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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
boroughdés Local Pl an.

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, property market, economic strategies and other related previous
studies of particular relevance to the demand and supply of workspaces and factors
affecting the planning for economic growth is undertaken first.

This is followed by an estimation of the quantitative (amount of floor space) and
gualitative (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
gualitative 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

)l
1

E

= =4 =4 -8 _-9_95_2

Well established industrial base with a capacity of approximately 145,000m?
B1 and 1,063,000 m? B2 floor space as at 2012 (total of 1,213,000m?).

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

Logistics and distribution key due to central location 7 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)

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

Affordable commercial property

Free parking in town centre

Active industrial market

Weaknesses/threats

E B
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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

Limited high quality offices and permitted change of use from offices to
residential (loss of circa 10,000m? between 2011 and 2015).

Limited development pipeline activity (net loss in office space and only circa
54,000m? gain in B1 and B2, mostly from change of use)

Aging stock in existing industrial areas which requires investment

Poor broadband connectivity

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

Low %ge of working age population with NVQ4

Lower resident wages than workplace earnings

Low proportion of knowledge workers
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1 Ageing population
1 Threats of outmigration
1 Viability challenges (low yields and rents)

Projecting the demand for employment land

The 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 (JPU) 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%) jobsr el at es t o empl oyment across
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 0
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 resultin a

higher overall target than the 3,965 above:

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

- Highest growth scenario Transport m(_)delllng
scenario

ProleCted 5476 240452 6011 4,059 221075 55.27

dem and/need

The table above shows that the estimated scale of future economic needs for the
plan period using both scenarios is up to approximately 240,452 m? of employment
floorspace, which will 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

Draft October 2015 6
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achievable for economic development needs. The ELR identifies the potential
sources of employment land, assesses their development potential using a set of
sustainability criteria; suitability and likelihood of development coming forward. It
identifies and categorises the main sources of employment land as follows:

1 Allocated and potential employment land

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

1 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 651,878 m?
from the following sources:

Floorspace | Floorspace
m* has

Opportunities from existing 2
- 86,299
employment areas - vacancies

44,595 :
520,984 132
651,878 132

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.

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 m(_)dellmg
scenario

Floorszpace Floorspace | Floorspace | Floorspace
(M) UED) (M) UES)

Prolected

240,452 60.11 221,075 55.27
dem and/need
651,878 132.00 651,878 132.00
supply
Surplus/Deficit 411,426 71.89 430,803 76.73

! This relates to existing premise s
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The employment demand would result in a floorspace requirement of circa 240,452
m? and 221,075 m? of B-class floorspace based on the highest growth and transport
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 double the land requirement figure.

The margin of the surplus is significant enough to cushion against any future losses
that may occur in the future and any future growth. It also offers offer sufficient
flexibility for use of | and for the differen

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 f
authorities 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. Inrespect of the existing employment areas, the local authority 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 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 bo
business needs - it is expected that there will be demand for new industrial
stock.

6. Consider releasing sites EM26 (Eastfield Road) and eastern part of EM32 (South
of Rixon Road/North of Finedon) for other employment uses, for example,
A3/Budget Hotel/Pub/Créche to service the rest of the estate which could assist
in improving the attractiveness of the other sites.

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.

Draft October 2015 8
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1.

11

1.2

1.3

1.4

Introduction
Background

This report sets out the processes and findings of the Borough Council
of Wellingborough Employment Land Review (ELR).

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

é EAST MIDLANDS

Leicester

@

Birmingham Peterborough

L

WEST MIDLANDS 9)
Cambridge

Oxford

SOUTHEAST

LONDON

LY r

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.

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

© Crown Copyright
a~d databane rights 2014
Crdnance Survey 100018594

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 Interms 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, We a t h e r Vghitwoidhs, Kuehne
& Nagel, Scott Bader Co Ltd and the Open University Press.

Draft October 2015 10
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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:

1 Consider the future employment land and premises requirements of
the council to 2031,
1T Review the Councilds current supply
guantitative and qualitative terms;
1 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
1 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.

112 The ELRG6s primary r ol e ntsitesthathavechent i f vy
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

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

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 definingsB class jobs using Standard Industrial Classifications (SICs). Consultants
tend to produce their own definitions. The process of definingsB jobs using SIC data is only an approximate exercise
because it is not always certain which SCI codes sonfe dfusinesses occupying premises fall under
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evidence base, including a list of potential sites, which can be taken
forward for dédnext stage evaluationdé by
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 commercial property market review,
economic strategy, etc.

1.15 The final report will update and supersede the Employment Land
Review (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:

1 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

1 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
the using the evidence for:

1 Economic development needs assessments i identifying future
guantity 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.

1 Employment land availability assessments 1 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:

Draft October 2015 12
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1 Section 2: Baseline review
1 Section 3: Projecting demand for employment land
1 Section 4: Employment land supply
1 Section 5: Meeting employment need
1 Section 6: Policy Recommendations
Draft October 2015
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2.

2.1

2.2

2.3

2.4

2.5

2.6

Baseline Review

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.

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

E

Planning Policy Framework

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

National Planning Policy Framework

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.

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 21 century.

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:

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

1 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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1 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

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

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

1 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:

1 Identify sites and broad locations with potential for development

1 Assess their development potential

1 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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2.13

2.14

2.15

2.16

2.17

2.18

2.19

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.

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
economic mar ket so.

The statutory development plan for Wellingborough comprises the
following documents:

1 North Northamptonshire Core Spatial Strategy (NNCSS)
1 Town Centre Area Action plan (TCAAP)
1 Saved policies of Wellingborough Local plan (LP)

North Northamptonshire Core Spatial Strategy

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.

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.

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) i 11,190 jobs; B2
(General industrial) 1 9,440 jobs and B8 (Warehousing) - 9,440 jobs.

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

1 Maintain a broad balance between homes and jobs

1 Diversify economy

1 Make and safeguard allocations for specific employment use
classes

1 Investin education and training

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
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Urban Extensions (S U Ewllsplay 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 deliveryofthe NNCSS6s job targets include th

1 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

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

1 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

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

= =4

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:

1 AT Vauxhall/ Railway club/ Reach out centre
T C-HighStreetJacksonds Lane
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1 D1 Queen Street/ St John Street
1 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.

227 Policy WTC 16 seeks to enhance the tow
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 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:

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

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

1 Supporting skill enhancement in local workforce through improved
education and training

1 Promoting provision of infrastructure and services to provide a
competitive environment

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

1 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 priorities 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
guality 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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2.41

2.42

2.43

2.44

2.45

2.46

2.47

distribution. To an extent, these principles inform the employment site
selection criteria.

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.

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

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.

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)

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

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.

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/
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2.48

2.49

2.50

2.51

2.52

1 Excellent accessibility and transport infrastructure - central location
with easy access to the M1, M6, M40, and the Al4, A45 and Al

1 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

1 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

= =4

= —a =

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

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

The projects include Stanton Cross; New Higher Education facility
(Tresham); Station redevelopment and transport interchange; High
quality Business Park and Market/Church streets.

The Wellingborough Economic Development Strategy (2011)

The Wellingborough Economic Development Strategy® 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 Council
and other stakeholders to focus their resources upon in order to deliver
growth in the next three years.

The four priorities are: creating a vibrant town centre; improving visitor
economy; creating right conditions for growth, including developing

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

° Wellingborough economic development strategy -
http://www.wellingborough.gov.uk/downloads/download/2132/economic_development_strateqy
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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

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

1 Increased diversification in sectoral base away from manufacturing

leading to a decrease in factory space between 2001-8

Slow increase in office space provision between 2001-8

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)

1 Scope for knowledge based cluster serving high tech industries

based on foundation skills and expertise found in the borough

T
T

E I

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 Plan (footnote).

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 Study® to identify and asses the future employment
sites as part of the evidence base for the local development framework
for the period up to 2021. The report was published in 2006.

6 .
Wellingborough employment land study -
http://www.wellingborough.gov.uk/info/200132/local_development_framework/1169/evidence base
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2.57

2.58

2.59

2.60

2.61

2.62

2.63

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.

The 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.

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)

The background paper on strategic housing and employment sites’

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.

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

In the paper, no strategic sites are proposed for allocation in
Wellingborough because it already has a significant amount of
committed 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.

Strategic sites considered but not allocated include Minton Centre and
Prospect Park (Wilby Grange).

! Background paper on Strategic Housing and Employment Sites - http://nnjpu.org.uk/publications/docdetail.asp?docid=1479
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2.64

2.65

2.66

2.67

Socio-Economic Analysis

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.

A detailed Local Economic Assessment® 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 (footnote). 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 Northamptonshire®.

The economic data has informed the objective assessment of housing
and economic need and the economic strategy coming through the
JCS.

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.

8 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
NEP updated Local Economic Assessment for Northamptonshire http://www.northamptonshireep.co.uk/strateqy-

documents/esif/
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Table 2.1: Summary of key socio-economic issues in Northamptonshire & Wellingborough

[ | strengths/Opportunities Weaknesses/Threats

Labour market

Land, Buildings and
Infrastructure

People and
community

Environment
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Brand names in the Wellingborough (We a t h e r ScditBérder, RML
Group

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

Logistics and distribution key due to central location i 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 (SUESs) will bring
employment 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

High employment rate

Good range of housing

Established university

Forecast population growth

Redevelopment of Tresham College to enhance skills development and
training

Natural built assets i Nene Valley, significant habitats
Opportunities for manufacturing, green energy , environmental
technology and renewable energy

25

E ]
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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

Limited high quality offices

Aging stock requires investment
Poor broadband connectivity
Competition from established centres
(Milton Keynes, Northampton and M1
corridor)

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
High dependence on fossil fuels
Reliance on manufacturing

Reduced air quality around major
infrastructure roods

Nene valley vulnerable to flooding
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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 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©o:
mainly the M1 corridor and the North Northamptonshire region.

6 M106 c acommertialmarket

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 sqgft. Of the
42 warehouse units above 10,000+ sqgft 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
sqgft) the highest in terms of take-up by quantum of space,
followed by Wellingborough at 3,366m sqgft 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
sgft 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/sgft, 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/sgft compared to £26,20/sqgft 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

2.87

2.88

2.89

2.90
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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

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

Wellingborough has five key 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. The biggest is
Finedon Road Industrial Estate followed by Park Farm, Laurence
Leyland, Denington Road and then Victoria Business Park which
only has 3 units.

Finedon Road Industrial Estate has the highest number of
trading units and the highest concentration of B2 uses. Similarly,
B2 uses dominate at Park Farm. The highest concentration of
offices is at Denington Road Industrial Estate while B8 uses
dominate at Laurence Leyland Industrial Estate and Victoria
Business Park (which is exclusively B8).

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.
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Figure 2.3: Spatial distribution of employment floorspace in established industrial estates
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Employment areas outside established industrial areas

2.92 Outside the established estates, there are approximately 1,054
units comprising smaller industrial units dotted across the

borough as shown in Figure 2.4

Figure 2.4: Industrial areas outside established industrial estates

. |Wollaston
Ay i 5F

7

Factory/ Manufacturing (B2) = 66 units

Warehouse/ Storage (B8) = 122 units

Office/ Work Studio (B1) = 412 units
Total units borough wide = 1054

® © o o

Workshop! Light Industry (B2) = 454 units|

Buieayh Suursil of

Wellingborough

175.000

Other Employm ent Sites outside
of the Established Indusrial Estates

2.93 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 is has a majority of B1/ 2 uses.

Capacity of existing employment areas

2.94 The Valuation Office Agency (VOA) publishes statistics™® 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.

2.95 Table 2.3 is derived from the VOA statistics. It shows that
Wellingborough had 145,000m? and 1,063,000 m? of office and
industrial floorspace respectively in 2012. In total, the amount of
floorspace for all B uses was 1,213,000m?.

Table 2.3: B class employment floorspace (000m?) 2003 to 2012
(o3 loalas] @6 [ @7 ] @8 |09 a0 [d1] a2 |

127 129 149 148 147 146 146 143 145 145
=PJEE] 1,047 1,0381,023 1,026 1,074 1,115 1,131 1,080 1,068 1,068
I 1,1741,1671,172 1,174 1,221 1,261 1,277 1,223 1,213 1,213

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

Figure 2.5: B class floor space (000m?) from 2003 to 2012

1400
1200
S 1000
800
600
400 —B2/B8
200 Total
0

Sqg m (000

03 04 05 06 07 08 09 10 11 12
Year

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

Draft October 2015


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

Borough Council of Wellingborough Employment Land Review

2.97

2.98

2.99

2.100

2.101

2.102

2.103

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

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

In the industrial market, the commercial property report by
Aspinall Verdi finds that smaller workshop units between 1,001
and 5,000 sgft 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.

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 sqgft). The occupiers now appear to
be seeking Grade A units.

In the office market, much of the demand between 2009 and
2015 has been for units below 1,000 sqgft, although the 1,000 i
5,000 sqft size category enjoyed relative take-up levels. Demand
for smaller office units might be attributed to the growth of Small
and Medium Enterprises (SMES).

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 010 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.

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
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expected there will be growing demand for managed
workspaces as the number of SMEs and start-ups increases.

2.104 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.

2.105 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

2.106 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:

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

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

1 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.

1 B2/B8 market is the key driver for the borough given its
strategic access and established locations for
manufacturing and distribution

Commercial Property i Business Requirements

2.107 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.

2.108 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.
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2.109 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

2.110 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.

2.111 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.

2.112 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).

Employees and skills

2.113 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.

2.114 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.

Draft October 2015



Borough Council of Wellingborough Employment Land Review

2.115 Quarter of the businesses surveyed stated that 251 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
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2.116 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.

2.117 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.

2.118 Three quarters of the employers use jobcentre plus, adverts and
agencies to recruit staff, with 44% saying they combine these
with other methods.

2.119 On whether the businesses had plans to recruit apprentices,
more than 60% said they do not intend to recruit any. Twenty-
two (22%) already employee apprentices and 15% plan to. This
is a positive for the development and enhancement of skills in
the borough.
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2.120 Businesses reported experiencing recruitment difficulties mainly

in skilled trades; sales and customer services; managers; and
technical roles. However, 25% of business surveyed said they

hadndét experienced

the past two years.

Business location

any
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2.121 Businesses were asked what they looked for most in a business
location. Table 2.4 summarises the responses, ranking the
factors according to their importance.

Table 2.4: Factors influencing choice of business location

Cost of premises
High quality
building/facilit
Good transport
S

Fast access to
motorwa

Access to airport
Proximity to
customers

Proximity to
suppliers

Skilled workforce
Heavy goods
access
Availability of
parking
Yard/open space
storage
Accommodating
further growth

52%
21%

24%

11%
3%
26%

7%
29%
21%

29%

16%

17%

31%
41%

37%

13%
4%
16%

4%
23%
14%

43%

20%

30%

13%
29%

20%

33%
14%
22%

23%
27%
26%

23%

15%

35%

4%
9%

18%

43%
79%
36%

67%
21%
39%

5%

49%

18%

2.122 Evidently, cost of premises, their quality, good transport links,

Essential VIER Important | . N
Important important

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.

2.123 In respect of Wellingborough as a business location,

respondents made the observations summarised in Table 2.5

below.
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