which 22 of these smaller units were located in Amphenol Antenna at Park 

Farm Industrial Estate. There were also 31 transactions for offices sized between 

1,001 and 5,000 sqft. Occupiers which took space during this period included Acorn 

Training, ABO Research UK and Wilson Browne.  

 Offices in highest demand during this period were at Rutherford Drive (Park Farm 4.13

Estate) with 23 transactions, which were all for smaller offices sized 1,000 sqft and 

most of which were in the Amphenol Antenna building at Park Farm Industrial Estate. 

There were 13 transactions for units at Booth Drive, which were mostly in the Linden 

Building, Regent Park (Park Farm Estate) and sized below 1,000 sqft; though 3 of 

these units were circa 3,000 sqft. At Sheep Street 6 transactions took place for 

slightly larger offices sized between 3,500 and 9,000 sqft. Many of the smaller office 
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transactions appeared to take place in serviced offices. We note that one of the 

offices which saw demand has been converted into residential, namely Avon House 

along Tithe Barn Road. The Council has advised that numerous other offices have 

been acquired to convert into residential premises over the last year or so.  

 The graph below illustrates how demand for office space has grown from 2011 to 4.14

2014. We note the graph only presents deals from May to December 2009, which 

may show some misrepresentation. 7 deals have been recorded in 2015 to date, 

which is likely to increase significantly by the end of the year to follow the growing 

demand presented. 

 

Figure 4.6 – Wellingborough Office Transactions per Annum (EGi, 2015) 

 

 Figure 4.7 presents the current availability of offices in Wellingborough, of which there 4.15
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Figure 4.7 – Wellingborough Office Supply (EGi, 2015) 

 

 The office size in greatest supply are those under 1,000 sqft (10 units), followed by 5 4.16

units sized between 1,001 and 5,000 sqft. There are currently no offices available 

sized 5,001 – 10,000 sqft, and there is a limited supply of larger offices in the 

borough. With the exception of one unit, all of the units available are second-hand 

Grade B. As presented in Section 3 above, there is growing demand for Grade A 

space; local agents agreed with this and said occupiers are often seeking high 

quality, modern space. 

 We note there are currently no units in supply at 12 Sheep Street, Station Road or 4.17

Regents Park; again indicating that offices in these locations are in high demand. We 

have spoken with the Council who stated that although units at 12 Sheep Street are 

now fully let, they were vacant for a long periods in the past. Harwood’s are also 

currently advertising a unit at Beeswing House along Sheep Street which is sized 525 

sqft.  

 In terms of land values for the office sector, the BNP Paribas CIL study for the various 4.18

authorities in North Northamptonshire assumes benchmark land value for commercial 

office across all of the areas as circa £444,000 per acre.  

 To summarise the Wellingborough office market, the offices in highest demand over 4.19

recent years have been below 1,000 sqft, although slightly larger offices between 

1,001 and 5,000 sqft have also seen relatively high take-up levels. This is likely to be 

due to the number of SMEs growing as we have emerged from the recession. The 
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Park Farm Estate to the west of Wellingborough saw much of this take-up as it had a 

good availability of smaller offices. The number of transactions per annum for office 

space increased by 37% from 2010 to 2014, and we expect this will continue through 

to the end of 2015 as the economy continues to grow. There is a good supply of 

smaller offices available to prospective occupiers, yet there is a limited supply of any 

units above 5,000 sqft. The supply of Grade A space in Wellingborough is very limited 

as occupiers continue to seek modern, high spec offices The average rents paid by 

occupiers over recent years has been £10.70 psf.  Given the low rental levels being 

achieved in the Wellingborough for office floorspace developing new office floorspace 

is unlikely to be viable for developers at present.    

Managed Workspace 

 
 We have reviewed the provision of managed workspace in the borough in order to 4.20

understand the type of space available to SMEs. Occupiers in managed workspaces 

often have flexible terms, which can be on an inclusive basis meaning rent, business 

rates and service charge are included. Some centres have provision of support 

services including reception, business advice, copying/printing and 

broadband/telephony. Many centres also provide virtual office facilities which enable 

businesses to use the address and telephone answering services. 

 The attraction of these centres can be the social and networking opportunities which 4.21

result from having a cluster of small businesses. Many centres focus on this through 

their centre manager and through careful marketing to certain types of company. 

 We have reviewed the existing managed workspace within Wellingborough. The table 4.22

below provides information on each of the centres, though we note there is only 1 in 

Wellingborough at present. The centre manager indicated there is growing demand 

for units in managed workspace centres as the number of SMEs and start-ups 

increase. We note there was formerly another centre in Wellingborough, namely the 

Innovation Centre at Tresham College, however this was closed down 2 years ago 

due to the college’s redevelopment plans. 

Centre Name / 
Location 

Units Facilities Terms Occupancy 

Scott Bader 
Innovation Centre, 

Wollaston 

20 

(20 – 
230 
sqft) 

Security and 24/7 
access, flexible 

space, reception, 
telephony, meeting 

and conference 
rooms, post handling, 

Flexible 
terms, 

with one 
month 
notice 

c. 75% 
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Centre Name / 
Location 

Units Facilities Terms Occupancy 

broadband, parking 
and kitchens 

Table 4.1 – Managed Workspaces in Wellingborough (AVL, 2015) 

 

Enquiries for Council Owned and All Commercial Property 
 In this section we discuss the number of enquiries the council has received for their 4.23

own commercial premises in the district. 

Council Owned Property Enquiries 

 The Council has recorded the number of enquiries they have received in regard of 4.24

their own commercial premises from May 2014 to May 2015; however this is not 

broken down into offices and industrial premises. The Council received a total of 125 

enquiries during this period, as presented at Figure 4.8. No correlation is presented 

with the enquiry data, however the Council received the most enquiries during March 

2015. It can be seen that the number of enquires have picked up over the last 6 

months which reflects the continued improvement in the economy and therefore as 

the economy continues to improve it is likely that demand for space should also 

increase.  

 

Figure 4.8 – Enquiries for Council Owned Property (WBC, 2015) 
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All Property Enquires 

 The Council has also collated enquires form agents/occupiers looking for space 4.25

across Wellingborough and just in respect of Council owned properties. We set out 

below the enquires received for B1 and B2/B8 uses over the last 3 years. 

 Figures 4.9 and 4.10 again show that enquiries for properties have increased over the 4.26

last 6 months, which reflects the confidence in the economic recovery and future 

growth prospects. Based on the nature of the enquires logged by the Council, it is 

clear that the majority of the demand is for B2/B8 rather than B1 Offices; this reflects 

the conclusions emerging from the property market analysis which identifies that 

B2/B8 sectors dominate that employment market in Wellingborough.  

 
 

Figure 4.9 – Enquiries for All B1 Commercial Property (WBC, 2015) 
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Development Monitoring Data 
 In this section we review the development monitoring data for the Borough of 4.27

Wellingborough between 2011 and 2015. The data specifically reviews the planning 

permissions of B Class uses during this period, and whether these units have been 

developed or if the scheme is stalled. This helps us to understand what is being 

brought forward in the borough, and what is likely to come forward over the next few 

years. The following tables present the quantum of floorspace gained between 2011 

and 2015, the amount of floorspace which has been redeveloped to other uses 

(primarily residential), and the net gain in floorspace. 

 

Figure 4.10 – Enquiries for All B2/B8 Commercial  Property (WBC, 2015) 

Type B1 

Size 
(Sq. 
m) 

Gains Losses Net Gain 

2011/1
2 

400 9,838 -9,438 

2012/1
3 

549 2,420 -1,871 

2013/1
4 

1,246 550 696 
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2014/1
5 

726 0 726 

Table 4.11 – Development Monitoring Data 
B1 Uses in Wellingborough (WBC, 2015) 

Type B2 

Size 
(Sq. 
m) 

Gains Losses Net Gain 

2011/1
2 

9,409 4,030 5,379 

2012/1
3 

7,299 247 7,052 

2013/1
4 

0 97 -97 

2014/1
5 

3,232 2,769 463 

Table 4.12 – Development Monitoring Data 
B2 Uses in Wellingborough (WBC, 2015) 

Type B8 

Size 
(Sq. 
m) 

Gains Losses Net Gain 

2011/1
2 

15,805 150 15,655 

2012/1
3 

488 2 486 

2013/1
4 

0 0 0 

2014/1
5 

4,948 13,439 -8,491 

Table 4.13 – Development Monitoring Data 
B8 Uses in Wellingborough (WBC, 2015) 



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

 In 2011/12, there was a significant net loss in floorspace for B1 uses, due to the 4.28

change of use regulations enabling B1 to be converted to residential uses without the 

need for planning. However, there was a significant gain in floorspace for B2 and B8 

uses. There was a particular increase in floorspace for B8 uses. B8 uses demand 

more space and therefore, fewer developments create more floorspace, when 

compared to B1 and B2. The largest storage or distribution unit which has been 

completed was at Huxley Close for a unit sized 12,183 sq. m.  

 Similarly, in 2012/13 there was a net loss in B1 uses due to change of use or 4.29

extensions. There were a couple of larger B2 units completed over 2,000 sq. m, 

however, one was a retrospective application.  

 Most of the completions in 2013/14 were for change of use, rather than the erection 4.30

of new buildings. There was a slight gain in B1 uses, loss in B2 and no change in B8 

floorspace.  

 In 2014/2015, there were small gains in B1 and B2 uses and a significant loss in B8 4.31

uses. The loss in B8 floorspace was due to change of use to Leisure and combined 

B1/B2/B8. There seems to have been a limited number of completed units for B Class 

uses over recent years. This may be due to funding issues, stalled schemes and 

uncertainty in the market.   

 As a result of the figures displayed at Table 4.11, there has been a net loss of 9,887 4.32

sq. m of B1 floorspace in Wellingborough between 2011 and 2015. Although, 2,921sq 

m of new B1 offices have been completed, there has been a loss in the overall stock 

of B1 space within the borough this loss of spaces correlates with the government 

introducing B1(a) office to C3 residential permitted development rights in May 2013.  

 Table 4.12 demonstrates that there has been a net gain of 12,797 sq. m of B2 4.33

floorspace and Table 4.13 shows that there has been a net gain of 7,650 sq. m of B8 

floorspace. Supply of B1 units needs to be increased to meet current requirements of 

occupiers at present and future need, given the considerable demand for Grade A 

floorspace in the district, and wider area. However, development viability is likely to 

be limited; which we discuss in further detail below. 

Development Finance 
 The funding and viability of property development is currently under a major 4.34

constraint on the development pipeline. Funding is only one aspect of delivery for 

developers to manage, they also face other constraints which include obtaining 

planning permission and land availability. Since the economic downturn in 2008, the 



  Borough Council of Wellingborough 
 Employment Study 

 August 2015 

 

  
 

  
 

property market has faced unique challenges; and only recently have we seen some 

signs of recovery.  

 The economic downturn resulted in a vicious cycle for property. The banks have been 4.35

over exposed too and have been required to recapitalise their balance sheets. 

Lending, particularly on sub-prime assets, is a partial explanation for the financial 

crisis. As a result, over recent years we have witnessed reduced appetite for property 

lending, and the lending which has taken place has been on less favourable terms.  

 Furthermore, this also resulted in reduced occupier demand across all sectors, 4.36

therefore driving down rents and reducing overall viability of new build projects and 

the banks’ ability to lend. However, occupier demand has started to improve over the 

last year; and some developers have started to build speculatively. The cost of 

finance is starting to fall, which is increasing investment appetite.  

 Finally, the general rising costs of households and falling real incomes is creating a 4.37

squeezing effect which is reducing the amount of spend and the confidence of 

general consumers of business products and services.  

Development Viability 
 The unsustainable level of debt and the credit crunch resulted in the recent economic 4.38

downturn and austerity, which in turn had a negative effect on occupier demand and 

therefore viability. Consequently there are now fewer viable schemes for traditional 

bank funding.  

 Commercial pressures which impact upon the sensitivity of the development include: 4.39

 Land values – in our experience we are seeing two types of landowner: a) those 

which are well funded and do not have to sell, and b) forced sellers due to the need 

to deleverage or worse, insolvency. Those landowners in the former category are 

in the fortunate position that they can wait in the expectations that values (and 

demand) will recover.  

 Occupier demand – commercial property occupiers have been squeezed during 

the recession, meaning that property occupancy was reduced or static, though this 

is improving now that that economy is seeing signs of recovery. Demand for new 

property has generally been for specific requirements, hence why churn has only 

just started to increase. This resulted in many markets with an over-supply of stock 

and reducing rents, coupled with greater tenant incentives. However, tenant 

incentives are starting to reduce and rents are showing signs of recovery. The 

market is still relatively competitive which can make new development non-viable 

as tenant’s expectations cannot be met by the developer.  
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 Covenant Strength – coupled with the weaker rents is a softening of yields, 

particularly second and third tier companies; most of which are SMEs. 

Notwithstanding this, tenants are now able to negotiate more flexible lease terms, 

which is concern for landlords and developers/funders as tenants may default. 

However, investment appetite is improving due to the falling cot of finance.  

 Policy Costs/Risks – Government policies such as empty rates add significant risk 

to a project. For example, office developers only receive 3 months empty rates 

relief which is simply not sufficient in the current property market. Costs and 

uncertainty around the Community Infrastructure Levy (CIL) charge, and site 

specific S106s, add to the viability gap.  

 Developers profit and contingency – due to the substantially increased costs 

involved in property development we are seeing an emerging trend for developers 

and their funders to target higher levels of profits; partly to act as a buffer to risk.  

 Fundamentally, sectors such as larger distribution and warehousing where 4.40

companies have good, if not excellent, covenant strength will not face problems 

securing development finance. Financial institutions such as pension funds, are 

actively seeking this type of prime retail asset and have effectively filled in the breach 

of debt finance. However, less prime developers and tenants face significant hurdles 

at the present time and unless significant amounts of equity are available, 

development will not proceed.  

 New start-up companies also face significant challenges whereby the demand from 4.41

landlords can be financially onerous. For example, 6 months’ rent up front as a 

deposit, or requesting tenants sign up to longer lease lengths, which for a new start 

business is not palatable.  

 In regard of Wellingborough, Grade A B2 industrial and B8 warehousing and 4.42

distribution properties are commanding (and achieving) high rents at present due to 

the demand for premises along and in proximity to the M1. Initial yields for industrial / 

distribution units in this area are circa 7.5% resulting in viable developments in most 

instances. However, Wellingborough does not seem to be a preferable for offices and 

consequently B1 units are not achieving high rents. As initial yields for offices are 

somewhat higher (c. 9.5%), and rents are only marginally higher than industrial rents, 

this renders B1 development unviable in most cases. 

Future Requirements / Commercial Prospects 
 Confidence and investor interest is now increasing in prime regional markets, such as 4.43

Northamptonshire. Secondary markets are also expected to fare better than in recent 

years – in all cases characterised by a lack of good quality new supply. Industrial 
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property has performed well and a dearth of supply means this will continue to look 

like an attractive sector. Regional markets are beginning to pick up, reflecting 

increased economic confidence, and although substantial challenges or uncertainties 

remain, the property market in Northamptonshire has shown signs of recovery and 

will continue to prosper.  

 Having lagged behind the occupier recovery in Central London, 2014 was the year 4.44

when demand for regional offices returned, which was relevant in Wellingborough 

also (Figure 4.6). There has been a notable shift in appetite from investors for value 

adding opportunities. With economic forecasts to remain at, or above, trend rates in 

2015, occupier markets will also continue to benefit.  

 A severe shortage of stock, particularly in areas of highest occupier demand, 4.45

continues to influence the industrial market. Speculative development will only go so 

far to address this situation, with a mismatch in some regions between what is being 

development and what requirements exist. Occupier decisions will be driven by where 

supply is located, rather than their ideal location if they are not prepared to wait for a 

Build to Rent unit. From a landlord’s perspective these are all positive signs for the 

industrial market, not least because rental growth is increasingly becoming part of 

overall returns
29

.  

 The comprehensive market assessment which we have undertaken in the above 4.46

sections presents the future market drivers of the district. Our analysis presents that 

Wellingborough is unlikely to become an established office location due to limited 

demand and development viability issues (low rents and yields); however in contrast, 

there is evidently high take-up for small units and therefore it may be appropriate to 

bring forward a new managed workspace / incubation centre for start-ups and SMEs. 

The current office stock meets the demand of local businesses as there is a supply of 

Grade B units, which command affordable rents. However, the B2 / B8 market is the 

key driver in the district as it is an established location for manufacturing & distribution 

industries, with strategic access. There is likely to be growing demand for this type for 

space from HPTs, food and drink industries, creatives and logistics.  

Summary 
 The most popular locations for offices during the reviewed period in Wellingborough 4.47

were Park Farm Industrial Estate, Booth Drive, Regent Park, and Sheep Street. Note 

the majority of transactions at these locations were for small units in shared serviced 

offices.  

                                            
29

 CBRE UK Property Market Outlook 2015 
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 Since the time of the Northamptonshire Enterprise Partnership Workspaces 4.48

Assessment Report (2014), we note there is still only one managed workspaces in 

Wellingborough, with a relatively high occupancy rate of above 75%. The units within 

these centres are mostly smaller units, and all are under 1,000 sqft. Rental 

information was not available for these centres.  

 In terms of enterprise, the Socio-Economic Performance section reports a business 4.49

start-up rate of 4.2 new businesses per 1,000 population, based upon the total 

population in Northamptonshire at 2011. The local economic assessment (LEA) 

however reports a business start-up rate of 6.5 new businesses per 1,000 population; 

though this is based on Northamptonshire’s working age population (16 to 64 years). 

We envisage that there is therefore likely to be demand for a new managed 

workspace / incubator centre, particularly as the existing centres have high 

occupancy levels.   

 In terms of Council owned property, the vacancy rates of industrial premises have 4.50

reduced considerably from 2014 to 2015. Office vacancies are relatively low and the 

vacancy rates of this workspace type remain relatively flat. We note the Council has 

received 125 enquiries for its own premises over the last year. 

 There has been limited development of new B Class units in the district over the last 4.51

few years. Most of the planning permissions received have been for change of use or 

for small extensions. Some of the larger developments have not yet been completed 

or started on site; therefore we envisage that this may be due to issues with funding 

or developer uncertainty and viability in respect of B1 uses. 

 As aforementioned there are two committed SUEs in Wellingborough, namely 4.52

WEAST, Wellingborough North as well as the employment area of Appleby Lodge. In 

summary, the employment land in each of these is as follows: 

 WEAST ;50.54 has
30

 

 North Wellingborough – 6.69 has
31

 

 Appleby Lodge – 54.36 has
32

 

 Therefore a considerable amount of employment land may be brought forward upon 4.53

the delivery of the SUEs and Appleby Lodge. 

                                            
30

 WP/2004/0600 
31

 WP/2012/0525 
32

 WP/2013/0190 
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5 Commercial Assessment of Selected Sites  

 In this section of the report we provide an overview of each of the employment sites 5.1

for which we were asked to provide a commercial assessment. We understand that 

the Council has already prepared Assessment Sheet for the Employment Sites and 

that our analysis below will be factored into these assessments. The key factors that 

we have taken into consideration are as follows: 

 Location  

 Frontage  

 Established employment location 

 Neighbouring uses  

 Access  

 Infrastructure requirements  

 Land Assembly  

 Market Activity  

 

Site  Comments  

EM22 – Water 
Garden, 
Wellingborough Road  

An existing employment site with good road frontage 
onto the A510, the main road between 
Wellingborough and Finedon. The existing units to the 
front of the site appear to be of poor quality; however 
they looked to be relatively well occupied.   

Given the nature of the existing occupiers, a scheme 
providing small business units at reasonable rental 
level would be appropriate for the site to the rear; 
however the site does sit to the rear of the existing 
units and therefore improved signage maybe required 
so that occupiers can identified at the entrance to the 
site.  

Town Centre Sites 

EM23 – Market 
Square 

As part of a comprehensive mixed use scheme, the 
site could include an element of office floorspace 
most likely providing smaller units (1,000 sqft) to 
reflect the nature of demand within the town centre.  

The site is in the town centre access via public and 
private transport is good and there are a host of 
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facilities/services available to businesses and their 
employees. 

Offices at 12 Sheep Street achieved prime rents of 
£9.00 p.sf between 2009 and 2015; however some 
occupiers paid as little as £6.60. The average lease 
length here is 5 years and businesses are mostly 
SMEs. The town centre will continue to be an ideal 
location for the majority of SMEs given the local 
facilities and relatively low rents.   

EM24 – Swansgate  The site is currently an operational shopping centre; it 
is therefore unlikely that a B1 scheme on this site in 
isolation will be viable given the value of the existing 
asset. However, as part of a comprehensive mixed 
use scheme, the site could include an element of 
office floorspace most likely providing smaller units 
(1,000 sqft) to reflect the nature of demand within the 
town centre.  

Given the site is in the town centre access via public 
and private transport is good and there are a host of 
facilities/services available to businesses and their 
employees.  

EM34 – High Street / 
Jackson Lane 

The northern part of the site is laid out as a surface 
car park and could come forward as a first phase of 
development. However, this part of the site feels more 
edge of centre and is adjacent to existing residential 
uses; and therefore maybe better suited to residential 
use.  

Given the town centre location, B1 uses as part of a 
comprehensive development should be consider as 
part of the mix of uses deemed to be appropriate for 
this area.  The value generated from a residential led 
scheme could potentially be used to cross fund the 
development of the employment element.  

Offices along the High Street achieved prime rents of 
£8.85 psf between 2009 and 2015. Therefore rents 
would need to increase considerably if any 
commercial development were to be viable, unless 
they are cross funded by more valuable uses, such as 
residential. We understand that the site was in a 
number of land ownerships; however the Council has 
secured a CPO to assist with land assembly and thus 
the future redevelopment of this site (i.e. reducing 
potential risks/delays associated with land assembly 
and therefore improving the sites attractiveness to 
developers).  
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EM35 – Alma Street / 
Cambridge Street 

Alma Street is very much a residential street and 
Cambridge Street appears to be dominated by 
Takeaways/A3. Apart from one corner onto Alma 
Street, the majority of the site lacks any main road 
frontage and therefore is likely to be unattractive for 
employment uses.  It will be necessary to reconfigure 
the site to ensure visibility/permeability for any new 
development and create better links into the rest of 
the town centre,   

Chequers Lane, is relatively narrow and provides 
access to the garages for houses on Alma Street and 
this access is likely to continue to be required to 
service these properties; however it could be 
developed into a new service road or a through road 
to improve the permeability of the site.  

There also appeared to be number of older 
warehouse type properties which could lend 
themselves to conversion to provide flexible/managed 
workspace; however, it is unlikely that theses 
conversions will be viable without public sector 
funding or cross funding from higher value uses such 
as residential  

Given the residential nature of the surrounding area, 
the lack of street frontage and potential viability issues 
associated with converting existing buildings the 
redevelopment of this site for alternative uses should 
be considered, which could include some employment 
uses depending on viability. 

 

EM19 – Sanders 
Business Park  

The site is within the existing Finedon Business Park, 
adjacent to B2/ B8 uses.  The industrial estate has 
good access to the M1 via A510 /A509 and A45. The 
estate is well occupied and has limited supply. 
Industrial units reached prime rent of £7.70 between 
2009 and 2015.  

The site is undeveloped and appears to be available 
for development; with access available from either 
Stewarts Road or Sanders Road.  

The site is adjacent to a roundabout and development 
on the site will have good frontage onto the road and 
a prominent position within the existing estate.   Given 
that the estate is an established employment location 
we consider this site to be appropriate for 
employment uses.  
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Finedon Road Industrial Estate Sites 

EM2 – 23-25 Don 
White Road, Sanders 
Road 

The Finedon Industrial Estate is an established 
employment location within Wellingborough, with 
good access to the M1 via A510 /A509 and A45.   

During 2009 to 2015 occupiers paid rents of circa 
£4.50 psf, and the average lease length agreed was 5 
years. The estate experiences high churn rates. 
Occupiers on the estate most include manufacturers, 
building merchants, motor services and food & drink 
companies.  

Given that the neighbouring uses to all of these sites 
are adjacent to existing B2/B8 uses and that the 
Finedon Road Industrial Estate is an established 
employment location we consider that the sites 
allocated within this estate are appropriate for 
employment development. 

EM27 – Rixon Road 
South  

EM28 – Rixon Road 
East  

EM29 – Rixon Road 
West  

EM 30 – Rixon Road 
/ Bevan Close  

EM31 – Sanders 
Road East  

EM32 – South of 
Rixon Road / North of 
Finedon Road 

This site is south of the Finedon Road Industrial 
estate and is adjacent to residential uses to the west 
and south.  Given the proximity of the existing 
residential uses any development of this site will need 
to include sufficient buffer to help avoid any potential 
disputes.  Potential occupiers may also be 
discouraged from taking space within any units built 
on this land due to potential for complaints from 
residents.  

Given the potential for conflict between the uses, the 
Council may wish to consider allowing the allotments 
to be developed for an alternative uses (e.g. 
residential); retaining the green buffer between the 
allotments but seeking to develop the eastern end of 
the site possible for alternative forms of employment 
such as A3 / Budget Hotel / Pub / Crèche to service 
the rest of the estate; which could assist on improving 
the attractiveness of the other sites within the estate.  

 

EM26 – Eastfield 
Road 

The site is accessed off Finedon Road but has no 
direct frontage onto the main street, and access is 
view a service road adjacent to the retail (trade) units. 
Part of the site is already occupied and used by 
Balfour Beatty/Northamptonshire County Council.  

The northern and western part of the site is adjacent 
to existing residential units and therefore any new 
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development will need to ensure that there is a 
suitable buffer in place between these uses.  

Given the proximity of Finedon Industrial Estate, 
occupiers are more likely to consider the established 
estate as a preferred location rather than Eastfield 
Road, which has issues with access and visibility, not 
to mention neighbouring uses. It may be appropriate 
to release the western end of the site for residential 
development and focus new employment 
development on the site of the existing employment 
uses. 

 

EM42 – Abattoir / 
Latter Day Saints  

The site is located opposite the existing Leyland 
Trading Estate which offers a range of smaller units. 
The units at Leyland Trading Estate are mostly under 
3,000 sqft and this location experienced 39 
transactions for small industrial workshop units during 
2009 to 2015; illustrating clear demand for this type of 
unit. Prime rents paid for industrial premises at this 
estate were £6 psf and the average lease was 3 
years, indicating flexible terms and that most 
businesses are either SMEs or start-ups. This estate 
is fully occupied.  

The site was the location of the former abattoir which 
has been demolished. The site has frontage onto the 
Irthlingborough Road, however, access to the site is 
currently poor with the road narrowing quite 
considerably at certain points (including over the 
River Ise) , including only being wide enough to 
enable one car to pass through it at a time.  

Development of this site may require improvements to 
the Irthlingborough Road to improve access and also 
allow larger vehicles to access the site. It is 
questionable whether an employment led scheme 
could afford to deliver the required infrastructure 
improvements.  However, we understand that the 
proposed Stanton Cross Sustainable Urban Extension 
will include improved access roads which will benefit 
this site and therefore improve accessibility and the 
attractiveness of this site as an employment location.  

 

Table 5.1 - Commercial Assessment of Selected Sites   
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 Based on the above analysis,  we consider that parts or all of the following sites could 5.2

be released for alternative uses: 

 EM26 – Eastfield Road  

 EM32 – South of Rixon Road / North of Finedon  

 There is the potential for conflict between employment and neighbouring residential 5.3

uses on these sites. There are also access issues associated with Eastfield Road and 

there are better allocated sites, particular within the Finedon Road Industrial Estate 

which are likely to be more attractive to potential occupiers than these two sites.  

 With regards to Alma Street the lack of street frontage make the site an unattractive 5.4

proposition for employment uses, however subject to viability the potential for some 

employment uses as part of mixed used scheme should be considered.  
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6 Conclusions  

 In this section we present our key findings from the comprehensive analysis we have 6.1

undertaken of the market and sites above. We firstly discuss the industrial and office 

market in Wellingborough, and then make recommendations as to which employment 

sites should be brought forward during the plan period.  

Industrial Overview 
 In terms of the industrial market in Wellingborough, the key conclusions emerging 6.2

from our analysis are as follows: 

 The market has experienced significant churn and industrial properties have 

experienced good demand. However, occupiers are seeking more modern, high 

spec units for which there is no supply of at present.  

 Units between 1,001 and 5,000 sqft experienced highest demand over recent 

years, particularly at Leyland Trading Estate (accounted for 20% of all 

transactions). However, units in this size category are also in the greatest supply.  

 Large warehouses sized over 100,000 sqft saw high demand over the reviewed 

period, with 8 transactions. There is a limited supply of larger warehouses in the 

borough.  

 The supply of appropriate space is decreasing, which is likely to be the reason for 

the total number of transactions in the borough decreasing from 2013 to 2014.  

 All of the industrial premises available are second-hand Grade B. Void properties 

are now seeing take-up due to the low supply of quality stock.  

 The resultant squeeze of supply in premises has seen deals return to pre-

recession levels and in most instances, deals are being done at asking levels, with 

little incentives being given. 

 BNP Paribas CIL Study suggests industrial land values in the borough are 

£283,000 per acre.  

 The industrial sector is leading the way in Wellingborough in commercial terms.  

 There is likely to be demand for new stock, particularly at the smaller end of the 

market. However once supply outweighs demand, this will have a dampening effect 

on values.  

Office Overview 
 Here we provide a summary of the Wellingborough office market: 6.3
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 The highest demand for premises over recent years has been for property which is 

below 1,000 sqft in business centres. Slightly larger offices between 1,001 and 

5,000 sqft have also experienced good take-up levels. There are a growing number 

of SMEs and start-ups whom require such small space. In terms of demand for 

larger offices, this has been limited.  

 Park Farm Industrial Estate experienced the highest take-up of offices due to its 

supply of smaller units 

 The number of transactions per annum for office space increased by 37% from 

2010 to 2014, and this growth is likely to continue in 2015 as the economy 

continues to improve.  

 There is a good supply of smaller offices available to prospective occupiers i.e. 

SMEs and start-ups; however there is limited availability of any units over 5,000 

sqft for larger and more established occupiers.  

 The supply of Grade A space in Wellingborough is very limited. Occupiers are now 

seeking modern, high spec offices.  

 Average rents paid by occupiers over recent years have been £10.70 psf. This will 

need to increase for any new development to be viable.  

 There is only one managed workspace in Wellingborough which is operating at a 

high occupancy. It is envisaged that there is likely to be demand for a further 

facility.  

 The BNP Paribas CIL study assumes benchmark land values for commercial 

offices across all of North Northamptonshire are circa £444,000 per acre. 

 Agents consider that the office market in Wellingborough is generally poor with little 

demand.  

Selected Sites 
 As part of analysis we asked to undertake a review of 17 employments sites which 6.4

the Council considered as potentially being marginal locations in terms of 

employment uses following their own review of the sites.  The AspinallVerdi analysis 

will be used to provide a commercial input to inform the Council’s own Employment 

Land Review.  As part of our analysis, we have considered a number of factors 

ranging from location to access to neighbouring uses to determine whether the 

proposed sites are suitable for employment uses.  

 Based on the analysis we have undertaken, the majority of the sites we reviewed are 6.5

suitable employment sites; we summarise below our key conclusions: 
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 Town Centre Sites – the review was of 4 sites, including the potential 

redevelopment of the Swansgate Shopping Centre, High Street/ Jackson’s Lane, 

Alma Street/Cambridge Street North and the Market Square areas. In terms of 

employment uses B1 offices or managed workspace would be the most 

appropriate; however, given the rental levels associated with office development, 

viability issues will need to be overcome. It is unlikely that employment uses in 

isolation on these sites will be deliverable, however, as part of mixed used scheme 

with more valuable uses (such as residential) potentially cross funding the 

employment elements of the scheme.  

 Established Industrial Estates / Employment Locations – the majority of the sites 

reviewed are within or adjacent to existing industrial estates (e.g. Finedon Industrial 

Estate and Leyland Industrial Estate) or have employment uses already being 

undertaken on/adjacent to the sites (e.g. Land at Doddington Road and Water 

Garden). Given that the sites within these locations are already within established 

employment locations we considered these allocations to be appropriate.  

 Potential Sites for Release for Alternative Uses – based on the analysis that we 

have undertaken, we consider that parts or all of the following sites could be 

released for alternative uses: 

o EM26 – Eastfield Road  

o EM32 – South of Rixon Road / North of Finedon  

The potential for conflict between employment and neighbouring residential uses on 

both sites and the access issues associated with Eastfield Road are defining factors. 

Furthermore there are better allocated sites, particular within the Finedon Road 

Industrial Estate which are likely to be more attractive to potential occupiers than these 

two sites.  
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APPENDIX 2: ASSESSMENT OF EXISTING ESTABLISHED INDUSTRIAL AREAS  
 

Site name:  Denington Road Industrial Estate 

 
Site reference: DR 

Site area:  28.69 ha  

Ward: Irchester Ward  

Location 
description:  

The site is located in the south of Wellingborough Road within the ring road.  

Site map: 

 
No of units: 111 units  

Current use 
classes: 

Mix of B1, B2 and B8 

Owners: Various 

Agents: Various 

Percentage 
occupied and 
occupiers:  

85% occupied, including the Open University, Firmenich, Lonsdale Print 
Solutions, Belgrade Insulations, Frutarom. 

Percentage 
vacant: 

15% 

Continuation of 
use:  

Highly likely  

Age and quality of The estate was developed around the mid 1960's, therefore most of the buildings 
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buildings:  are 40-50 years old.  

Quality of 
environment : 

Reasonable environment, no real landscaping.  

Adjacent land 
uses: 

Residential development lies to the west and north of the site, there is also a 
cemetery and school to the north east. Some employment uses lie to the east. As 
well as sports pitches, Important Amenity Areas and Environmentally Important 
Open space. The A45 runs along the south of the site. The site is constrained by 
surrounding land uses.    

Development 
potential  

The site is already heavily developed; there is some redevelopment potential on 
at least 2 sites. However the estate is confined by existing development and 
therefore expansion is not really an option. The land to the east of the site is IAA 
and EIOS.  

Accessibility: The site can be directly accessed from the A45 and A509 from the south. The 
north of the site can be accessed via London Road from the town centre by car or 
by foot as there are pedestrian walkways throughout the estate. There is a cycle 
route from the town centre to little Irchester that passes by the London Rd 
entrance to the estate. The site is served on an hourly of better basis by the x47 
bus. This road has multiple traffic lights and the area has particularly heavy traffic. 
This is also due to the nearby Tesco superstore and KFC. The roads in this area 
and throughout the estate are not as wide as other industrial estates in the 
borough, possibly not suitable for HGV’s. 

Parking facilities: The majority of units provide adequate parking facilities, however there is some 
on street parking  

Distances: 400m to regularly served bus stop  
1.5 miles from Wellingborough Train Station  
100m to A45 Trunk Road  
Around 20 miles to the M1 
Around 70 miles to London 

Market 
attractiveness: 

This site provides direct access on to the A45, which also connects with both the 
M1 and A14. However many of the original buildings are not in keeping with many 
current industries’ requirement’, so may require reconfiguration. 

Other information: The adjacent area has seen substantial retail development close by and is the 
closes of the estates to the town centre 

Overall view:  
 
 

Many of the original buildings are not in keeping with many current industries’ 
requirements; the council is proposing to meet with owners and occupiers to 
discuss opportunities to regenerate the estate. 

 

 

 

 
 
  



   

 

125 
 

Site name:  Finedon Road Industrial Estate  

Site reference: FR 

Site area:  94.17 ha  

Ward: Rixon Ward  

Location 
description:  

The industrial estate is located North East of Wellingborough town. The estate 
benefits from superb road and rail links with the A14 and A45 (major dual 
carriageways. It is 2 miles away from the Midland mainline with direct access to 
London St Pancras in 54 minutes. Nottingham station is only about and north 
bound. 

Site map: 

 
No of units: 284 

Current use 
classes: 

Mix of B1, B2 and B8 

Owners: Various 

Agents: Various 

Percentage 
occupied and 
occupiers :  

95% occupied. Businesses include Weatherbys, Tingdene Homes, Mahle 
Powertrain (previously known as Cosworth Technology), Bushboard, Hampton 
Steel, Norbert Dentressangle. The council has 12 units on this estate, only one of 
which is vacant. Enquiry levels have increased as well as lettings. 

Percentage 
vacant: 

5% 

Continuation of 
use:  

Highly likely.  

Age and quality of 
buildings:  

The estate commenced development around 1965 and is subject to continued 
development today (e.g. OGEEs Business park). The main bulk of the buildings 
have 20-30 years economic life left and are all approximately 30 years old. There 
is a broad range of size, layout, age and quality of units to suit many uses. 

Quality of 
environment : 

Most of the estate is well maintained, generally clean roads and tidy units. 
However there is little landscaping within the estate and some of the sites have 
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become waste land of scrub land, for example off of Don white Road and Sanders 
Road. Area could be enhanced.  

Adjacent land 
uses: 

The site is located on the outskirts of the town, adjacent land uses include 
residential estates to the south west, Great Harrowden golf course is located to 
the north west. Fields surround the remaining north and eastern edges. The 
railway line and a water course run along the eastern edge of the site.  

Development 
potential  

There are at least 5 plots that could be developed in the future and a further 5 
plots that have redevelopment potential. The site could expand slightly to the 
north and possibly north east.  

Accessibility: Coming in from the north, Finedon industrial estate is accessible via the A509 and 
A510. Access from the south would be via the A510 from Finedon or via Finedon 
Road from the town centre. Two main roundabouts lead into the site and a 
crescent road joins the north of the site to the south. The most eastern part of the 
site, east of the railway, is not linked to the rest of the site and is accessible from 
the A510. Generally access to the site is good for all vehicles, with reasonably 
wide roads. The site is served on an hourly or better basis by the X1 and bus 45. 
There is a cycle route leading from Finedon to the estate. There is also an un-
adopted cycle route in the town that leads to the estate. The site could be 
accessed by foot by pedestrians from the town via Nest Lane and a footway 
adjacent to Northern Way. There are pedestrian walkways throughout the site.    

Parking facilities: The majority of units within the estate provide parking facilities. There is some on 
street parking on some of the smaller roads e.g. Vaux road, however this 
generally does not seem to be a problem in the area. 

Distances: 1 mile to regularly served bus stop  
2 miles from Wellingborough Train Station  
4 miles to A45 Trunk Road  
Around 20 miles to the M1 
Around 70 miles to London  

Market 
attractiveness: 

The estate will form an important gateway to the new development at 
Wellingborough East. This combined with the excellent accessibility and mix of 
units available mean that interest in units on the estate is favourable. Vacancy 
rates have decreased significantly over the last 3 years with the market lifting and 
enquiries increasing. 

Other 
information: 

There is a water course running through the site and adjacent to the site, flood 
zones 2 and 3 are adjacent to the site in the east.   

Overall view:  
 
 

The estate is well orientated towards industrial use; the location is sustainable and 
accessible by multiple means. There are opportunities for new businesses to take 
up occupation on the estate, as well as room for growth of the estate itself, either 
outward or via some internal redevelopment. However the estate does not have 
any small unites available as they have all been leased, therefore there is not a 
range of different size units on offer for those seeking premises.  
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Site name:  Laurence Leyland Trading Estate33 

Site reference: LL 

Site area:  9.56 ha  

Ward: Isebrook Ward 

Location 
description:  

The Trading Estate is an established industrial area located east of the railway line, 
eastern edge of Wellingborough town centre. It is a 147 unit scheme (some now 
sub-divided) of terraces of modern industrial/warehouse/workshop units ranging 
from 400 – 4,261 sqft with generous parking and yard areas.  Each unit has full 
height roller shutter doors, an office and toilet accommodation.   There are current 
plans for expansion involving 7 additional units providing 28,683 sqft (2,667 sqm) 
floor space. Three (3) of the units are already under offer. The units will be available 
from February 2016.  The estate is a ‘seed-bed’ for new start –up companies, an 
ideal platform from which to develop and expand34.    

Site map: 

 
No of units: 147 units (sub-divided) 

Current use 
classes: 

Mix of B1, B2 and B8 

Owners: Northern Trust Company Limited 

Agents: Whittle Jones Chartered Surveyors 

Percentage 100% full. 

                                            
33

 Leyland Trading Estate - http://www.leylandtradingestate-wellingborough.co.uk/index.php 
34

 Underwoods - http://www.underwoods.co.uk/news_article.cfm?ID=13 

http://www.leylandtradingestate-wellingborough.co.uk/index.php
http://www.underwoods.co.uk/news_article.cfm?ID=13
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occupied and 
occupiers:  

Percentage 
vacant: 

0%  

Continuation of 
use:  

Likely 

Age and quality 
of buildings:  

The northern part of the site was built in the early to mid-1980s moving through to 
mid-2005. The southern part of the site is older again.  

Quality of 
environment: 

Leyland Trading Estate predominantly comprises terraces of modern industrial 
warehouse units with generous parking and yard areas. Each of the units has a 
personnel door and full height roller shutter door, office and toilet accommodation. 

Adjacent land 
uses: 

Residential development to the west. Railway line and Nene Valley Special 
Protection Area to the South. Farm land surrounding the north and west of the site.  

Development 
potential:  

Possible expansion of site to the east. Constrained by railway line and flood zone to 
the west.  

Accessibility: The site is easily accessible via Irthlingborough Road (B571) and from the A45 (50 
metres) leading to M1 to the West and A14 to the north. The site is not accessible 
on foot as the section of road across the railway line is not pedestrian friendly. There 
are also no cycle routes leading to the estate. There is a bus stop around 750 m 
away which is served on a daily basis however this is again across the railway 
bridge. 

Parking 
facilities: 

There are parking facilities for each unit on site.  

Distances:  750 metres to regularly served bus stop  
Half a mile from Wellingborough Train Station  
50 metres to A45 Trunk Road  
Around 15 miles to the M1 
Around 70 miles to London 

Market 
attractiveness: 

The facilities are competitively priced with standard 3 years leases with flexible 
terms. The estate benefits from manned guarding with dog patrol out of normal 
working hours with CCTV coverage to the security office offering enhanced security 
provision to the Estate. The trading estate is set to expand in 2016 and some of the 
units are already under offer. There are no current vacancies.  

Other 
information : 

In close proximity to the Nene Valley Gravel Pits Special protection Area.  
Website:  
http://www.leylandtradingestate-wellingborough.co.uk/index.php 

Overall view:  
 
 

The estate is privately managed with a mix of sizes of industrial units and is 
currently at full capacity.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.leylandtradingestate-wellingborough.co.uk/index.php
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Site name:  Park Farm Industrial Estate 

 
Site reference: PF 

Site area:  113.57 ha  

Ward: North of site is in Redwell Ward and south of site is in Queensway ward  

Location 
description:  

Site is located on the western side of Wellingborough town, adjacent to the A509, 
with Mears Ashby and Sywell to the west of the estate. 

Site map: 

 
No of units: 189 units  

Current use 
classes: 

Mix of B1, B2 and B8  

Owners: Various 

Agents: Various 

Percentage 
occupied and 
occupiers :  

95% Occupied. Existing occupiers on the Estate include MAHLE Powertrain 
(previously known as Cosworth Technology), Nimlok and Booker Distribution. 
 

Percentage 
vacant: 

5% vacant 

Continuation of Highly likely  
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use:  

Age and quality 
of buildings:  

Park Farm is a modern industrial estate which commenced development in the mid 
1980's and some areas of the estate are still being developed today. 

Quality of 
environment : 

The site is generally clean and tidy, and seems to be well maintained, with minor 
landscaping throughout.  

Adjacent land 
uses: 

The site is on the outskirts of town with residential estates to the east of the site. 
Fields and farmland are found to the north, south and west of the site. The site is 
bordered by some Important Amenity Areas to the north and south.  

Development 
potential:  

There are potentially 3 sites that have development potential within the estate. 
There is also potential to expand the site to the north, west or south as there are few 
constraints in the area.  

Accessibility: The site has direct access onto A509 ring road which provides good access to the 
A14 (7 miles north) via the A509 and Junction 15 of the M1 (12 miles) South West 
via the A45. It is also accessible via Sywell Road from the west of the site. Access to 
the site is suitable for all vehicles. The site is accessible via multiple cycle routes 
from the town to the north, south and centre of the site. There are also three 
pedestrian routes into the site that cross under the A509. There are pavements 
throughout the site. There nearest bus stop that is served on an hourly or better 
basis is a quarter of mile away from the site and accessible on foot.  

Parking 
facilities: 

The majority of units within the estate provide parking facilities. There seems to be a 
small amount of on street parking on some of the smaller roads e.g. Booth Drive, 
however this is not a major problem in the area. 

Distances: 1 mile to regularly served bus stop  
2.5 miles from Wellingborough Train Station  
2 miles to A45 Trunk Road  
Around 20 miles to the M1 
Around 70 miles to London 

Market 
attractiveness: 

There are a number of high profile occupiers on the Park Farm 
Estate including TNT Express, Plumbase, Ford, Ricoh and 
Booker Wholesale. 

Other 
information : 

There is some Important Amenity Areas and Local Wildlife Sites bordering the sites. 
Various watercourses near to site.  

Overall view:  
 
 

The estate provides a broad range of properties in an attractive environment. 
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Site name:  Victoria Business Park (A45)  

Site reference: VBP 

Site area:  26.16 ha  

Ward: Irchester Ward  

Location 
description:  

The site is located in the South East of Wellingborough town and is to the North of 
Little Irchester and the A45.  

Site map: 

 
No of units: 3 units 

 

Current use 
classes: 

All of the units are in B8 use (logistics and distribution)   
 

Owners: Prologis UK Ltd 

Agents: Prologis UK Ltd 

Percentage 
occupied and 
occupiers :  

100% occupied. The 3 units comprise Clipper Logistics Group (for Monsoon & 
Accessorize), DHL Supply Chain & Kuehne + Nagel Ltd 

Percentage 
vacant: 

0% 

Continuation of 
use:  

Highly likely  
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Age and quality 
of buildings:  

The site was built in the mid 2000’s and is Grade A quality 

Quality of 
environment : 

Good quality, some landscaping.  

Adjacent land 
uses: 

Irchester Country Park is located to the south of the site on the opposite side of the 
A45. Wellingborough town lies to the west of the site, including some employment 
development immediately adjacent. The River Nene and Nene Valley Gravel Pits 
Special Protection Area lie to the north of the site. this constrains the site somewhat.  

Development 
potential  

Site in full use so no redevelopment potential at present. Potential to expand to east 
possibly.  

Accessibility: The site is access directly from the A45 into the east of the site onto Claudius Way 
which envelopes the site. The site can also be accessed from the A509 on the west. 
Claudius Way is a wide road and suitable for all vehicles including HGV’s. The site 
is only accessible by foot from the north via the Embankment or Irthlingborough Rd 
and the site is not in close proximity to many residential areas. There is no 
pedestrian access from Irchester in the south. There are no cycle routes leading to 
the site. The closest bus route is on London Road or Irthlingborough Road and 
would still require a reasonable walk to the site via the northern entrance.  

Parking 
facilities: 

Each unit has good car and HGV parking facilities  

Distances: Not directly served by a bus route.  
2 miles from Wellingborough Train Station  
50m to A45 Trunk Road  
Around 20 miles to the M1 
Around 70 miles to London 

Market 
attractiveness: 

Highly attractive 

Other 
information: 

In close proximity to the Nene Valley Gravel Pits Special Protection Area.  

Overall view:  
 
 

Good quality employment site in a highly accessible location 
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Site name:  Finedon Sidings Industrial Estate

 
Site reference: FS 

Site area:  7.6 ha  

Ward: Harrowden and Sywell Ward  

Urban or Rural  Rural  

Location description:  Finedon Sidings Industrial Estate is an isolated pocket of development in 
open countryside. The site is located within the North of Wellingborough, off 
of the A509 and Finedon Station Road. The site is located about 1 mile 
West of Finedon.  

Site map: 

 
No of units: 22 units   

Current use classes: Mix of B1, B2 and B8 

Owners: Various 

Agents: Various 

Percentage occupied 
and occupiers:  

95% occupied  

Percentage vacant: 5% vacant  

Continuation of use:  Likely  

Age and quality of 
buildings:  

The estate was established in the last century and modest extensions have 
been allowed since 1945.  

Quality of environment : The site varies in age, quality and type of building. The overall quality of the 
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environment is reasonable and most of the site is tidy. The site is rural in 
character.  

Adjacent land uses: The site is located within the open countryside and is generally surrounded 
by fields and agricultural land. There is a Local Wildlife site adjacent to the 
estate in the north. The railway line runs directly along the west of the site 
and the River Ise runs along the eastern side of the site.  

Development potential  The site has some development potential on existing plots for expansion or 
infill. Development potential outward is limited due to some of the 
surrounding constraints highlighted in adjacent land uses. The site has 
previously had its development limited through Saved Planning Policy LH1, 
due to its location within the open countryside.   

Accessibility: Access from Finedon Station Road in the north is via Furnace Lane, a 
single track road, which is generally 3 meters wide without a footway, but 
with passing bays. Access from the south is also via Furnace Lane off of 
the A509, however access is more restricted here for some vehicles due to 
the low railway bridge. Roads here are possibly not suitable for HGV’s. 

Parking facilities: There appears to be some parking associated with most units.  

Distances: The site is not served by public transport.  
The site is roughly 1km from the A509, 1 mile from Finedon, 5 miles from 
Wellingborough and the A14 and 6 miles from Kettering. 

Market attractiveness: The site is not as attractive as other industrial sites within Wellingborough 
due to its rural location; age and grade of buildings.  

Other information: Previously covered by saved planning policy LH1 

Overall view:  
 
 

The site has limited future development potential due to its isolated location 
within the open countryside and its market attractiveness. Need to review 
the extant policy and decide whether it requires further protection, and in 
what form, though from general overview this seems unlikely.   
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Site name:  Sywell Aerodrome  

 
Site reference: SYA 

Site area:  24 ha  

Ward: Harrowden and Sywell Ward  

Urban or Rural  Rural  

Location description:  Sywell aerodrome is located in the west of the borough in close proximity to 
the village of Sywell and south east of the A43.  

Site map: 

 
No of units: 72 units  

Current use classes: Mix of B1, B2 and B8 

Owners: Various 

Agents: Various 

Percentage occupied 
and occupiers:  

92% occupied  

Percentage vacant: 8% vacant  

Continuation of use:  Likely  

Age and quality of 
buildings:  

The aerodrome developed from a flying club launched over 50 years ago. 
During the Second World War the Ministry of Aircraft erected several large 
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buildings which were used for the assembly and repair of bombers; most of 
these buildings still exist today, along with some additional development. 

Quality of 
environment : 

The site is tidy and well maintained. The grass verges and hedges are kept in 
good condition. There is landscaping around the site. Overall the site is of a 
good quality environment.  

Adjacent land uses: The village of Sywell and lies to the south west of the aerodrome. The rest of 
the site is surrounded by fields and agricultural land.  Sywell Old Village is 
directly adjacent to the site in the south and is a conservation area. There is 
a local wildlife site covering the river that runs along the east of the site.  

Development potential  There are few land constraints that would limit development of the site to the 
north and west; however there are other constraints limiting the site 
development. The site is located in the open countryside.  The approach 
roads to the complex are in any case narrow and winding in parts and are 
inadequate to cope with any material increase in road traffic movements, 
particularly that of HGVs. The internal layout of the aerodrome is also a 
cause of concern in view of the unsatisfactory multiplicity of access points 
and poor integral circulation, parking and delivery facilities. Whilst the 
aerodrome is relatively well hidden from approach roads, it does have a 
significant visual impact on the immediate rural environment, which 
development could further impact on. 

Accessibility: There is a bus stop in Sywell in reasonable proximity to the complex but is 
not directly served by public transport. There are pavements around the site 
and so it is accessible to pedestrians. The approach roads to the complex 
are narrow and winding and the site is at least 4 miles from a main trunk 
road.  

Parking facilities: The site is well catered for in terms of parking facilities.  

Distances: The site is in close proximity to Sywell and is roughly 5 miles from 
Wellingborough and less than 2 miles from the A43. The site is 4 miles from 
the A45 and 13 miles to the M1. 

Market attractiveness: This is the county's only significant airfield and is a base for 20 to 30 planes 
and a number of helicopters and as such is an important asset and can 
provide air taxi and freight services for local businesses. With expanding 
markets to overseas there may be an increased demand for this service. 
Some of the buildings however need to be bought up to date with current 
industry requirements.   

Other information: Surface water drainage has been problematical and periodic flooding occurs 
on site. Previously covered by saved policy SY1. 

Overall view:  
 
 

The site is a strategic asset to the borough, however any future development 
would need to be carefully managed due to the site’s rural location and 
accessibility. Need to review the extant policy and decide whether it requires 
further protection, and in what form.   
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APPENDIX 3: LONG LIST OF COMMITTED, ALLOCATED AND POTENTIAL EMPLOYMENT SITES 
 

Key 

 Sites discounted at the initial sieve stage (includes those with planning permission below 0.25ha and 5ha) 

 Sites included on the short list of potential sites (unallocated)     

 Shortlisted sites with planning permission 

List of abbreviations used in the ‘ref/ source' column below   

SSDPD Site Specific Development Plan Document  

CSS Core Spatial Strategy 

JCS Joint Core Strategy Employment Background paper 2013 

ELR Employment Land Review 

SELA Northamptonshire Strategic Employment Land Assessment  

WP Planning Permission  

LP Local Plan 

ED Site Promotion  

Key Site Ref/ source B1 
(gross 
has) 

B2 
(gross 
has) 

B8 
(gross 
has) 

Mixed 
(B1/B2/ 
B8) 
(gross 
has) 

Total 
(gross 
has) 

Comment/ reason for 
discount 
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 Stanton Cross 
WEAST (including 
Station Island) 

WP/2004/0600 
SELA[W1]              
ELR - 
E2/E13/JCS   
Map ref 72. 
ELR ref EE1-
11 

22.48 0 15.25 12.81 50.54 Discounted. Extant 
planning permission. 
Assessed at strategic 
(JCS) level.  

 Sanders Road 
Business Park  

WP/2004/0600 
SELA [5W] 
 

0 0 0 1.3 1.3 Discounted. Site forms part 
of WEAST planning 
application, designated as 
new highway, this is a part 
of a strategic site. 

 Upper Redhill 
(W/North) 

WP/2012/0525 
SELA[6W]/JC
S Map ref 73. 
ELR N3 & N4 

6.69 0 0 0 6.69 Discounted. Time 
extension planning 
permission to replace 
WP/20009/0150. Assessed 
at strategic (JCS) level.   

 Appleby Lodge WP/2013/0190 
SELA[14]. JCS 
Map ref 74  

0 4.86 49.5 0 54.36 Discounted. Extant 
planning permission. 
Assessed at strategic 
(JCS) level. Sectorial splits 
not specified.  

 2-20 Don Street, 
NN8 4FT 

WP/2014/0421 0.09 0 0 0 0.09 Discounted. Application is 
for extension which has a 
net gain of 0.089ha. Below 
threshold. 

 14 Nielson Road, 
Finedon, NN8 4PE 

WP/2010/0173 0 0.097 0 0 0.097 Discounted. Below 
threshold. Planning 
permission lapsed.  
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 4/5 Midlands 
Business Units, 
Finedon Road, 
NN8 4AD 

WP/2010/0477 0 0.22 0 0 0.22 Discounted. Part of site 
EM26. 

 23-25 Don White, 
Finedon Road, 
NN8 4FT 

WP/2010/0221 0 0 0 0.11 0.11 Discounted. Below 
threshold.  

 Leyland Trading 
Estate 

WP/2010/0302 0.056 0 0 0 0.056 Discounted. Site below 
threshold. 

 34-42 Sanders 
Road, NN8 4NL 

WP/2011/0294 0 0.4 0.22 0 0.62 Discounted. Application is 
for change of use between 
B uses. No net gain. 

 Plot U adj 
Rutherford Drive, 
NN8 6AQ 

WP/2011/0583 0 0 0.262 0 0.262 Discounted. Site was 
completed on 30/07/2013 

 16-20 Meadow 
Close, NN8 4BH 

WP/2012/0166 0.11 0 0 0 0.11 Discounted. Completed.  

 4 Unit 2, Everritt 
Close, NN8 2QE 

WP/2012/0185 0 0 0.2 0 0.2 Discounted. Below 
threshold.  

 12-14, Edmonds 
Close, NN8 2QY 

WP/2012/0238 0 0 0.018 0 0.018 Discounted. Below 
threshold. 

 61-65 Sanders 
Road, NN8 4NL 

WP/2012/0414 0.065 0 0 0 0.065 Discounted. Below 
threshold. 

 Hampton Steel 
and Wire Ltd, 39-
43 London Road, 
NN8 2DP 

WP/2013/0116 0 0.038 0 0 0.038 Discounted. Below 
threshold. 
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 304 Former 
Scrapyard, Station 
Road, NN15 5NT 

WP/2013/0420 0.053 0.046 0 0 0.099 Discounted. Below 
threshold.   

 Hendrickson Site 7 
(Unit 35), Sywell, 
NN6 0BN 

WP/2013/0339 0.088 0 0 0 0.088 Discounted. Below 
threshold.   

 Site B, Unit 1, 
Lancaster hanger, 
Sywell, NN6 0BN 

WP/2013/0337 0.066 0 0 0 0.066 Discounted. Below 
threshold. 

 Sywell Airport 
Business park, 
Sywell, NN6 0BT 

WP/2011/0051 0.1 0 0 0 0.1 Discounted. Below 
threshold. Started.  

 Land rear of 14-38, 
Davy Close,   

WP/2012/0566 0 0 0.36 0 0.36 Discounted. Site is under 
construction. Work started 
05/12/2014. 

 240 Sywell Road, 
Mears Ashby, NN6 
0DL 

WP/2012/0175 0 0 0.1 0 0.1 Discounted. Open storage 
(B8).  

 Mahle Powertrain, 
31 Booth Drive, 
Park Farm 
Industrial Estate, 
NN8 6GR 

WP/2013/0291 0.59 0 0 0 0.59 Discounted. Completed 

 Unit A, 22-24 
Denington Road, 
NN8 2QH 

WP/2013/0437 0 0 0.77 0 0.77 Discounted. Completed.  

 204 Holcot Lane, 
Sywell, NN6 0BG 

WP/2012/0564 0.028 0 0 0 0.028 Discounted. Below 
threshold. 
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 R/O 4-8 Barnabas 
Street, NN8 3HB 

WP/2013/0480 0.009 0 0 0 0.009 Discounted. Below 
threshold. COU from 
residential outbuilding to 
landlord's office. 

 7 Williams Way, 
Wollaston, NN29 
7RQ 

WP/2013/0531 0 0.021 0 0 0.021 Discounted. Below 
threshold. COU from B8 

 Land at 
Doddington Road, 
Wollaston  

SELA [8W] 0 0 0 3.8 3.8 Discounted. Site falls with 
neighbourhood plan area 
and will be considered as 
part of that process.  

 The Crispin Arms, 
14 Hinwick Road, 
NN29 7QT 

WP/2013/0654 0.017 0 0 0 0.017 Discounted. Below 
threshold. Completed.   

 Land R/O 14-38, 
Sywell Road, Davy 
Close, NN8 6XX 

WP/2013/0516 0 0.065 0 0 0.065 Discounted. Below 
threshold. 

 Eastfield Urban 
Quarter 

WP/2008/0050 0.16 0 0 0 0.16 Discounted. Below 
threshold.  

 38 Main Road, 
Earls Barton, NN6 
0TW 

WP/2014/0543 0 0.032 0 0 0.032 Discounted. Below 
threshold. 

 Furnace Lane, 
Finedon Sidings, 
Little Harrowden, 
NN9 5NY 

WP/2014/0473 0 0 0.118 0 0.118 Discounted. B8 open 
storage for vehicles. 
Completed.  

 15 Ladywell Court, 
Linnet Close, NN8 
4UL 

WP/2014/0414 0.004 0 0 0 0.004 Discounted. Completed. 
COU of flat to new scooter 
store and office. 
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 Railway Sports & 
Social Club 38a, 
Broad Green, NN8 
4LH  

WP/2014/0029 0.012 0 0 0 0.012 Discounted. Now 
residential. 

 7-11 Stewarts 
Road, NN8 4RJ 

WP/2014/0404 0 0 0.0734 0 0.0734 Discounted. Below 
threshold. 

 34-42 Sanders 
Road, Finedon 
Road Industrial 
Estate, NN8 4NL 

WP/2014/0457 0 0 0 0.77 0.77 Discounted. Completed. 

 Land east of 
Stanton Cross 

SELA[2W]/JC
S - pg147, 
map ref 71. 

0 0 0 32.3 32.3 Discounted. Assessed at 
strategic (JCS) process.  

 Harrowden Court SELA[3W] 0 0 0 2.2 2.2 Discounted. Site is a 
duplicate of EM33, came 
from different sources.  

 Central Park SELA[4W] 0 0 0 2.3 2.3 Discounted. Site is 
duplicate of EM6 which has 
been completed.  

 Sanders Business 
Park  

SELA[5W] 0 0 0 1.3 1.3 Shortlisted. 

 Ecton Estate SELA[7] 0 0 0 7.5 7.5 Discounted. Strategic in 
character.  

 Land at 
Doddington Road, 
Wollaston 

SELA[8W] 0 0 0 3.8 3.8 Shortlisted. 

 Side Gate Works SELA[9W] 0 0 0 0.6 0.6 Shortlisted. 
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 Minton Distribution 
Centre 

CSS issues 
response to 
BCW 
consultation 
ED - 116/  
WP/2013/0447
/OM/JCS Map 
ref. 65 

0 0 0 0 0 Discounted. Assessed at 
strategic (JCS) level. 
Subject of an appeal 
following refusal for a 
change of use to housing.    

 Sywell Aerodrome SELA[10W]                 
JCS - Map ref 
66              

0 0 0 5.5 5.5 Discounted. Assessed at 
strategic (JCS) level. 
Potential as a 'Centre for 
Excellence' for high tech 
industries.  

 Sywell Grange, 
Holcot Lane 

SELA[11W]                  
JCS - Map ref 
67 

0 0 0 43 43 Discounted. Assessed at 
strategic (JCS) level.    

 Water Garden SELA[12W] 0 0 0 1.2 1.2 Shortlisted. 

 Prospect Park SELA[13W]/ 
JCS - pg. 144, 
map ref 70. 
ELR W5. 

0 0 0 16.2 16.2 Discounted. Assessed at 
strategic (JCS) level as 
part of Prospect Park.   

 Ogee Business 
Park 

SELA[15W]/JC
S - Map ref 75 

0 0 0 9.7 9.7 Discounted. Site has 
planning permission. 
Infrastructure has been 
constructed and several 
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plots developed.    

 
 
 
 

Pulse Park (Land 
at North East 
Wellingborough - 
North of Finedon 
Road Industrial 
Estate up to 
Furnace Lane) 

SELA[16W]/JC
S - Map ref 
96/97 

0 0 0 152 152 Discounted. Assessed at 
strategic (JCS) level.   

 Southwest 
Rushden 

SELA[17W] 0 0 0 205 205 Discounted. Strategic in 
character.  

 Land west of 
Wellingborough 
(between Wilby 
and Park farm 
industrial estate) 

JCS - Pg. 150. 
Map ref 77  

0 0 0 88 88 Discounted. Assessed at 
strategic (JCS) level 
marketability and 
landowner interest 
uncertainty.   

 Market Square ELR - TC3 0.4 0 0 0 0.4 Shortlisted.  

 Swansgate  ELR - TC5 0.4 0 0 0 0.4 Shortlisted. Estimated 
redevelopment/intensificati
on potential  

 Tithe Barn Road 
South 

ELR - TC7 0 0 0 0 0 Discounted. Below 
threshold.  

 Castle East ELR - TC8 0 0 0 0 0 Discounted. More likely 
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housing. 

  Saxby's factory ELR - TC9 2 0 0 0 2 Discounted. Now 
residential. 

 Midland Road ELR - TC10 0 0 0 0 0 Discounted. Estimate of 
redevelopment potential in 
ELR extremely unlikely. 

 Victoria Road ELR - TC11 0 0 0 0 0 Discounted. Retail. 

 Park Street West ELR - TC14 0 0 0 0 0 Discounted. Retail. 

 Park Road/Alma 
Street 

ELR - TC15 0 0 0 0 0 Discounted. Retail. 

 Eastfield Road ELR - E1 1 0 0 0 1 Shortlisted, however mainly 
residential led 

 Rixon Road South ELR - E5 0.2 0 0 1.2 1.4 Shortlisted. Some loss of 
B2. 

 Rixon Road East ELR - E6 0.5 0 0 1.5 2 Shortlisted. Some change 
of use from B2 to B1. 

 Rixon Road West ELR - E7 0.5 0 0 1.5 2 Shortlisted. Some change 
of use from B2 to B1. 

 Rixon Road/Bevan 
Close 

ELR - E8 0.5 0 0 2.2 2.7 Shortlisted. Some change 
of use from B2 to B1. 

 Sanders Road 
East 

ELR - E9 0 0 0 0.8 0.8 Shortlisted.  

 Sanders Road 
West 

ELR - E10 1.7 0 0 2.7 4.4 Discounted. Duplicate of 
EM19 

 OG Park ELR - E11 2 0 0 3 5 23 acres, 9.3 ha. 
Discounted, strategic site  
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 South Rixon Road, 
North of Finedon 
Road, East 
Allotments 

ELR - E14 0.5 0 0 2 2.5 Shortlisted. 

 Hillside Farm ELR - 
EE1/JCS 
pg.147-149.  
Map ref 71. 

8 0 0 8 16 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST.  

 Finedon Road 
West 

ELR - EE2/ 
JCS pg.147-
149.  Map ref 
71. 

1 0 0 0 1 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 Ryebury Farm ELR - EE3/ 
JCS pg.147-
149.  Map ref 
71. 

0 0 0 1 1 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 Carrol Spring Farm ELR - EE4/ 
JCS pg.147-
149.  Map ref 
71. 

1 0 0 2 3 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 Sidegate Lane 
South 

ELR - EE5/ 
JCS pg.147-
149.  Map ref 
71. 

3 0 0 20 23 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 
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 Finedon Hill Farm ELR - EE6/ 
JCS pg.147-
149.  Map ref 
71. 

2 0 0 0 2 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 Top Lodge Farm  ELR - EE7/ 
JCS pg.147-
149.  Map ref 
71. 

0.5 0 0 2 2.5 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 South View Farm 
West  

ELR - EE8/ 
JCS pg.147-
149.  Map ref 
71. 

2 0 0 0 2 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 South View Farm 
North 

ELR - EE9/ 
JCS pg.147-
149.  Map ref 
71. 

4 0 0 0 4 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 South View Farm 
Central 

ELR - EE10/ 
JCS pg.147-
149.  Map ref 
71. 

1 0 0 2 3 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
delivered after WEAST. 

 South View farm 
East 

ELR - EE11/ 
JCS pg.147-
149.  Map ref 
71. 

2 0 0 4 6 Discounted. Assessed at 
strategic (JCS) level as 
part of land East of 
WEAST. Can only be 
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delivered after WEAST. 

 The Slips South ELR - N1. JCS 
pg. 156-7. Map 
ref 97. 

1 0 0 10 11 Discounted. Assessed at 
strategic level (JCS) as 
part of Land at North east 
Wellingborough (North of 
Finedon Road Industrial 
Estate).  

 East of Redhill 
Grange 

ELR - N2 2 0 0 4 6 Discounted. Strategic in 
nature. 

 West of Redhill 
Grange 

ELR -N3. JPC 
pg. 26. Map ref 
73. 

15 0 0 0 15 Discounted.  Assessed at 
strategic (JPU) level as 
part of Upper Redhill. 
Extant planning 
permission. 

 Wellingborough 
Grange Farm  

ELR - N4. JPC 
pg. 26. Map ref 
73. 

15 0 0 15 30 Discounted.  Assessed at 
strategic (JPU) level as 
part of Upper Redhill. 
Extant planning 
permission. 

 North of the Slips ELR - N5. JCS 
pg. 153-5. Map 
ref 96. 

0 0 0 0 0 Discounted. Assessed at 
strategic (JPU) level as 
part of land at North East 
Wellingborough (North of 
Finedon Road Industrial 
Estate up to Furnace 
Lane). 

 Vivians Covert ELR - W1. 
JPC pg. 150-2. 
Map ref 77. 

1 0 0 8 9 Discounted.  Assessed at 
strategic (JPU) level as 
part of land West of 
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Wellingborough (b/w Wilby 
and Park Farm Industrial 
Estate). Extant planning 
permission. 

 Corries Spinney ELR - W2. 
JPC pg. 150-2. 
Map ref 77. 

1 0 0 40 41 Discounted.  Assessed at 
strategic (JPU) level as 
part of land West of 
Wellingborough (b/w Wilby 
and Park Farm Industrial 
Estate). Extant planning 
permission. 

 Park Farm South 
Extension 

ELR - W3. 
JPC pg. 150-2. 
Map ref 77. 

1 0 0 8 9 Discounted.  Assessed at 
strategic (JPU) level as 
part of land West of 
Wellingborough (b/w Wilby 
and Park Farm Industrial 
Estate). Extant planning 
permission. 

 South of Park 
Farm Way 

ELR -W4. JPC 
pg. 150-2. Map 
ref 77. 

4 0 0 30 34 Discounted.  Assessed at 
strategic (JPU) level as 
part of land West of 
Wellingborough (b/w Wilby 
and Park Farm Industrial 
Estate). Extant planning 
permission. 

 Park Farm Huxley 
Close 

ELR - W6 0 0 0 3 3 Discounted. Site is in active 
employment use.  

 South West of 
Wilby Roundabout 

ELR - S1 15 0 0 0 15 Discounted. Strategic in 
nature. 
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 South of Prison  ELR - S2 5 0 0 10 15 Discounted. Extant 
planning permission for 
Crematorium & Solar Farm. 

 Small 
Towns/Large 
Villages 

ELR - ST1 2 0 0 5 7 Discounted. No specific 
sites identified. 
Applications to be judged 
on merit.  

 
 
 

Rural Villages ELR -RV1 5 0 0 0 0 Discounted. No specific 
sites identified. 
Applications to be judged 
on merit.  

 High 
Street/Jackson's 
Lane 

TCAAP - Site 
C  ELR - TC1              
(B1 - 83 jobs) 

0.38 0 0 0 0.38 Shortlisted. ELR - see 
development brief & 1,500 
B1 (mixed use, offices plus 
potential innovation centre  

 Church Street 
(Tresham) 

TCAAP - Site 
E1      ELR - 
TC2 

0.2 0 0 0 0.2 Discounted. Tresham no 
longer relocating.   

 West Villa 
Road/Oxford 
House 

TCAAP - Site 
K    ELR - TC6            
B1 - 42 jobs 

0.19 0 0 0 0.19 Discounted. Now 
residential. 

 Alma 
Street/Cambridge 
Street North  

TCAAP - Site 
G   ELR - 
TC12              
B1 -  6 jobs 

0.03 0 0 0 0.03 Discounted. Below 
threshold. 

 Herriots 
Lane/Salem Lane 
(Vauxhall 
Dealership, 

TCAAP-Sites 
A/B   ELR - 
TC16            
B1  - 167 jobs 

0.75 0 0 0 0.75 Potential for B1 uses 
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Railway Club, 
Reachout Centre 

 Queen Street/St 
John's Street Sites 

TCAAP - Site 
D       ELR - 
TC??               
B1  - 30 jobs    

0.14 0 0 0 0.14 Discounted. Below 
threshold.  

 Denington 
Industrial Estate 

ELR - TS1 1 0 0 0 1 Discounted. To be 
assessed as an existing 
industrial area. Intervention 
funding required. 

 Laurence Leyland 
West 

ELR - E3a 1 0 0 -1 0 Discounted. To be 
assessed as an existing 
industrial area. Intervention 
funding required. Access 
issues. 

 Laurence Leyland 
East 

ELR - E4 1 0 0 -1 0 Discounted. To be 
assessed as an existing 
industrial area.  

 Finedon Road 
Industrial Estate 

ELR - E12 0   2 2 Discounted. To be 
assessed as an existing 
industrial area.  

 108 The Grange, 
Northampton 
Road, Earls 
Barton, 
Northampton, NN6 
0JH 

WP/2014/0108 0.42 0 0.14 0 0.56 Discounted. Site falls with 
neighbourhood plan area 
and will be considered as 
part of that process. 
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 Thistledown Barn, 
204 Holcot Lane, 
Sywell, 
Northampton, NN6 
0BG 

WP/2014/0604 0.045 0 0 0 0.045 Discounted. Below 
threshold. Site added after 
Issues and Options Stage, 
during 2014/15 monitoring 
period. 

 31-35, Booth 
Drive, 
Wellingborough, 
NN8 6GR 

WP/14/00513 0.025 0 0 0 0.025 Discounted. Below 
threshold. Site added after 
Issues and Options Stage, 
during 2014/15 monitoring 
period. 

 34-38, Rutherford 
Drive, Park Farm 
Industrial Estate, 
Wellingborough, 
NN8 6AE 

WP/14/00763 0 0.062 0 0 0.062 Discounted. Below 
threshold. Site added after 
Issues and Options Stage, 
during 2014/15 monitoring 
period. 

 The Open 
University, 65-69 
Denington Road, 
Wellingborough, 
NN8 2QH 

WP/2014/0613 0 0 0 0.32 .032 Discounted. Below 
threshold. Site added after 
Issues and Options Stage, 
during 2014/15 monitoring 
period. 

 5, Nielson Road, 
Finedon Road 
Industrial Estate, 
Wellingborough, 
NN8 4PE 

WP/2014/0758 0 0.008 0 0 0.008 Discounted. Below 
threshold. Site added after 
Issues and Options Stage, 
during 2014/15 monitoring 
period. 

 Land West of 
Station Rd, Earls 
Barton 

Additional site 
put forward 
through issue 
and options  

0 0 0 10 10 Discounted. 10 Has in size 
- strategic in nature. Should 
be assessed through 
Neighbourhood Planning 
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process. 

 Sywell Grange 
Farm, Sywell 

Additional site 
put forward 
through issue 
and options 

0 0 0 42 42 Discounted. 42 Has in size 
– strategic in nature.  
Assessed through JCS.  

 Land off 
Northampton 
Road, Earls Barton 

Additional site 
put forward 
through issue 
and options 

0 0 0 12 12 Discounted. 12 Has. 
Should be assessed 
through Neighbourhood 
Planning process. 

 Abattoir / Latter 
Day Saints 

Additional site 
put forward 
through issue 
and options 

2 0 0 0 2 Shortlisted  

 Wellingborough 
Garden Centre  

Additional site 
put forward 
through issue 
and options  

0 0 0 2 0 Shortlisted 

 Total  138.998 0.07 0.14 842.61 1047.18
04 
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APPENDIX 4:  SHORT LIST AFTER INITIAL SIEVE 
 

Key 

 Sites included on the short list of potential sites (unallocated)     

List of abbreviations used in the ‘source’/ref column below   

SSDPD Site Specific Development Plan Document  

CSS Core Spatial Strategy 

JCS Joint Core Strategy Employment Background paper 2013 

ELR Employment Land Review 

SELA Northamptonshire Strategic Employment Land Assessment  

PP Planning Permission  

LP Local Plan 

ED Site Promotion 

New ref Site Previous 
ref/source 

B1 
(gross 
has) 

B2 
(gross 
has) 

B8 
(gross 
has) 

Mixed 
(B1/B2/ 
B8) 
(gross 
has) 

Total 
(gross 
has) 

Comment 

EM21 Side Gate Works SELA[9W] 0 0 0 0.6 0.6 Shortlisted. 

EM22 Water Garden SELA[12W] 0 0 0 1.2 1.2 Shortlisted. 

EM23 Market Square Area ELR - TC3 0.4 0 0 0 0.4 Shortlisted.  
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EM24 Swansgate  ELR - TC5 0.4 0 0 0 0.4 Shortlisted. Estimated 
redevelopment/intensificati
on potential  

EM26  Eastfield Road ELR – E1 1 0 0 0 1 Shortlisted.  

EM27 Rixon Road South ELR - E5 0.2 0 0 1.2 1.4 Shortlisted. Some loss of 
B2. 

EM28 Rixon Road East ELR - E6 0.5 0 0 1.5 2 Shortlisted. Some change 
of use from B2 to B1. 

EM29 Rixon Road West ELR - E7 0.5 0 0 1.5 2 Shortlisted. Some change 
of use from B2 to B1. 

EM30 Rixon Road/Bevan 
Close 

ELR - E8 0.5 0 0 2.2 2.7 Shortlisted. Some change 
of use from B2 to B1. 

EM31  Sanders Road East ELR - E9 0 0 0 0.8 0.8 Shortlisted.  

EM32 South Rixon Road, 
North of Finedon 
Road, East 
Allotments 

ELR - E14 0.5 0 0 2 2.5 Shortlisted. 

EM34 High 
Street/Jackson's 
Lane 

TCAAP - Site 
C  ELR - TC1              
(B1 - 83 jobs) 

0.38 0 0 0 0.38 Shortlisted. ELR - see 
development brief & 1,500 
B1 (mixed use, offices plus 
potential innovation centre  

EM36 Herriots Lane/Salem 
Lane (Vauxhall 
Dealership, Railway 
Club, Reachout 
Centre 

TCAAP-Sites 
A/B   ELR - 
TC16            
B1  - 167 jobs 

0.75 0 0 0 0.75 Potential for B1 uses 
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EM42 Abattoir / Latter Day 
Saints 

ELR - E3B  2 0 0 0 2 B1 most deliverable 
according to ELR 

EM43 Wellingborough 
Garden Centre  

Call for Sites  0 0 0 2 2 Shortlisted. 

 Total  7.13 
 

0 0 13 20.13  
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APPENDIX 5: MAP OF POTENTIAL EMPLOYMENT SITES ON THE SHORT LIST    
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APPENDIX 6A: SUSTAINABILITY APPRAISAL MATRIX SITES FOR EMPLOYMENT  

 
SA TOPIC SA OBJECTIVE DECISION MAKING CRITERIA SYMBOL 

SUITABILITY 

1. Accessibility  To improve accessibility 
and transport links from 
residential areas to key 
services, facilities and 
employment areas and 
enhance access to the 
natural environment and 
recreation opportunities 

Public transport Convenience shopping  Overall Score   

On a high frequency bus route 
(every 30 mins or more 
frequently)  

Local shop nearby (walkable 
) 

5-6  

On a medium frequency bus 
route (hourly) 

Local shop between 1-3 miles 3-4 - 

Not directly served by regular 
public transport/ one journey a 
day  

Nearest shop is town centre 
which is more than 3 miles / 
not walkable  

2   

Housing Ensure that new housing 
provided meets the 
needs of the area, 
provide affordable and 
decent housing for all 

All sites are likely to offer similar opportunities to meet this objective; it is not 
therefore a criterion for choosing between sites. 

N/A 

2. Health Improve overall levels of 
physical, mental and 
social well-being, and 
reduce the disparities 

2.1 Recreational facilities:  

2.1.1 Would provide new existing sporting or recreational facilities, including 
allotment land. 
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between different groups 
and different areas 

2.1.2 Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 

- 

2.1.3 Result in the loss of existing indoor or outdoor sporting or recreational 
facilities, including allotment land, but could be mitigated  

 

2.2 Health and Safety:  

2.2.1 Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive).  

- 

2.2.2 within the specified consultation zone of a notifiable installation – 
development however is unlikely to be precluded   

 

2.2.3 Within a specified consultation zone of notifiable installation – development 
likely to be precluded.  

 

Crime To improve community 
safety, reduce the 
incidences of crime and 
the fear of crime - a safe 
place to live 

All sites are likely to offer similar opportunities to meet this objective; it is not 
therefore a criterion for choosing between sites. 

N/A 

3. Community Value and nurture a 
sense of belonging in a 
cohesive community 
whilst respecting diversity 

3.1 Impact on community facilities  

3.1.1 Results in an increase in facilities   

3.1.2 Site will have no specific impact on community facilities other than those 
specified by Criterion 2.1 (e.g. village halls, community centres, scout huts, 
church etc.) 

- 
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3.1.3 Development would result in the loss of a community facility  

Skills To improve overall levels 
of education and skills 

Not relevant to this assessment. It will not assist in choosing between sites. N/A 

4. Liveability To create healthy, clean 
and pleasant 
environments for people 
to enjoy living, working 
and recreating in and to 
protect and enhance 
residential amenity. 

4.1. Impact on neighbouring land uses 

4.1.1 development removes the disruptive features associated with current uses 
on the amenities of neighbouring properties 

 

4.1.2 Compatible with neighbouring land uses  - 

4.1.3. Compatible, subject to mitigation measures   

4.1.4 Incompatible, unlikely that impact could be mitigated   

5. Biodiversity To protect, conserve and 
enhance biodiversity, 
Geodiversity, wildlife 
habitats and green 
infrastructure to achieve 
a net gain and to avoid 
habitat fragmentation 

5.1 Impact of development on bio-diversity (RNP assessment) 

5.1.1 Not within an area of sensitivity or within an area of low sensitivity  - 

5.1.2 Within an area of medium sensitivity   

5.1.3 Within an area of high sensitivity   

5.2 Impact of development on a protected species or on a site recognised for its 
wildlife or geological importance  

5.2.1 Have no effect on any designated site or known protected species. - 

5.2.2 Constraints are identified although it may be possible for some 
development with appropriate mitigation. (impact on CWS or PWS) 
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5.2.3 Significant constraints such that it is not considered appropriate for 
development to take place 

Lead to permanent disturbance of known protected species and extensive land 
take of their habitat or significant impact on SSSIs 

Fragment acknowledged areas of habitat 

 

6. Landscape To protect and enhance 
the quality, character and 
local distinctiveness of 
the natural and cultural 
landscape and the built 
environment 

6.1 Impact on visual landscape 

6.1.1 Within an area of low sensitivity or not within an area of sensitivity  - 

6.1.2 Within an area of medium sensitivity   

6.1.3 Within an area of high sensitivity   

6.2 Impact on the existing form and character of settlement 

6.2.1 Significant positive impact (e.g. gateway development, or redevelopment of 
brownfield land in a prominent position) 

 

6.2.2 Neutral impact on the form and character of the settlement  - 

6.2.3 Some impact but can be mitigated   

6.2.4 Significant negative impact, unlikely to be mitigated (affecting setting of a 
listed building, prominent vistas/view lines, coalescence with neighbouring 
villages, loss of open space/EIOS land)  

 

7. Cultural 
Heritage 

Protect and enhance 
sites, features and areas 
of historical, 

7.1 Cultural Heritage 

7.1 Development would be positive by enhancing a designated site (e.g.  
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archaeological, 
architectural and artistic 
interest and their settings 

removing unattractive features or ensuring the survival of a designated site) 

7.2 Have no effect on a designated site - 

7.3 Constraints identified although it may be possible for some development with 
appropriate mitigation (e.g. a conservation area) 

 

7.4 Significant constraints such that it is not considered appropriate for 
development to take place (e.g. development on a SAM) 

 

7.2 Archaeology 

7.2.1 Site has no archaeology or archaeological activity or the site has had 
archaeology excavated in advance of current buildings or previous quarrying 
practices. 

 

7.2.2 No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically investigated. 

- 

7.2.3 Site has real potential for archaeological activity due to any visual features 
found on the land (e.g. cropmarks, significant artefact finds, etc.) 

 

7.2.4 Site has significant archaeological activity such that it is not considered 
appropriate for development to take place 

 

Climate 
Change 

Reduce the emissions of 
greenhouse gases and 
the impact of climate 
change (adaptation) 

All sites are likely to offer similar opportunities to meet this objective; it is not 
therefore a criterion for choosing between sites. Other objectives such as Water 
Conservation and Management contribute to addressing climate change. 

N/A 

Air To maintain or improve All sites are likely to offer similar opportunities to meet this objective; it is not N/A 
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local air quality therefore a criterion for choosing between sites. 

8. Water  Maintain or improve the 
quality of ground and 
surface water resources 
and minimise the demand 
for water 

8.1 Impact on water resources  

8.1.1 Not located on a ‘Major High’ permeable strata - 

8.1.2 Be located on a ‘Major High’ permeable strata   

9. Natural 
Hazard 

Reduce the impact of 
flooding and avoid 
additional risk 

9.1 Impact on flood risk  

9.1.1 The site is outside a designated flood zone  

9.1.2 The site is entirely located in or is partly affected by a zone 1 flood risk area 
/ and or entirely located in or is partly affected by a zone 2 flood risk area / and or 
is partly affected by a zone 3 flood risk area. 

 

9.1.3 The site is entirely located within a zone 3 flood risk area  

10. Soil and 
Land 

Ensure the efficient use 
of land and maintain the 
resource of productive 
soil 

10.1 Agricultural land: 

10.1.1 Development would not affect any agricultural land   

10.1.2 Development is not likely to result in the loss of best and most versatile 
agricultural land (grades 1, 2, or 3a) 

- 

10.1.3 Development is likely to result in the loss of best and most versatile 
agricultural land 

 

10.2 Previously developed land: 

10.2.1 The site is Brownfield  
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10.2.2 A significant proportion of the site is brownfield  - 

10.2.3 The site is predominately greenfield   

10.3 Land Stability: 

10.3.1 There are no known land stability issues in the area  

10.3.2 There are potential land stability issues in the area - 

10.3.2 There are known land stability issues in the area  

10.4 Land Contamination:  

10.4.1 There are no known land contamination issues   

10.4.2 There are potential land contamination issues  - 

10.4.3 There are known land contamination issues   

11. Minerals Ensure the efficient use 
of minerals and primary 
resources 

11.1 Impact on minerals stock  

11.1 The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and Waste 
Development Framework 

 

11.2 The site is partially located on land allocated for mineral extraction and/ or a 
sand and gravel safeguarding area as defined in the Northamptonshire Minerals 
Local Plan / Northamptonshire Minerals and Waste Development Framework. 

- 

11.3 The site is entirely located on land allocated for mineral extraction and/ or a 
sand and gravel safeguarding area as defined in the Northamptonshire Minerals 
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Local Plan / Northamptonshire Minerals and Waste Development Framework. 

Energy Use To mitigate climate 
change by minimising 
carbon based energy 
usage by increasing 
energy efficiency and to 
develop North 
Northamptonshire’s 
renewable energy 
resource, reducing 
dependency on non-
renewable resources. 

All sites are likely to offer similar opportunities to meet this objective; it is not 
therefore a criterion for choosing between sites. 

 N/A 

Waste To reduce waste arisings 
and increase reuse, 
recycling and composting 

All sites are likely to offer similar opportunities to meet this objective; it is not 
therefore a criterion for choosing between sites. 

N/A 

12. 
EMPLOYMENT 

Maintain and enhance 
employment opportunities  
and to reduce the 
disparities arising from 
unequal access to jobs 

Not relevant because all sites being assessed will create employment 
opportunities  

N/A 

Wealth 
Creation  

Retain and enhance the 
factors which are 
conducive to wealth 
creation, including 
personal creativity, 
infrastructure and the 
local strengths and 

Not relevant to this assessment. It will not assist in choosing between sites. N/A 
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qualities that are 
attractive to visitors and 
investors 

Town Centres Protect and enhance the 
vitality and viability of 
town centres and market 
towns 

Not relevant to this assessment. It will not assist in choosing between sites. N/A 

13. PHYSICAL LIMITATIONS 

N/A N/A 12.1 Physical Constraints: 

12.1.1 The site has no obvious physical constraints   

12.1.2 The site has physical constraints that can be mitigated (e.g. TPOS, 
existing buildings) 

- 

12.1.3 The site has constraints that cannot be mitigated (e.g. steep slopes, 
pylons, gas pipeline) 

 

12.2 Ease of utility provision: 

12.2.1 Very easy to service (score of 5 from SHLAA)  

12.2.2 Easy, average or moderately easy (score of 4, 3 or 2 from SHLAA) - 

12.2.3 Least easy to service (score of 1 from SHLAA)  

12.3 Existing Use: 

12.3.1 Site is vacant   
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12.3.2 Site is in current active use which may need to be relocated   

12.4 Vehicular access: 

12.4.1 No known constraints to vehicular access  

12.4.2 Vehicular access unsuitable and or restrictive but possible though 
effective mitigation 

 

14. AVAILABILITY 

N/A N/A 13.1 Site ownership  

13.1.1 The site is held by a developer or landowner willing to develop or the site 
already has planning permission (score of 5 from SHLAA) 

 

13.1.2 Ownership is unknown (score of 3 or 2 from SHLAA) - 

13.1.3 Site is known to be in complex or multiple ownership (score of 0 from 
SHLAA) 

 

13.1.4 Site is owned by a landowner who is known to be unwilling to develop 
their land. 
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APPENDIX 6B: METHODOLOGY FOR APPLYING CRITERIA IN MATRIX (SEE APPENDIX 6A)  
 

Criteria  Methodology for assessment  

Proximity to 
services  

Sites have been assessed based on their proximity to a bus route and local shops. This assessment has 
been undertaken using GIS.  
Information on bus routes has been derived from Northamptonshire county Council Interactive Mapping 
which includes frequency data.  
Each site has been awarded a score of 1 to 3 in respect of its proximity to each service with a score of 3 
indicating that proximity to a particular service is ‘good’ whilst scores of 2 and 1 represented ‘medium’ 
and ‘poor’ access respectively. The individual scores have then been added together to provide an 
overall score. For example, a total score within the range of 5 or 6 would result in an overall assessment 
of ‘good’ for employment development.   

Recreational 
facilities  

This assessment has been undertaken using GIS. Sporting and recreational facilities are taken to include 
gyms and leisure centre, important amenity areas, allotments etc.  

Health and Safety  This criterion assesses the development sites that may be entirely or largely precluded due to their 
proximity to a notifiable installation. Some sites may be able to mitigate this by restricting certain size, 
types or amount of development. This assessment has been undertaken using GIS. 

Community  The impact on community facilities has been assessed. This includes those community facilities as 
outlined in the NPPF, this does not include any facilities that fall within the Reactional facilities criterion. 
This assessment has been undertaken using GIS. 

Impact on 
neighbouring land 
use  

This focuses on whether the development would affect the surrounding land use. For example 
employment sites proposed within a residential area would be less compatible.  This assessment has 
been undertaken using GIS. 

Impact on 
biodiversity 
sensitivity  

The RNRP Environmental Sensitivity Consolidation study (2009) 
(www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought together earlier studies to identify 
areas of high, medium or low sensitivity of three landscape elements (visual landscape, biodiversity and 
cultural heritage) in relation to their potential to accept mixed use development. The data in this 
document has been used to determine the sensitivity score.  
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Impact on protected 
species of wildlife 
site  

GIS mapping has been used to determine if the site is likely to affect a site of international or national 
importance; land designated as a Local Nature Reserve, local wildlife site, or local geological site; a 
potential wildlife site; and/or protected species. The NIA Natural Development Officer was also contacted 
for comments on impact on biodiversity. And protected species.  

Impact on visual 
landscape  

The RNRP Environmental Sensitivity Consolidation study (2009) 
(www.nnjpu.org.uk/publications/docdetail.asp?docid=1134) brought together earlier studies to identify 
areas of high, medium or low sensitivity of three landscape elements (visual landscape, biodiversity and 
cultural heritage) in relation to their potential to accept mixed use development. The data in this 
document has been used to determine the sensitivity score. 

Character and 
setting 

Effects on character and setting of the town included the loss of open space (EIOS land). This 
assessment has been undertaken using GIS. 

Cultural heritage  This focussed on heritage assets including scheduled ancient monuments, historic parks and gardens, 
and whether the sit fell within a conservation area.  

Archaeology  The archaeology department at Northamptonshire County Council have been contacted regarding this 
assessment. They provided comments on individual sites as to whether there was the presence or 
possible presence archaeology or archaeological activity on the site.  

Water  The impact on water resources was assessed on the groundwater vulnerability of a site. A site located on 
a major high permeable strata has a higher ground water vulnerability and therefore scored an amber.  

Flood risk  Sites where development would be entirely within flood zone 3 are scored red. In practice the 
assessment indicates that whilst a number of sites on the short list include land within zones 2 and 3 the 
designation applies to a limited area of the site. Such land may well provide opportunities development 
on the undesignated section and for ancillary uses such as recreation and biodiversity enhancement 
within the designated part.  

Agricultural land  The Agricultural Land Classification (ALC) system defines the best and most versatile land as Grades 1, 
2 and 3a. This is the land which is most flexible, productive and efficient in response to inputs and which 
can best deliver future crops for food and non-food uses such as biomass and pharmaceuticals. There is 
also grade 3b and 4 agricultural land. The council holds GIS mapping information on the grading in 
Wellingborough. These maps, however, do not distinguish between Grade 3a and Grade 3b land and for 
the purposes of the assessment a precautionary approach has therefore been adopted with any area of 
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Grade 3 land assumed to include best and most versatile land (i.e. Grade 3a).  

Previously 
developed land  

Previously developed land is defined in national planning policy as ‘Land which is or was occupied by a 
permanent structure, including the curtilage of the developed land (although it should not be assumed 
that the whole of the curtilage should be developed) and any associated fixed surface infrastructure. This 
excludes: land that is or has been occupied by agricultural or forestry buildings; land that has been 
developed for minerals extraction or waste disposal by landfill purposes where provision for restoration 
has been made through development control procedures; land in built-up areas such as private 
residential gardens, parks, recreation grounds and allotments; and land that was previously-developed 
but where the remains of the permanent structure or fixed surface structure have blended into the 
landscape in the process of time’.  

Land stability  Where it is known that there has been historic mining in the area, this has been assessed as being a potential 
land stability constraint. Northamptonshire county council hold mapping with this data which has been used.  

Land Contamination  In order to access this criterion Environmental Health has been contacted and have commented on each 
site in terms of land contamination. Returned Additional site checklists also requested information on 
contaminated land.  

Minerals Stock  The Northamptonshire Minerals and Waste Development Framework (MWDF) allocate sites for mineral 
and waste development. The maps identifying land allocated for minerals extraction of sand and gravel 
safeguarding have been used to assess the impact of development. 

Employment  Housing sites have been assessed regarding impact on employment. Housing may in some case result 
in the loss of employment sites resulting in possible reduce employment opportunities and disparities. 
GIS, google maps, council tax and land searches have been used to assess this criterion.  

Physical constraints  This criterion focuses on constraints that can be mitigated (TPO’s existing buildings) and constraints that 
cannot be mitigated (steep slopes, gas pipelines) however some sites may be affected by major 
constraints only on part of the site, leaving part of the site developable, in such cases sites have scored a 
yellow.  
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Ease of utility 
provision  

In preparing the 2011 update to the SHLAA, electricity, gas, water and phone/cable infrastructure 
providers were contacted and asked to grade settlements according to the ease with which these could 
be serviced. Responses were received from Central Networks, National Grid and Anglian Water whilst 
the Strategic Flood Risk Assessments were used to provide scores for surface water. It was not possible 
to obtain updates from telecommunications companies and the scores in the earlier 2009 SHLAA were 
therefore used. An average utilities score for each settlement was generated from the information to 
provide an overall ‘ease of utility provision’ score.  
The assessment concluded that all of the Growth Towns and Market Towns are ‘average’ to service and 
consequently, based on the findings of the study it has not been possible to conclude from the evidence 
that any strategic location offers an advantage over other locations in terms of ease of utility provision 
and all sites have therefore been assessed as yellow, including employment sites.  

Existing use  Sites that are vacant are scored green as they are likely to come forward quicker and more easily. GIS, 
google maps, council tax and land searches have been used to assess this criterion. 

Vehicular access  Northamptonshire County Council has provided an assessment of the adequacy of potential access 
points into the site and the capacity of the highway network to accommodate the proposed scale of 
development.  

Availability  National Planning Policy Guidance (NPPG) indicates that a site is considered available, when, on the 
best information available there is confidence that there are no legal or ownership problems. This will 
often mean that the land is controlled by a developer or landowner who has expressed an intention to 
develop, or the landowner has expressed an intention to sell. The assessment is based on information in 
the North Northamptonshire SHLAA for housing sites and the Northamptonshire SELA for employment 
land. This information has subsequently been updated for individual sites where further information has 
become available, for example through the returned site checklists. 
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APPENDIX 7: SAMPLE LETTER TO LANDOWNERS AND PROFORMAS 
 
                                                             
Dear Sir/Madam 

 
Plan for the Borough of Wellingborough - Assessment of potential 
Housing and Employment sites 
 
The council is reviewing its local plan. For Wellingborough, the local plan will 
be made up of two separate documents: 
 

 Part 1: The North Northamptonshire Joint Core Strategy (JCS); and 
 Part 2: The Plan for the Borough of Wellingborough (PBW). 

 
The Plan for the Borough of Wellingborough will replace the policies in the 
Town Centre Area Action Plan (TCAAP) adopted in 2009 and the saved 
policies of The Borough of Wellingborough Local Plan (LP) adopted in 1999, 
with alterations in 2004. The new plan will also replace the Site Specific 
Proposals Development Plan Document (SSPDP) that reached the preferred 
options stage in 2010. 
 
The local plan will identify and allocate sufficient land to meet the residential 
and employment needs of the borough. The JCS will identify and allocate 
sites with a size threshold of 5 hectares and above for employment and those 
with a capacity to accommodate 500 plus dwellings. The PBW will consider 
sites with a size threshold between 0.25 and 5 hectares for employment 
purposes and non-strategic sites above 0.25 hectares or 10 dwellings for 
residential.      
 
To qualify for inclusion in the local plan, the sites must be deliverable, which 
means they should be:  

 Suitable – not constrained by policy designations or physical 
limitations; without adverse impacts on landscape features, nature and 
heritage conservation; appropriate for the type of development 
proposed; not causing harm to amenities of surrounding areas, etc.; 

 Available – when, on the best information available, there are no 
known legal or ownership problems, such as unresolved multiple 
ownerships, ransom strips, tenancies or operational requirements of 
landowners;  and 

 Achievable – this involves an economic judgement about the 
economic viability of the sites.   

 
As part of the process of the local plan review, the Council has published for 
consultation an Issues and Options Document for the PBW which, among 
other things, identifies potential sites to meet the employment and residential 

  
Your Ref: 
 
 Our Ref:  
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development needs of the borough for the period up to 2031. The document is 
available at:    
http://wellingborough-
consult.limehouse.co.uk/portal/wellingboroughplan/issuesandoptions.  
 
The site selection criteria and methodology for employment and residential 
purposes is explained in background papers accompanying the consultation 
documents available at: 
https://www.wellingborough.gov.uk/info/1004/planning_policy/1277/engageme
nt_stages/3 
 
In order to help us determine whether an identified site is deliverable, the 
Council invites you as the landowner/developer/agent/or someone with an 
interest in any of the sites identified in the background paper to kindly fill in 
enclosed checklist for potential sites. You can also fill in the word version of 
the document which can be downloaded from the above web page. You will 
be expected to fill in the sections relevant to the proposed or potential 
development in as much detail as possible, clearly identifying the site by the 
unique reference number assigned in the background paper, e.g. EM1 for 
employment.  Sites with planning permission will normally be expected to be 
suitable for development. However, these sites may not necessarily be 
available and/or achievable and the Council will be keen to receive answers to 
questions relating to these criteria.            
 
Please post your responses to the address below or return email to 
policyandregeneration@wellingborough.gov.uk (please include ‘Housing and 
Employment Sites in the subject title). The address is: 
 
Planning Policy and Regeneration 
Swanspool House 
Doddington Road 
Wellingborough 
Northamptonshire 
NN8 1BP 

Your responses should be received by 5pm on 9 March 2015 and will be 
acknowledged either in writing or by e-mail.  Please note that comments will 
be treated as confidential but will be used to inform the assessment of the 
potential of the site(s) for inclusion in the local plan. The results of the 
assessment will be published in due course and will form the evidence base to 
underpin the local plan.  

If you require any further information please do not hesitate to contact me or a 
member of the planning policy team.   
 
Yours sincerely 
 
 
 
 

http://wellingborough-consult.limehouse.co.uk/portal/wellingboroughplan/issuesandoptions
http://wellingborough-consult.limehouse.co.uk/portal/wellingboroughplan/issuesandoptions
https://www.wellingborough.gov.uk/info/1004/planning_policy/1277/engagement_stages/3
https://www.wellingborough.gov.uk/info/1004/planning_policy/1277/engagement_stages/3
mailto:policyandregeneration@wellingborough.gov.uk
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Checklist for potential sites (Pro-formas)  
 

Site Address  

Area 
(Hectares) 
 

 

 

What type of development is the site being put forward for e.g. 
residential/employment/mixed use? If the site is being put forward for mixed 
use please specify. 
 

 
 

 

Please include a Ordnance Survey Plan that includes the following 
information: 

Land ownership details (clearly indicating any changes in land 
ownership) 

 

Type and location of any existing use(s) on the site and whether any 
of the 
existing use(s) would continue to operate from the site 
 

 

If the site is located within or adjacent to a Conservation Areas or 
Listed 
Building, please indicate this on a plan as this could influence the 
density/type/cost of the building materials etc. 
 

 

Where would access be achieved from and are there any land 
ownership issues associated with the potential access? 
 

 

Is the site adjacent to an adopted or unadopted road, i.e. a private 
road that 
has not been adopted by the highway authority? Please provide 
details along with the width of the road 
 

 

Details of the existing pedestrian footways from the site to the local 
facilities 
(shops, school etc.) and any improvements that might be required 
 

 

Location of the nearest gas/electricity and water supply to the site 
 

 

The boundary of the site that is being put forward for development 
 

 

 

 Yes No 

Is the site is in multiple ownership?   

If yes, please give details of ownership and the list all of the owners 
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 Yes No 

Is the site vacant?   

Is the site occupied?   

Is the site partly occupied?   

Please provide details of the existing use  

 

 Yes -
all 

Yes - 
part 

No 

If the site is considered to be suitable for 
development, would all or part of the existing use 
remain in occupation? 

   

 
 

What would be the timetable for the existing use to cease? 
 

 
 

 Yes No 

Are there any financial implications that you are aware of 
that may influence whether the site would be available for 
development? 

  

If yes, please give details 
 

 
 

 Yes No 

Have any discussions already taken place with utilities 
companies? 
 

  

If yes, please provide copies of correspondence  
 

 
 

 Yes No 

Are there other restrictions on the site, e.g. grazing 
licences or any other requirements that you are aware of 
that would need to be satisfied to bring the site forward for 
development? 

  

If yes, please give details 
 

 
 

 Yes No 

Are you aware of any abnormal costs associated with 
bringing forward this site for development, e.g. 
contaminated land? 

  

If yes, please give details 
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If the site was considered for development by the local planning authority what 
would you consider to be the timeframe for bringing this site forward for 
development? 

0-5 years 5-10 years 10-15 years 15-20 years Over 20 
years 

     

 
 

What assumptions have you made in your assessment for releasing this site 
for development in terms of financial contributions? 
 

Affordable housing  

Education contributions  

Contributions towards play/open space  

Please list any other financial contributions or infrastructure that you have 
allowed for 
 

 
 

 Yes No 

Is there any other information that has not been covered 
by the above that the Local Planning Authority should be 
aware of? 

  

If yes, please give details 
 

 
 

Your Contact Details 

Name: 
 

 

Address: 
 

 

Telephone No: 
 

 

Email Address: 
 

 

Are you an 
agent: 

 Yes   No  

If yes, are you acting on behalf of the owner or a third 
party? 

    

If yes, please give details 
 

 
NOTES 
Please complete a separate form for each site
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APPENDIX 8: SITE ASSESSMENT MATRIX   
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13.

1.1

13.

1.2

13.

1.3

13.

1.4

Area Matrix 

Id

Site Address

 -   -  -    -   -   -   -   -    -    -    -   -      -   -   -   -   -   -   -       -  

0.6 EM21 Side Gate Works  - - - -  -  - -  -   -  -  - -   -

1.17 EM22 Water Garden  - - - -  -  - -  -     -  - -   -

0.4 EM23 Market Square Area  - -  - - - -    -     -  - -   

0.4 EM24 Sw ansgate   -  - - - -   - -     -  - -   -

10.23 EM26 Eastfield Road -  - -  -  - - - - -   -    - -   

1.4 EM27 Rixon Road South - -  - - - - - - - - -     -  - -   -

2 EM28 Rixon Road East -   - - - - -  - - -     -  - -   -

2 EM29 Rixon Road West -   - - - - -  - - -     -  - -   -

2.7 EM30 Rixon Road/ Bevan Close - -  - - - - - - - - -     -  - -   -

0.8 EM31E Sanders Road East - -  - - - - - - - - -     -   -   -

2.5 EM32 South of Rixon Rd, 0 -    - -  - - - - -     -   -   

0.38 EM34 High Street/ Jackson's Lane  - -  - - - -    -     -  - -   

0.75 EM36 Herriots Lane/ Salem Lane  - -  - - - - -   -     -  - -   

4.1 EM42 Abattoir / Latter Day Saints  - - - - - -  - - - -   -  - - - -   

2 EM43 Wellingborough Garden Centre  - - -   -  - - - -       - -   

5.Biodiversity

Sensitivity and site type

Sustainability Matrix

1. Access 

services

2. Health  

Recreation, Health & Safety

3. 

Community

4.Liveability 

Amenity

12. Physical Limitations

 Physical Constraints - Utility provision - 

Existing use - Access

13. Availability

6. Landscape 

Visual landscape, Existing tow n 

form, Character and setting

9.Natural 

Hazard

8. 

Water 

Quality

11. 

Minerals

7.Cultural Heritage 

Cultural heritage & archaeology

10. Soil and Land 

Agricultural land, Brow nfield land, Land stability and 

Land Contamination



   

 

178 
 

APPENDIX 9: INDIVIDUAL SITE ASSESSMENTS OF SHORTLISTED SITES  
 

Site: EM21 – Side Gate Works 

Other References: SELA [9W] 

Site Area: 0.6 ha Site Capacity: 0.6 ha mixed use  

Proposed Development: Employment – Mixed use (B1, B2, B8) 

Site Description: The site is located between Wellingborough and Finedon on the A510. The site is 
surrounded by fields.  

 
Criteria Comments Symbol 

Accessibility Poor accessibility. An hourly bus route runs by the site however no stop 
in reasonable proximity so not directly served, local shop not walkable.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

Development of the site does not result in the loss of any indoor or 
outdoor sporting or recreational facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community 
facilities 

Development of the site will have no specific impact on community 
facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

The site is compatible with neighbouring land uses as surrounded by 
fields. One residential site within close proximity, however impact could 
be mitigated through design and would be dependent on use.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

The site is within an area of medium biodiversity sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

 

Biodiversity impact 
on species or 
recognised site  

Development of the site is unlikely to have an impact 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  The site is within an area of medium sensitivity  
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

 

Impact on form and 
character 

Development of the site would have a neutral impact on the form and 
character of the area 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Development of the site will have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology Previously quarried. Site has no archaeology or archaeological activity or 
the site has had archaeology excavated in advance of current buildings 
or previous quarrying practices. 
 
Analysis: Archaeology consultation response 

 

Water The site is not located on a ‘Major High’ Permeable strata  
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land The north west corner of the site is in agricultural use and is listed as 
grade 3 and therefore could result in the loss of best and most versatile 
agricultural land if developed. Could be mitigated by only redeveloping 
current developed area.  
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

A significant proportion of the site is brownfield. The majority of site is 
Sidegate Works industrial units.  
 
Analysis: GIS Constraints MXD 

- 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental Health consultation response 

- 

Minerals and waste The site is entirely located on a sand and gravel safeguarding area as 
defined by Northamptonshire Minerals Local plan/Northamptonshire 
Minerals and Waste Development Framework 
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals 
and Waste Development Framework 

 

Physical 
Constraints 

There are existing buildings on site, buildings are currently for 
employment use and therefore if redeveloped may not be a real 

- 
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constraints. There is a watercourse running through the site.  
 
Analysis: GIS Constraints MXD 

Ease of Utility 
Provision 

The site is easy/average or moderately easy to service   
 
Analysis: Work undertaken for the SHLAA and JCS background paper 
on housing and employment sites identifies the whole of Wellingborough 
as ‘average’ to service 

- 

Existing Use Part of site is in current active use which may need to be relocated. 
Occupiers based at this site include C Payne, Tyrep Ltd and W.J 
Paterson Fabrications. 
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from A510. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 
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Site: EM22 – Water Garden, Wellingborough Road 

Other References: SELA [12W] 

Site Area: 1.17 ha Site Capacity: 1.17 ha mixed use 

Proposed Development: Employment – Mixed use (B1, B2, B8) 

Site Description: The site is located between Wellingborough and Finedon on the A510. The site is 
surrounded by fields. 

 
Criteria Comments Symbol 

Accessibility Poor accessibility. Hourly bus route, however no stop in reasonable 
proximity so not directly served, local shop not walkable  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

Development of the site does not result in the loss of any indoor or 
outdoor sporting or recreational facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community facilities Development of the site will have no specific impact on community 
facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

The site is compatible with neighbouring land uses as surrounded by 
fields. Sidegate Works industrial units on site to the East, so has 
employment uses within close proximity.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

The site is within an area of medium sensitivity  
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

 

Biodiversity impact 
on species or 
recognised site  

Development unlikely to have an impact. However, NIA have stated that 
ideally they wouldn't want to see the northern section developed and in 
any case would want to see more vegetation buffering along the 
watercourse 
 
Analysis: GIS Constraints MXD and Nene Improvement Area Response 

- 

Visual landscape  The site is within an area of medium sensitivity  
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

 

Impact on form and 
character 

Development would have a neutral impact on the form and character of 
the area 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Development will have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology Previously quarried. Site has no archaeology or archaeological activity 
or the site has had archaeology excavated in advance of current 
buildings or previous quarrying practices. 
 
Analysis: Archaeology consultation response 

 

Water The site is not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land The undeveloped half of the site (northern half) is designated as grade 
3 agricultural land, does not appear to be in agricultural use, however 
could result in the loss of best, most versatile land.  
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

Over half the site is undeveloped land, therefore the site is 
predominately greenfield.  
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land contamination  Environmental Health have suggested that a risk assessment is 
required as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and waste The site is entirely located on a sand and gravel safeguarding area as 
defined by Northamptonshire Minerals Local plan/Northamptonshire 
Minerals and Waste Development Framework 
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals 
and Waste Development Framework 
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Physical Constraints The site has a residential dwelling and some buildings associated with 
the Water Garden business. There is a large amount of trees in the 
north of the site. There is also a water course and a pond.  
 
Analysis: GIS Constraints MXD 

- 

Ease of Utility 
Provision 

The site is easy/average or moderately easy  to service 
 
Analysis: Work undertaken for the SHLAA and JCS background paper 
on housing and employment sites identifies the whole of 
Wellingborough as ‘average’ to service 

- 

Existing Use Part of the site is in current active use which may need to be relocated. 
There is an existing business on site known as the Water Garden.  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from A510. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 
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Site: EM23 – Market Square 

Other References: ELR – TC3, TCAAP E2 

Site Area: 0.4 ha Site Capacity: 0.4 ha B1 

Proposed Development: Employment – B1 in accordance with TCAAP 

Site Description: the site is located within the town centre of Wellingborough. The site includes main town 
centre uses, including residential and employment, as well as the market square.  

 
Criteria Comments Symbol 

Accessibility The site is located near to multiple bus stops and is served frequently by 
the X4 and W1. There are a variety of local shops within the vicinity.   
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community 
facilities 

Redevelopment of the site could result in the loss of the  
library and market  
 
Analysis: GIS Constraints MXD 

 

Neighbouring 
land uses  

The site is for redevelopment for B1 (office) uses in accordance with the 
TCAAP, therefore this would be compatible with neighbouring land uses 
within the town centre.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

The site is not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity 
impact on 
species or 
recognised site  

Development of the site is unlikely to have an impact on biodiversity 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  The site is not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Site is adjacent to All Hallows church and listed buildings, tall offices may 
affect their setting and prominent vistas/view lines, however could be 
mitigated through design process. Buildings over a certain height could 
affect the character of the town centre.  
 
Analysis: GIS Constraints MXD 

 

Cultural heritage The site is within the town conservation area although it may be possible 
for some development with appropriate mitigation 
 
Analysis: GIS Constraints MXD 

 

Archaeology The site has Medieval archaeological potential  
 
Analysis: Archaeology consultation response 

 

Water The site is not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is entirely Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental Health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area of 
sand and gravel safeguarding areas 
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

Existing buildings on site could be a potential constraint depending on the 
size and scale of the B1 development.  
 
Analysis: GIS Constraints MXD 

- 

Ease of Utility The site is easy/average or moderately easy to service   - 
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Provision  
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

Existing Use Site is in current active use which may need to be relocated  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from Church Street, but a bit constrained as this 
is the only entry/access point. Will require review of parking arrangements 
in this area. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council.  
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Site: EM24 - Swansgate 

Other References: ELR – TC5 

Site Area: 0.4 ha Site Capacity: 0.4 ha B1 

Proposed Development: Employment – Redevelopment/ intensification for B1 use. 

Site Description: the site is located within the town centre of Wellingborough. The site is the current 
location of the Swansgate shopping centre and multi-storey car park.   

 
Criteria Comments Symbol 

Accessibility The site is located near to multiple bus stops and is served frequently by 
the X4 and W1. There are a variety of local shops within the vicinity.   
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

Development could result in the loss of existing indoor facility, that being 
loss of Fit4Less Gym  
 
Analysis: GIS Constraints MXD 

 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community 
facilities 

Development of the site will result in the loss of a community facility, that 
being Wellingborough Museum.  
 
Analysis: GIS Constraints MXD 

 

Neighbouring land 
uses  

The site is for redevelopment and intensification of B1 (office) uses in 
accordance with the TCAAP, therefore this would be compatible with 
neighbouring land uses within the town centre.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

The site is not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact of biodiversity. However as a note the NIA 
would want to see naturalised plantings along Swanspool Brook to 
improve habitat value 
 
Analysis: GIS Constraints MXD and Nene Improvement Area Response  

- 

Visual landscape  The site is not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

There is a listed building within the site, however the Swansgate centre 
has already been developed around the listed building therefore future 
redevelopment could take place with the appropriate mitigation.  
 
Analysis: GIS Constraints MXD 

 

Cultural heritage The site is within the town conservation area although it may be possible 
for some development with appropriate mitigation 
 
Analysis: GIS Constraints MXD 

 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water The site is not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk Swanspool brook runs through the southern part of the site, and so site is 
partly affected by flood zone 2 and 3.  
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 
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Physical 
Constraints 

Swansgate centre and car park are on site, as well as Swanspool 
Brooke.  
 
Analysis: GIS Constraints MXD 

- 

Ease of Utility 
Provision 

The site is easy/average or moderately easy  to service 
 
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

- 

Existing Use Site is in current active use which may need to be relocated  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from Commercial Way. Provision of car parking 
within the site would need to be considered. Swansgate car park on site.   
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 
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Site: EM26 – Eastfield Road 

Other References: ELR – E1 

Site Area: 10.23 ha Site Capacity: 1 ha of B1 

Proposed Development: Mixed use employment and residential  

Site Description: Large site found to the East of Wellingborough town, in close proximity to Finedon Road 
Industrial Estate which is located to the north of the site. Also in close proximity to railway line. Majority of 
site is earmarked for retail, however the East previously had planning permission for some employment 
which has lapsed. 

 
Criteria Comments Symbol 

Accessibility There is a bus stop to the North of the site that is served by 
the 45 and X1 on an hourly or better basis. There nearest 
local centre is 2-3 miles away.  
 
Analysis: GIS Constraints MXD and NCC Interactive 
mapping 

- 

Recreational facilities Site development would result in the loss of allotments  
 
Analysis: GIS Constraints MXD 

 

Health and safety Site not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community facilities Development  will have no specific impact on community 
facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land uses  Compatible with some neighbouring land uses as part of the 
site already contains employment and is in close proximity to 
Finedon industrial estate and railway line. However close to 
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residential development also, could be mitigated.  
Analysis: GIS Constraints MXD 

Biodiversity sensitivity  Site not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation 
study 

- 

Biodiversity impact on 
species or recognised site  

Part of the site to the East is within a Potential Wildlife Zone  
 
Analysis: GIS Constraints MXD 

 

Visual landscape  Within an area of  low sensitivity or not within an area of 
sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation 
study 

- 

Impact on form and character Development will have neutral impact on the form and 
character of the settlement 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Development will have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology Mainly quarried, however small area in the north with 
unknown potential 
 
Analysis – Archaeology Consultation Response 

- 

Water Site not located on a ‘Major High’ permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously developed land A significant proportion of the site is brownfield as has 
previously been developed for employment uses. However 
there is also a large amount of allotments which are 
greenfield land  
 
Analysis: GIS Constraints MXD 

- 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land 
use constraints map – ironstone mining layer 

 

Land contamination  Contaminants known on site - Risk Assessment and 
remediation will be required 
 
Analysis: Environmental health consultation response 

 

Minerals and waste The site is located outside of land allocated for mineral 
extraction and outside an area of sand and gravel 
safeguarding area as stated in the Northamptonshire 
Minerals Local Plan / Northamptonshire Minerals and Waste 
Development Framework 

 

Physical Constraints No major constraints, however some existing buildings on - 
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site  
Analysis: GIS Constraints MXD 

Ease of Utility Provision The site is easy, average or moderately easy to service  
 

- 

Existing Use Some employment use may need relocating. Allotments may 
need relocating.  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Potential to achieve a highway access from Rixon Road, 
however may require some modification to Rixon Road 
further investigation necessary. Two access points are 
achievable from Finedon Road to serve this site. If HW22 
and HW24 came forward this would represent quite a 
significant increase in trip generation in this area of the town. 
Walking and cycling facilities to link into the railway station 
and WEAST. 
Analysis: NCC Highways Response 

 

Ownership Ownership unknown  
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Site: EM27 – Rixon Road South 

Other References: ELR – E5 

Site Area: 1.4 ha Site Capacity: 0.2 ha of B1 and 1.2 ha of B2 or B8 

Proposed Development: Employment – Mixed use 

Site Description: the site is located within the Finedon Road industrial estate on the southern edge on the 
A510. The site is surrounded by employment uses.  

 
Criteria Comments Symbol 

Accessibility There is a bus stop within close proximity to the site, however it is only 
served on an ad-hoc basis. There is a bus stop on the A510 just under a 
mile away that is served by the X10 on an hourly or better basis. The 
nearest local shop is nearly two miles away in walking distance.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

- 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities  
 
Analysis: GIS Constraints MXD 

- 

Health and safety The whole site is within the specified middle consultation zone of a 
notifiable installation – development however is unlikely to be precluded   
 
Analysis: GIS Constraints MXD 

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

Compatible with neighbouring land uses as is within Finedon Road 
Industrial Estate.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Neutral impact on the form and character of the settlement 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

The site has a telecommunications mast. There is multiple buildings 
associated with employment use on site, which could be a possible 
constraint 
 
Analysis: GIS Constraints MXD 

- 

Ease of Utility Easy/average or moderately easy   - 
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Provision  
Analysis: SHLAA and JCS background paper on housing and 
employment sites 

Existing Use Site is in current active use which may need to be relocated. There are 
multiple units with multiple businesses on site.  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from Rixon Road. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 
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Site: EM28 – Rixon Road East 

Other References: ELR – E6 

Site Area: 2 ha Site Capacity: 0.5 ha of B1 and 1.5 ha of B2 or B8 

Proposed Development: Employment – Mixed Use 

Site description: The site is located within Finedon Road Industrial Estate to the south and adjacent to 
the railway line and the A510. The site is bordered by a water course.  

 
Criteria Comments Symbol 

Accessibility There is a bus stop within close proximity to the site, however it is only 
served on an ad-hoc basis. There is a bus stop on the A510 just under 
500m away that is served by the X10 on an hourly or better basis. The 
nearest local shop is 2-3 miles away in walking distance.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

- 

Recreational 
facilities 

Small Northern section of site would result in the loss of IAA land. Could 
be mitigated.  
 
Analysis: GIS Constraints MXD 

 

Health and safety Site is entirely within the Inner and Middle specified consultation zone of 
a notifiable installation – development however is unlikely to be precluded 
as there is already development on site.  
 
Analysis: GIS Constraints MXD 

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

Compatible with neighbouring land uses as is within Finedon Road 
Industrial Estate.  

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact. NIA would want to see more vegetation 
buffering along the watercourse if possible 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Very small loss of EIOS land in the northern section of site. Could be 
mitigated if this part of site is left undeveloped.  
 
Analysis: GIS Constraints MXD 

 

Cultural heritage Neutral effect on designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The majority of the site, apart from a small southern section, is within 
flood zone 2 and 3 
  
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

There are existing employment buildings on site. A water course borders 
the site to the north  

- 
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Analysis: GIS Constraints MXD 

Ease of Utility 
Provision 

Easy/average or moderately easy   
 
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

- 

Existing Use Site is in current active use which may need to be relocated. Multiple 
units and multiple businesses including Gazeway Plant hire.  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from Rixon Road. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 
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Site: EM29 – Rixon Road West 

Other References: ELR – E7 

Site Area: 2.6 ha Site Capacity: 0.8 ha of B1 and 1.8 ha of B2 or B8 

Proposed Development: Employment – Mixed use 

Site description: The site is located within Finedon Road Industrial Estate to the south and adjacent to 
the A510. The site is bordered by a water course. 

 
Criteria Comments Symbol 

Accessibility There is a bus stop within close proximity to the site, however it is only 
served on an ad-hoc basis. There is a bus stop on the A510 just 1km 
away that is served by the X10 on an hourly or better basis. The nearest 
local shop is 2 miles away in walking distance.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

- 

Recreational 
facilities 

Roughly 1/3 of the site (northern part) is designated as Important Amenity 
Area and if developed would result in its loss. However this could be 
mitigated.  
 
Analysis: GIS Constraints MXD 

 

Health and safety Within the specified consultation Inner and Middle zone of a notifiable 
installation – development however is unlikely to be precluded   
 
Analysis: GIS Constraints MXD 

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

Compatible with neighbouring land uses as it is located within Finedon 
Road Industrial Estate.  

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact. NIA would want to see more vegetation 
buffering along the watercourse if possible 
 
Analysis: GIS Constraints MXD and Nene Improvement Area 
Consultation Response  

- 

Visual landscape  Not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Roughly 1/3 of the site is designated as EIOS land. Could be lost if 
developed however could be mitigated.  
 
Analysis: GIS Constraints MXD 

 

Cultural heritage Have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The majority of the site is affected by flood zone 2 and part of the site is 
also affected by flood zone 3.  
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical Some buildings on site and a water course bordering the north of the site.   - 
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Constraints  
Analysis: GIS Constraints MXD 

Ease of Utility 
Provision 

Easy/average or moderately easy   
 
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

- 

Existing Use Site is in current active use by the company Aggregate Industries, which 
may need to be relocated.  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from Rixon Road and Sanders Road (west of 
site). Potential to achieve another access from Rixon Road, subject to it 
meeting highway safety standards.   
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   

 

202 
 

 
 

Site: EM30 – Rixon Road / Bevan Close 

Other References: ELR – E8 

Site Area: 3.2 ha  Site Capacity: 1.1 ha of B1 and 2.1 ha of B2 or B8 

Proposed Development: Employment – Mixed use 

Site description: The site is located within Finedon Road Industrial Estate; it is bordered by a water 
course.  

 
Criteria Comments Symbol 

Accessibility There is a bus stop within close proximity to the site, however it is only 
served on an ad-hoc basis. There is a bus stop on the A510 roughly 1km 
away that is served by the X10 on an hourly or better basis. The nearest 
local shop is roughly 2 miles away in walking distance.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

- 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety Within the specified consultation Inner and Middle zone of a notifiable 
installation – development however is unlikely to be precluded   
 
Analysis: GIS Constraints MXD 

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

Compatible with neighbouring land uses as it is located within Finedon 
Road Industrial Estate.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact. NIA would want to see more vegetation 
buffering along the watercourse if possible 
 
Analysis: GIS Constraints MXD and Nene Improvement Area 
Consultation Response  

- 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Neutral impact on the form and character of the settlement 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The eastern side of site is affected by flood zone 2 and 3 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD 

 

Physical 
Constraints 

Some buildings on site associated with vehicle recycling and a water 
course borders the south of the site.  
 
Analysis: GIS Constraints MXD 

- 

Ease of Utility Easy/average or moderately easy   - 
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Provision  
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

Existing Use Site is in current active use which may need to be relocated. Part of the 
site is Northamptonshire Recycling Centre.  
 
Analysis: GIS Constraints MXD and google maps  

 

Vehicular access Existing highway access from Paterson Road. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 
Analysis: GIS Constraints MXD 

- 
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Site: EM31 East – Sanders Road East 

Other References: ELR - E9 

Site Area: 0.8 ha  Site Capacity: 0.8 ha mixed use  

Proposed Development: Employment – Mixed use 

Site Description: The site is located in the middle of Finedon Road Industrial Estate, the site is currently 
undeveloped but surrounded by existing employment uses.  

 
Criteria Comments Symbol 

Accessibility The site is served by a bus route on an ad-hoc bias (Shire Community 
Service). The nearest bus stop with a frequent service is a mile away. 
The nearest local shop is 1-2 miles walking distance.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

- 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety Within the specified Middle consultation zone of a notifiable installation – 
development however is unlikely to be precluded   
 
Analysis: GIS Constraints MXD 

 

Community 
facilities 

Site will have no specific impact on community facilities  
 
Analysis: GIS Constraints MXD 

- 

Neighbouring land 
uses  

Compatible with neighbouring land uses as it is located within Finedon 
Road Industrial Estate  
 
Analysis: GIS Constraints MXD 

- 
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Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Neutral impact on the form and character of the settlement 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is predominately greenfield as it has not been previously 
developed. A small concreted area forms part of the site in the south east 
corner.  
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

The site has no obvious constraints. The site is mainly scrubland.  
 
Analysis: GIS Constraints MXD 

 

Ease of Utility 
Provision 

Easy/average or moderately easy   
 

- 
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Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

Existing Use Site is vacant 
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access from Sanders Road. 
 
Analysis: NCC Highways Response 

 

Ownership Ownership is unknown  
 

- 
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Site: EM32 – South of Rixon Road, North of Finedon Road, Allotments 

Other References: ELR – E14 

Site Area: 2.5 ha  Site Capacity: 0.5ha B1 and 2ha of B2 or B8 

Proposed Development: Employment 

Site description: Site borders Finedon Road Industrial Estate. Majority of the site is allotment land, part of 
site borders employment use and part of site borders residential use, eastern side of the site is also in 
close proximity to A510 and railway line.  

 
Criteria Comments Symbol 

Accessibility There is a bus stop to the south west of the site that is served by the 45 
and X1 on an hourly or better basis. There nearest local centre is 2-3 
miles away.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

- 

Recreational 
facilities 

Development of the site would result in the loss of allotment land; a large 
proportion of the site is also designated as IAA land. Possible mitigation  
 
Analysis: GIS Constraints MXD 

 

Health and safety Within the specified middle and outer consultation zone of a notifiable 
installation – development however is unlikely to be precluded   
 
Analysis: GIS Constraints MXD 

 

Community 
facilities 

Development of the site will result in the loss of a community facility, that 
being allotments.  
 
Analysis: GIS Constraints MXD 

 

Neighbouring land 
uses  

Compatible with neighbouring land uses, part of development is for B1 
use, this could be located near to residential development. The remaining 

- 
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b2 and n8 uses could be located towards Finedon road industrial estate. 
Possible mitigation.  
 
Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Possible constraints are identified although it may be possible for some 
development with appropriate mitigation. NIA have suggested that if 
these allotments were to be built on, would want to see a detailed arable 
plant survey (min. 3 surveys between spring & autumn) to identify any 
Important Arable Plant species. If present would need mitigation. Would 
rather this site were allocated for housing so the scrub/grassland in the 
eastern part of the site could be retained as public open space. 
 
Analysis: GIS Constraints MXD 

 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Neutral impact on the form and character of the settlement 
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology Quarried in south - northern extent within allotments has unknown 
archaeological potential 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is predominately greenfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
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Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

Physical 
Constraints 

The site has no obvious physical constraints. There are some trees on 
site but mainly scrub land and allotments.  
 
Analysis: GIS Constraints MXD 

 

Ease of Utility 
Provision 

Easy/average or moderately easy   
 
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

- 

Existing Use Site is in current active use which may need to be relocated. Majority of 
site is used as allotment land  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Potential to achieve a highway access from Rixon Road, however may 
require some modification to Rixon Road/ Finedon Road roundabout, 
further investigation necessary. No other access appears to be able to be 
achieved. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council  
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Site: EM34 – High Street Jackson Lane 

Other References: TCAAP C 

Site Area: 0.38 ha  Site Capacity: 0.38ha of B1 

Proposed Development: Employment  - B1 use 

Site Description: The site is within the town centre. Part of the site is residential, part is employment and 
a large part of the site is for car parking.  

 
Criteria Comments Symbol 

Accessibility The site is located near to multiple bus stops and is served frequently by 
the X4 and W1. There are a variety of local shops within the vicinity.   
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community 
facilities 

Development of the site could result in the loss of a pub.  
 
Analysis: GIS Constraints MXD 

 

Neighbouring land 
uses  

The site is for redevelopment for B1 (office) uses in accordance with the 
TCAAP, therefore this would be compatible with neighbouring land uses 
within the town centre.  
 

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

The Drill Hall is also located on site as well as 5 listed buildings within the 
east and south of the site. The site is also surrounded by listed buildings 
whose setting would also need to be considered. Mitigation could be 
possible and good design would be required. 
 
Analysis: GIS Constraints MXD 

 

Cultural heritage Site is within the town conservation area although it may be possible for 
some development with appropriate mitigation 
 
Analysis: GIS Constraints MXD 

 

Archaeology The Drill Hall has high medieval potential. Further information is required 
to assess impact 
 
Analysis: Archaeology consultation response  

 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

Development is entirely brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

Existing buildings on site could be a potential constraint depending on the 
size and scale of the B1 redevelopment.  
 

- 
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Analysis: GIS Constraints MXD 

Ease of Utility 
Provision 

Easy/average or moderately easy   
 
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

- 

Existing Use Site is in current active use which may need to be relocated. Existing 
town centre uses on site include employment, residential, public house, 
hotel, restaurant.  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access. No known constraints. 
 
Analysis: NCC Highways Response 

 

Ownership The site is owned by the borough council  
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Site: EM36 –Vauxhall Dealership and railway club 

Other References: TCAAP A and B, ELR - TC16 

Site Area: 0.75ha  Site Capacity: 0.75ha of B1 

Proposed Development: Employment – B1 Use 

Site Description: Site is within the north of the town centre. North of site (railway club has recently been 
redeveloped into flats and the Vauxhall dealership in the south of the site is not willing to redevelop.  

 
Criteria Comments Symbol 

Accessibility The site is located near to multiple bus stops and is served frequently by 
the X4 and W1. There are a variety of local shops within the vicinity.   
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

Not result in the loss of any indoor or outdoor sporting or recreational 
facilities 
 
Analysis: GIS Constraints MXD 

- 

Health and safety Not within a specified consultation zone of a notifiable installation (Health 
and Safety Executive). 
 
Analysis: GIS Constraints MXD 

- 

Community 
facilities 

Development could result in the loss of the Everyday Champions Church  
 
Analysis: GIS Constraints MXD 

 

Neighbouring land 
uses  

The site is for redevelopment for B1 (office) uses in accordance with the 
TCAAP, therefore this would be compatible with neighbouring land uses 
within the town centre.  

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area or within an area of low sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity impact 
on species or 
recognised site  

Unlikely to have an impact 
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  Within an area of  low sensitivity or not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Impact on form 
and character 

Neutral impact on the form and character of the settlement  
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Site is within the town conservation area although it may be possible for 
some development with appropriate mitigation 
 
Analysis: GIS Constraints MXD 

 

Archaeology Site has potential for archaeological activity due to partial quarrying 
revealing medieval potential 
 
Analysis: Archaeology consultation response 

 

Water Not located on a ‘Major High’ Permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk The site is outside a designated flood zone 
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

The site is Brownfield 
 
Analysis: GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

Environmental Health have suggested that a risk assessment is required 
as there may be potential for land contamination issues 
 
Analysis: Environmental health consultation response 

- 

Minerals and 
waste 

The site is located outside land allocated for mineral extraction and area 
of sand and gravel safeguarding areas as defined by Northamptonshire 
Minerals Local plan/Northamptonshire Minerals and Waste Development 
Framework   
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

Existing buildings on site could be a potential constraint depending on the 
size and scale of the B1 redevelopment.  
 
Analysis: GIS Constraints MXD 

- 

Ease of Utility Easy/average or moderately easy   - 
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Provision  
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

Existing Use Site is in current active use which may need to be relocated. Existing 
town centre uses on site include employment and residential  
 
Analysis: GIS Constraints MXD 

 

Vehicular access Existing highway access to both north and south of the site. 
 
Analysis: NCC Highways Response 

 

Ownership Site is owned by a landowner who is known to be unwilling to develop 
their land. 
 
Analysis: Response to Issues and Options Consultation  
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Site: EM42 – Abattoir / Latter Day Saints  

Other References: ELR – E3b 

Site Area: 4.1 ha  Site Capacity: 2ha of B1  

Proposed Development: Employment – B1 and B2 according to previous site assessment by Nortoft 

Site Description: the site lies opposite Laurence Leyland Industrial estate and is the site of a demolished 
abattoir. It is located next to the railway and a water course.  

 
Criteria Comments Symbol 

Accessibility The nearest bus station is 400m away is and is served hourly or better by 
the W4.  The nearest shops are located in the town centre just over 1 mile 
away.  
 
Analysis: GIS Constraints MXD and NCC Interactive mapping 

 

Recreational 
facilities 

There would be no loss of recreational facilities  
 
Analysis: GIS Constraints MXD 

- 

Health and safety Not within a specified consultation zone of a notifiable installation 
 
Analysis: GIS Constraints MXD 

- 

Community 
facilities 

Site will have no specific impact on community facilities 
 
Analysis: GIS Constraints MXD 

- 

Neighbouring 
land uses  

Site would be compatible with neighbouring land uses given that it is 
adjacent to Laurence Leyland Industrial Estate and use to be an 
employment site before demolition of the Abbatour, and that the majority of 
the site is for B1 use.  There are 3 dwellings on the site.  

- 
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Analysis: GIS Constraints MXD 

Biodiversity 
sensitivity  

Not within an area of sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study 

- 

Biodiversity 
impact on 
species or 
recognised site  

Have no effect on any designated site or known protected species. 
Note: the site borders a local wildlife site  
 
Analysis: GIS Constraints MXD 

- 

Visual landscape  Part of the site is within an area of medium sensitivity and part of the site is 
within an area of high sensitivity 
 
Analysis: RNRP Environmental Sensitivity Consolidation study  

 

Impact on form 
and character 

Neutral impact on the form and character of the settlement. Site is 
currently wasteland from the demolished abattoir, development could have 
the potential to enhance the site.  
 
Analysis: GIS Constraints MXD 

- 

Cultural heritage Have no effect on a designated site 
 
Analysis: GIS Constraints MXD 

- 

Archaeology No known archaeology or archaeological activity. Site may have some 
potential for activity but the area has never been archaeologically 
investigated. 
 
Analysis: Archaeology consultation response 

- 

Water Not located on a ‘Major High’ permeable strata 
 
Analysis: GIS Constraints MXD 

- 

Flood risk Over half of the site is located within flood zone 2  
 
Analysis: GIS Constraints MXD 

 

Agricultural land Development would not affect any agricultural land 
 
Analysis: GIS Constraints MXD 

 

Previously 
developed land 

A significant proportion of the site is brownfield; a small portion of the north 
of the site is undeveloped.  
 
Analysis: GIS Constraints MXD 

- 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use constraints 
map – ironstone mining layer 

 

Land 
contamination  

There are potential land contamination issues, risk assessment required  
 
Analysis: Environmental Health consultation response 

- 

Minerals and 
waste 

The majority of the site, apart from the southwest corner is located on land 
allocated for sand and gravel safeguarding as defined in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework. 
 
Analysis: GIS Constraints MXD 

- 

Physical 
Constraints 

There are a few remaining buildings on site, including 3 dwellings, 
however this can be mitigated  

- 
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Analysis: GIS Constraints MXD 

Ease of Utility 
Provision 

Easy, average or moderately easy 
 
Analysis: Work undertaken for the SHLAA and JCS background paper on 
housing and employment sites identifies the whole of Wellingborough as 
‘average’ to service 

- 

Existing Use Site is no longer in use and now vacant 
 
Analysis: GIS Constraints MXD 

 

Vehicular access Part of this site has previously been developed. There is an existing 
vehicular access to the south side of the site. Providing an access point to 
the north side of the site is constrained in terms of providing adequate 
visibility on this length of carriageway.  There is narrow access on 
approach from Wellingborough. Longer term, WEAST are proposing that 
this section of Irthlingborough Road will become a dead-end. 
 
Analysis: NCC Highways Response 

 

Ownership The owner is known and the site is available for development.  
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Site: EM43 – Wellingborough Garden Centre  

Other References:  

Site Area: 2 ha  Site Capacity:  

Proposed Development: employment  

Site Description: the site is located just to the south of the town, south of the A45. The site is in close 
proximity to Great Doddington. 

 
Criteria Comments Symbol 

Accessibility The x47 serves Great Doddington on an hour or better basis and is within 
walking distance of the site. The site is within 1 mile of local shops.  
 
Analysis - GIS Constraints MXD and NCC Interactive Mapping 

 

Recreational 
facilities 

Development of the site will not result in the loss of any indoor or outdoor 
sporting or recreational facilities.  
 
Analysis - GIS Constraints MXD 

- 

Health and safety The site is not within a specified consultation zone of a notifiable 
installation (Health and Safety Executive). 
 
Analysis - GIS Constraints MXD 

- 

Community 
facilities 

Development of the site will have no impact on community facilities  
 
Analysis - GIS Constraints MXD 

- 

Neighbouring land 
uses  

The site is in close proximity to residential dwellings in Great Doddington. 
Development is compatible, subject to mitigation measures 
 
Analysis - GIS Constraints MXD 

 

Biodiversity 
sensitivity  

The site is within an area of medium biodiversity sensitivity  
 
Analysis – The RNRP Environmental Sensitivity Consolidation Study 
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(2009) 

Biodiversity impact 
on species or 
recognised site  

The site has no effect on any designated site or known protected species  

 
Analysis - GIS Constraints MXD and NIA response 

- 

Visual landscape  The site is within an area of medium landscape sensitivity  
 
Analysis – RNRP Environmental Sensitivity Consolidation Study (2009) 

 

Impact on form 
and character 

The site would not result in the loss of open space or land which is 
significant to the character, form or setting of the town  
 
Analysis - GIS Constraints MXD 

- 

Cultural heritage Development of the site would have no effect on any heritage assets  
 
Analysis - GIS Constraints MXD 

- 

Archaeology Potential archaeological activity- need further information to assess 
impact 
 
Analysis – Archaeology consultation response 

- 

Water The site is not located on a ‘Major High’ permeable strata  
 
Analysis - GIS Constraints MXD 

- 

Flood risk The site is outside of a designated flood zone  
 
Analysis - GIS Constraints MXD 

 

Agricultural land Development is likely to result in the loss of grade 3 agricultural land 
which is the best and most versatile  
 
Analysis - GIS Constraints MXD 

 

Previously 
developed land 

The site is greenfield  
 
Analysis - GIS Constraints MXD 

 

Land stability There are no known land stability issues in the area 
 
Analysis – Northamptonshire County Council MWLP Land use 
constraints map – ironstone mining layer 

 

Land 
contamination  

There are no known land contamination issues 
 
Analysis – Environmental Health  

 

Minerals and 
waste 

The site is located outside of land allocated for mineral extraction and 
outside an area of sand and gravel safeguarding area as stated in the 
Northamptonshire Minerals Local Plan / Northamptonshire Minerals and 
Waste Development Framework 
 
Analysis: GIS Constraints MXD based on Northamptonshire Minerals and 
Waste Development Framework 

 

Physical 
Constraints 

The site has physical constraints in the form of existing buildings, that 
can be mitigated 

 
Analysis - GIS Constraints MXD 

- 

Ease of Utility 
Provision 

Easy, average, moderately easy to service  
 
Analysis: Work undertaken for the SHLAA and JCS identifies 
Wellingborough as ‘average’ to service 

- 

Existing Use Site is in current active use which may need to be relocated   
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Analysis - GIS Constraints MXD and returned site checklist  

Vehicular access Impact on the highway network would be relatively minimal. Would 
require minimal access infrastructure however the A45 is a known 
capacity constraint in this area. 
 
Analysis: NCC Highways Response 

 

Ownership The site is held by a developer or land owner willing to develop 
 
Analysis – response to issues and options consultation.  
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APPENDIX 10: SCHEDULE OF COMPLETED B1 LOSES TO 
RESIDENTIAL (2011-2015) 
 

Permission 
Reference 

Address Dwellings 
Original 

Use 
class 

Change of 
use to 

Sqm 
Net 

Loss 

Year 
completed 

WP/2011/0189 
44, Oxford Street, 

Wellingborough, NN8 4JH 
1 B1 Residential 97 11/12 

WP/2011/0287 
69, Wellingborough Road, 
Finedon, Wellingborough, 

NN9 5JT 
1 B1a Residential 52 11/12 

WP/2010/0527 
48, Park Road, 

Wellingborough, NN8 4QE 
1 B1 Residential 58 12/13 

WP/2011/0597 
50, Havelock Street, 

Wellingborough, NN8 4PZ 
1 B1c Residential 58 12/13 

WP/2011/0159 

5 Home Farm, Knuston 
Road, Irchester, 

Wellingborough, NN29 
7EX 

4 B1 Residential 455 13/14 

WP/2013/0094 
12b & 12c, Victoria Road, 
Wellingborough, NN8 1HN 

2 B1 Residential 132 13/14 

WP/2013/0594 
2 - 62, Tithe Barn Road, 

Wellingborough, NN8 1DH 
8 B1a Residential 414 13/14 

WP/2013/0596 
2 to 62 (even), Tithe Barn 

Road, Wellingborough, 
NN8 1DH 

30 B1a Residential 1381 13/14 

WP/15/00144 
64, High Street, Wollaston, 

NN29 7QQ 
1 B1a Residential 129 14/15 

WP/2007/0563 
1 Bellwin House, Queen 
Street, Wellingborough, 

NN8 4JP 
24 B1a Residential 1070 14/15 

WP/2013/0187 
15, Park Road, 

Wellingborough, NN8 4PW 
1 B1a Residential 40 14/15 

WP/2014/0094 
13, Alliance Terrace, 

Wellingborough, NN8 4RA 
1 B1a Residential 114 14/15 

WP/2014/0101 

First and Second Floor 1a 
Granville Chambers, 

Midland Road, 
Wellingborough, NN8 1HA 

11 B1a Residential 481 14/15 

WP/2013/0528 
Third Floor, 1a Granville 

Chambers, Midland Road, 
Wellingborough, NN8 1HA 

5 B1 Residential 270 14/15 

WP/2014/0469 
Flats 1-15 47, Doddington 

Road, Wellingborough, 
NN8 2LN 

1 B1a Residential 45 14/15 

WP/2014/0095 
26, Knox Road, 

Wellingborough, NN8 1HW 
3 B1a Residential  210 14/15 

 
Totals  

Year 11/ 12 12/ 13 13/ 14 14/15 

B1 loss 
(sqm) 

149 116 2382 2359 
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APPENDIX 11: OUTSTANDING EMPLOYMENT COMMITMENTS AS 31ST MARCH 2015 
 

Address 
Permission 

Ref 
Date 

granted 
B1 

(Sq./m) 
B2 

(Sq./m) 
B8 

(Sq./m) 
Mixed 
(Sq./m) 

Total 
(Sq./m)

35
 

Total 
(Has)

36
 

108 The Grange, Northampton Road, Earls Barton  WP/2014/0108 06/08/2014 2732 0 0 0 2372 1.24 

38, Main Road, Earls Barton WP/2014/0543 30/09/2014 0 320 0 0 320 0.50 

304 Former Scrapyard, Station Road, Isham WP/2013/0420 13/11/2013 531 465 0 0 996 0.82 

204, Holcot Lane, Sywell WP/2012/0564 04/02/2013 279 0 0 0 279 0.28 

Lancaster Hanger, Wellingborough Road, Sywell WP/2013/0337 20/08/2013 664 0 0 0 664 0.66 

Hendrickson Site 7  (Unit 35), Sywell Aerodrome, 
Sywell 

WP/2013/0339 20/08/2013 875 0 0 0 875 0.25 

Thistledown Barn, 204 Holcot Lane, Sywell,  WP/2014/0604 19/11/2014 454 0 0 0 454 0.20 

31-35, Booth Drive, Wellingborough WP/14/00513 28/08/2014 255 0 0 0 255 0.03 

WEAST WP/2004/0600 28/01/2008 119266 0 76250 64050 259566 50.54 

34 42, Sanders Road, Wellingborough WP/2011/0294 11/08/2011 0 3973 -5055 0 -1082 0.62 

Unit 3 The Old Granary, Grange Farm, 
Irthlingborough Rd, Wellingborough 

WP/2012/0127 23/05/2012 -111 0 0 0 -111 -0.01 

12 14, Edmonds Close, Wellingborough WP/2012/0238 20/06/2012 0 0 183 0 183 0.44 

61 65, Sanders Road, Wellingborough WP/2012/0414 18/10/2012 650 0 0 0 650 0.47 

Wellingborough North WP/2012/0525 14/01/2013 26118 0 0 0 26118 6.69 

Land rear of 14 to 38 and fronting Sywell Road, Davy 
Close, Wellingborough 

WP/2012/0566 07/02/2013 0 0 362 0 362 0.41 

Hampton Steel & Wire Limited, 39 43, London Road, 
Wellingborough 

WP/2013/0116 10/04/2013 0 378 0 0 378 0.03 

140  160 Appleby Lodge, Sywell Road, 
Wellingborough 

WP/2013/0190 19/12/2013 0 20000 0 180000 200000 67.19 

                                            
35

 This refers to the gross floor space in sqm as recorded on the planning applications 
36

 This refers to gross site area in hectares as recorded on the planning applications (i.e. the total site area accommodating the floor space, including circulation/car parks). 
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Land rear of 14 to 38 and fronting, Sywell Road, Davy 
Close, Wellingborough 

WP/2013/0516 21/11/2013 0 663 0 0 663 1.06 

Railway Sports & Social Club 38a, Broad Green, 
Wellingborough 

WP/2014/0029 30/04/2014 120 0 0 0 120 0.01 

7-11, Stewarts Road, Wellingborough WP/2014/0404 12/08/2014 0 0 733 0 733 0.70 

2-20, Don White Road, Wellingborough WP/2014/0421 19/08/2014 892 0 0 0 892 0.30 

1, Fleming Close, Park Farm Industrial Estate, 
Wellingborough 

WP/2014/0609 03/12/2014 0 -296 0 0 -296 -0.03 

The Open University, 65-69 Denington Road, 
Wellingborough 

WP/2014/0613 13/11/2014 0 0 -3240 3240 0 0.32 

5, Nielson Road, Finedon Road Industrial Estate, 
Wellingborough 

WP/2014/0758 18/12/2014 0 82 0 0 82 0.08 

7 Williams Way, Wollaston, Wellingborough,  WP/2013/0531 18/12/2013 0 207 -207 0 0 0.02 

Total site area (has)         132.81 

Total floor space (Sq./m)   152,725 25,792 69,026 247,290 494,833  

Sq./m converted to hectares (divide by 10,000)   15.27 2.58 6.9 24.73 49.48  
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APPENDIX 12: CHANGES OF USE WITHIN ESTABLISHED INDUSTRIAL ESTATES (2011-2015) 
 

Industrial estate 
Permission 
reference 

Original 
Use Class 

Change 
of Use to 

Description 

Denington Industrial 
Estate WP/2012/0185 B2 B8 Change of use from food preparation to general storage/distribution 

Denington Industrial 
Estate WP/2013/0437 B2 B8 

Change of use from Class B2 (general industrial) to Class B8 (storage or distribution) involving 
minor external alterations 

Denington Industrial 
Estate WP/2014/0613 B8 

B1, B2 
and B8 

Change of use of existing warehouse from Use Class B8 (Storage and Distribution) to use within 
Class B1 (Business), B2 (General Industry) or B8 (Storage and Distribution) of the Town and 
Country Planning (Use Classes) Order 1987 (as amended).  It is proposed that the unit will 
remain in B8 for the foreseeable future; however the purpose of the enclosed application is to 
allow permission for the use of the unit in for purposes within Class B1 or B2 in the longer term. 

Denington Industrial 
Estate WP/15/00463 B1 B2 

Change of Use of the Existing Industrial Unit from Class B1 Use (Light Industrial) to Class B2 
Use (General Industrial) - noise assessment and additional information recd 07 08 15 

Finedon Road 
Industrial Estate WP/2011/0072 B8 and B1 D1 

Change of use of part of unit 2 to a place of worship involving alterations to the building.  Hours 
of use are 09:00 to 19:00 hours on Saturdays; 15:00 to 17:00 hours on Sundays; and 19:00 to 
21:00 hours on Wednesdays for prayer meetings 

Finedon Road 
Industrial Estate WP/2011/0181 B1 SG-C Change of use from B1 to selling cars and second hand parts from cars 

Finedon Road 
Industrial Estate WP/2011/0447 B2 SG-C 

Change of use to vehicle storage, de-pollution and dismantling (authorised treatment facility) and 
selling cars. 

Finedon Road 
Industrial Estate WP/2012/0083 B1 and B8 SG-C 

Change of use application from B1/B8 to sui generis (funeral care centralised facility consisting 
of general office, coffin fitting, car cleaning and occasional embalming - amended site address. 

Finedon Road 
Industrial Estate WP/2012/0104 B1 SG-C 

Change of use as a taxi operator office, no special adaptions or use of radios/masts as all jobs 
are despatched to drivers using mobile sim data.  Light mechanical work to be conducted within 
the premises on company owned vehicles only by an in house company employed mechanic.  
Main use of premises is general office work consisting of inbound call handling and 
communicating with drivers and customers. 

Finedon Road 
Industrial Estate WP/2014/0457 B8 

B1, B2 
and B8 Change of use from book warehouse to include classes B1, B2 and B8 

Finedon Road 
Industrial Estate WP/2014/0372 

B1, B2 and 
B8 D2 

Change the use of the premises from an industrial use to a commercial use to provide a 
community gym which will teach all ages kick boxing, boxing and general fitness. 
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Finedon Road 
Industrial Estate WP/15/00088 B1c D2 Change of use from storage to D2 (Health and fitness centre) 

Finedon Road 
Industrial Estate WP/15/00495 B1 SG-C Change of Use from B1 (office) to Sui Generis (Taxi Business) (Retrospective) 

Leyland Trading 
Estate WP/2013/0231 B2 A3 Change of use from industrial use to café (serving to site customers) 

Park Farm Industrial 
Estate WP/2014/0609 B2 D2 Change of use to D2 (Cross Fit Gym). There will be no major internal changes. 

Park Farm Industrial 
Estate WP/15/00256 D1 B8 Change of Use from D1 (indoor play facility) to B8 (storage/distribution) 

 


