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1 Introduction 

Scope of study  

1.1 AspinallVerdi has been jointly commissioned by Kettering Borough Council and East 

Northamptonshire Council to undertake a review of the market for employment provision in the 

two authority areas and to assess the suitability and achievability of employment sites from a 

market and business perspective. The review of sites involves reviewing existing as well as 

emerging employment land and premises to assist with policy formulation for jobs provision and 

site allocations within the Part 2 Local Plans for each Authority. 

1.2 In addition, we have been instructed to assess the potential latent demand for employment 

provision affecting the wider region, and whether there is potential for capturing an element of 

this market, especially from “overheating” in neighbouring areas. For example, life sciences in 

the Peterborough/Cambridge area. 

1.3 Although this is a joint commission separate reports for each study area have been prepared.  

Study approach  

1.4 The study is split into two main elements, firstly we provide an assessment of the property market 

for employment space, covering offices, general industrial space and strategic distribution. 

Below, for each of these categories, we will consider in turn demand, supply and the balance of 

the market. The main purpose of the analysis is to identify where there is a potential demand for 

new floorspace and hence a need for development land to be identified in the emerging plan. 

1.5 In relation to demand, we identify the types of business that are taking space in the district or 

may consider doing so, and what property they are looking for in terms of size and quality. In 

relation to supply and market balance, we analyse the stock which is currently available, recently 

developed and in the pipeline, and the rental values and capital values that properties in the area 

are achieving. The purpose of our analysis is to determine: 

• How far the existing floorspace stock is meeting current and foreseeable occupier 

requirements; 

• Hence, how far there is likely to be demand for more or different space, now or in the future; 

• Conversely, if property and land are oversupplied, overall or in particular sections of the 

market. 

1.6 These findings help assess the potential demand for new employment floorspace, and hence the 

quantity and qualitative mix of development sites that the new Local Plan should identify for 

employment uses. 
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1.7 A strength of the market facing analysis is that it considers real-life property transactions, 

including the values (rents and prices) realised in such transactions, and whether these values 

are enough to support viable development. This provides evidence of effective, or viable, demand 

– which means that potential occupiers will pay enough, and (where relevant) have enough 

covenant strength1, to support financially viable development. This is important because only 

sites that are viable will be delivered in practice, and in line with national planning policy Local 

Plans should be identified for employment only if they are likely to be delivered. Thus, the revised 

National Planning Policy Framework advises that plans should be deliverable (para 16(b)) and 

planning should avoid safeguarding employment sites that have no reasonable prospect of being 

used for that purpose (para 120).  

1.8 Our analysis below splits the industrial market: 

• General industrial uses – including production space (factories and workshops) also small 

to medium-sized warehousing (B1c, B2 & B8).  

• Large-scale strategic warehousing, in units of around 9,300 sqm (100,105 sqft) or more, 

typically provided as new build on specialist logistics parks (B8). This is considered in the 

following section. The 9,300 sqm is the threshold standard used for the Local Plan Part 1 

(North Northamptonshire Joint Core Strategy 2011-2031) Logistics policy, 24(a) 

1.9 We distinguish these two sub-sectors because they have different market drivers as discussed 

later. 

1.10 The second element of the study is the site appraisals. In this section, we assess existing and 

proposed/identified sites for employment sites, from a demand perspective. For 

proposed/identified employment sites we consider whether, if a site were to be allocated for 

employment use is there viable market demand for the site.  For existing sites, we consider 

whether they are well occupied, still fit for purpose, have scope to redevelop/expand/or refurbish, 

and whether they should be safeguarded for their current use in the emerging Part 2 Local Plan. 

1.11 It is important to note that our site assessment only answers part of the question on whether sites 

should be safeguarded, released or allocated because it takes no account of supply-side 

constraints, including policy constraints – which are being assessed separately by the Local 

Authority. Nor does the analysis at this stage take account of the quantitative balance of total 

demand and supply. Furthermore, it is import to stress that sites/existing estates should not be 

considered in isolation but seen collectively within the context of the local market to ensure that 

there is not an over-allocation/safeguarding, or under allocation/managed release of employment 

areas 

                                                   
1 A business tenant has strong covenant if there is good evidence that they will be in good financial 
health, and able to pay the rent, through the period of the tenancy. 
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1.12 Therefore, to make final recommendations on land allocations it is necessary to bring together 

the two site assessments, demand and supply, with the overall calculation of market balance. 

This analysis will be undertaken by the local authority. 

Sources and definitions 

1.13 Our property market research has drawn on four main sources:  

• We have relied on the property market database Estates Gazette Interactive (EGi) and 

commercial property research reports for evidence of take-up, availability and values, both 

for the market overall and individual properties; 

• Total stock figures have been derived from analysis of Valuation Office Agency (VOA) data 

on business rate assessments. We have cross-referenced this data with the EGi data to 

provide an indication of vacancy rates. Cross-referencing the EGi and VOA data does have 

limitations as the sources are different therefore not guaranteeing the description on unit 

type or size is the same. The reason why there may be discrepancies with the unit type is 

that the VOA data has 117 description codes, of which we have used 14 in our analysis 

(shown in      Table 1-1). Whereas agents may list the property on EGi for industrial or 

office purposes that do not fall in the VOA categories that we have used in our analysis.  

Part of the reason the size data may not correlate is that the EGi may provide a total floor 

area for a single building whereas VOA may list this into various suites and vice versa. Due 

to the volume of data, it has not been possible to “iron out” these discrepancies.   

     Table 1-1 VOA description codes 

Office Industrial 

Office 
Factory and premises, Land used for 

storage and premises 

Office and premises Store and premises 

office, workshop and premises Warehouses 

Offices Warehouse and premises 

Offices and premises Workshop 

Offices, office and premises Workshop and premise 

 Workshop, workshop and premises 

Source: VOA, accessed 2018 

• For a greater qualitative understanding of the market, we have consulted extensively with 

agents, developers and investors active in East Northamptonshire and surrounding areas. 

The consultation has been by telephone and at a stakeholder workshop hosted by the 

district council. 

• We have visited all of the sites assessed to enable us to verify; types of occupiers, vacancy 

rates, quality of units, quality of environment and access.  
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1.14 The main market indicators we have considered are rental values, capital values, recent take-up 

and floorspace availability (vacancy). In a property market context, ‘take-up’ means the 

occupation of business floorspace2. Take-up covers both new-build and second-hand space 

(second-hand being the larger share of the market) 3. When we consider availability, we consider 

all space being currently marketed. This covers both new and second-hand space. 

Report structure  

1.15 The balance of the report is set out as follows:  

• Chapter 2 Study area - to provide context we set out the geography of the study area and 

growth requirements set out in Joint Core Strategy (JCS).  

• Chapter 3 Office market assessment – sets out our analysis of the office market. To 

provide context we provide an overall assessment of the national and regional office 

markets and then provide detailed analysis at district level looking at demand, vacancy 

rates, current supply and proposed supply. We also assess rental levels and form a 

conclusion on whether development is viable.  

• Chapter 4 General industrial market assessment – our assessment of the general 

industrial market follows the same format as the office market assessment  

• Chapter 5 Strategic distribution market assessment – in our assessment of the 

strategic distribution market we follow the same format as the office and industrial market 

assessment – only distribution units over 9,300 sqm (100,105 sqft) are considered 

strategic, corresponding with the adopted Local Plan (JCS) standard (Policy 24). 

• Chapter 6 Site appraisal: demand – sets out the scope and methodology for assessing 

employment sites. 

• Chapter 7 Existing employment site assessment results – outlines conclusions on 

whether sites should be safeguarded for employment uses in the emerging local plan. 

  

                                                   
2 By contrast, in a planning context ‘take-up’ means the land developed to provide new floorspace.   
3 Second-hand stock comprises all previously occupied floorspace, including refurbishments. 
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2 Study area 

East Northamptonshire District context  

2.1 East Northamptonshire is one of the seven local authority areas which forms the county area of 

Northamptonshire. As illustrated in Figure 2-1 the district of East Northamptonshire lies to the 

north east of Northampton and to the west of Peterborough / Cambridge, is bordered by Kettering 

to the east, and the borough of Bedford to the south. The district lies between the M1 to the west 

and the A1(M) to the east, 

Figure 2-1 Location and administrative boundary 

 
Source: Google Maps, 2018 

2.2 The Four Towns in the south represent the largest urban area in the district the towns; 

Irthlingborough, Higham Ferrers, Raunds, and Rushden. The Four Towns are located to the 

south of the A14 corridor, with Thrapston situated at junctions 12 & 13. The A14 provides direct 

access to the national motorway networks via the M1 and A1(M). Furthermore, the A14 is part of 

the European route E30. The E30 is part of an international road network, forming an east/west 

link from the port of Felixstowe to the North Sea. The district does not benefit from having a direct 

train service into London, but the Four Towns are close to Wellingborough and Kettering, are 

each served by two trains an hour taking 50 – 60 minutes. 

2.3 In this study, we make reference to four different geographical areas, defined as: 

1. Four Towns – the extent of the urban area of Higham Ferrers, Rushden, Irthlingborough 

and Raunds 
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2. Oundle – the extent of the urban area of Oundle 

3. Thrapston – the extent of the urban area of Thrapston & Islip 

4. Rural East Northamptonshire District – the rest of the district excluding the above 

geographical areas 

2.4 The boundaries of the above areas are shown in Figure 2-2.  

Figure 2-2 The geographical areas 

Source: Ordnance Survey, Open Street Map & AspinallVerdi (2018)  

Growth context  

2.5 As set out in the JCS (2011- 2031) over the plan period there are targets to deliver net increases 

of 7,200 new jobs (Policy 23) and 8,400 homes (Policy 28). Much of this housing and job growth 

will be delivered in the south of the district (Four Towns area) through the Rushden East 

sustainable urban extension (SUE) which proposes to deliver around 2,500 new homes along 

Contains OS data © Crown copyright and database rights 2018 

1
. 

2 

3 

4 
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with new employment, social and community facilities and high-quality landscaping to enhance 

the biodiversity of the district. The SUE is located to the east of Rushden and Higham Ferrers, 

and the planning application for the associated master-plan is anticipated sometime during 

2019/2020. 

2.6 The council anticipates that their job growth target can be satisfied through their strategic site 

allocations, where specific sites for employment uses have been allocated. These strategic sites 

are: 

• Primark site, Islip 

• Irthlingborough West SUE 

• Warth Park, Raunds 

• Rushden East SUE 

• Rushden Gateway (Nene Valley Farm) 

• Rushden Lakes 

Cambridge-Milton Keynes-Oxford corridor  

2.7 East Northamptonshire District is located within the Cambridge-Milton Keynes-Oxford corridor.  

The Cambridge-Milton Keynes-Oxford corridor is a national corridor of urban and agricultural land 

within an 80-kilometre radius of London stretching approximately 209 kilometres from 

Cambridgeshire via the south-east midlands to Oxfordshire4. The corridor is bookended by two 

world-class universities (Oxford and Cambridge), and contains a number of research locations 

and educational institutions including nine of the UK’s top 100 ‘high growth tech firms’. The 

corridor hosts some of the most productive, successful and fast-growing cities within the United 

Kingdom. In terms of connectivity, the principal transport arteries run north to south through the 

corridor providing strong links to London, the Midlands and north England (e.g. M40, M1, A1 and 

A14 / M11), however the corridor is not currently served by high-quality east to west transport 

links; therefore the delivery of improved east-west strategic connections is a priority outcome. 

                                                   
4 NIC.co.uk, Cambridge – Milton Keynes – Oxford interim report, November 2017 
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3 Office market assessment  

Introduction  

3.1 The section sets out our assessment of the office market, first providing an overview of the 

national and regional context with a detailed analysis at District level.  

National context 

3.2 Typically, new office development is financially viable in major towns and cities. Generally, new 

development requires a pre-let to be in place to a blue-chip covenant – i.e. on a long lease to a 

high-quality tenant (strong covenant) that is likely to always pay its rent and adhere to its 

obligations. This structure gives sufficient security to the investment to enable funding to be 

obtained.  

3.3 There is evidence of speculative office building in London and key regional centres where there 

is very strong office demand. Key regional centres where speculative office building has occurred 

is in the Thames Valley and cities such as Birmingham and Manchester.  

3.4 In recent years the main drivers of demand for new office space have been from finance, 

professional services, flexible workspace providers and Technology, Media and 

Telecommunications (TMTs). Since the referendum to leave the European Union there has been 

a slight cooling of office demand from finance and professional services, but demand from TMTs 

and flexible workspace providers remains robust. 

East Midlands as an office location 

3.5 In the East Midlands region, the core office markets are found in the cities of Nottingham, 

Leicester and Derby. These areas attract demand from some national professional services, that 

require a regional presence, and regional and local based companies. Lambert Smith Hampton 

quote5 prime rents as £213 psm (£19.75 psf) for Nottingham, £188 (£17.50 psf) for Leicester and 

£188 (£17.50 psf) for Derby.  

3.6 The main office centre in Northamptonshire is the town of Northampton. Northampton has a 

small-town centre office market and a relatively large out of town market. The town has a number 

of large occupiers such as Barclaycard. New build development has recently occurred in the town 

in the Enterprise Zone (EZ) but this has been facilitated by the public sector. 

3.7 Closer to East Northamptonshire, the surrounding centres such as Corby, Wellingborough and 

Kettering have much smaller office markets than Northampton. In these locations’ office demand 

                                                   
5 Lambert Smith Hampton, Office Market Report, 2017  
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is generally weak, that latent demand which does exist, comes mainly from regional and local 

companies. In these areas, the market is generally in balance with reasonable levels of vacancy. 

Rents vary but in all cases, office development is not viable to institutional developers, 

compounded by build costs rising faster than rents in recent years. Both East Northamptonshire 

and Kettering local authorities (LAs) office markets are in line with the smaller surrounding 

centres. With the focus of these markets primarily industrial with the market for new office 

floorspace more secondary.  

East Northamptonshire as an office location 

3.8 East Northamptonshire is not a recognised office location. Office occupiers looking for space in 

the area are more likely to look at the nearby urban areas (Kettering or Wellingborough). Existing 

office stock in the town centres is generally small and not of modern specification. The majority 

of office stock is found in the Four Towns to the south of the district. There are a number of small 

business centres located throughout the district, most of which are dated. The best quality office 

stock in the district is at Nene Valley Business Park (see Figure 3-1). These are purpose-built 

modern units developed within the last decade for Fairline Boats when they consolidated their 

operations at their Nene Valley Business Park site to the east of Oundle. 

Figure 3-1 Nene Valley Business Park 

 
Source: Barker Storey Matthews & Potter Learoyd Commercial 

3.9 Occupiers are generally small and local businesses. These occupiers cover sectors such as; IT, 

professional services and the public sector. Occupiers include: 

• Nene Valley Business Park, Oundle 

o United Church School Trust (charity) 

o Pentacom Consulting Limited (professional services) 

• Diamond Business Centre, Irthlingborough 

o NAS Community Services (care) 

• Ringstead Business Centre, Ringstead 

o Cirgraphics LTD (Engineering) 



  East Northamptonshire District 

Employment Land Review 
 

 

10 
 

Office demand 

3.10 Agents report that there is no one sector driving demand for office space in the district. Demand 

is on a small scale and tends to be from businesses already located in Northamptonshire and 

serving local markets.  Agents report that the district does not tend to pick up footloose regional 

or national requirements. 

3.11 Units in demand are generally small, reflecting the profile of the current occupiers in the area. 

Agents report that most requirements are for units between 46 – 185 sqm (500 – 2,000 sqft). 

Agents remarked that the largest quantum of office already occupied in the district, is the office 

element found in the strategic distribution units. This emphasises the important role major 

strategic logistics developments have had in delivering office-based jobs within the last decade. 

3.12 Office occupiers require good road connectivity and to be reasonably close to a town centre and 

supporting amenities. Occupiers usually will have a requirement to be in a specific town centre. 

If occupiers require better quality units with air conditioning and designated car parking they will 

look to take space at established out of central urban locations such as Venture Park Kettering. 

3.13 The two key requirements for occupiers across Northamptonshire are access to car parking and 

broadband. Agents report that occupiers require units with enough car parking spaces for all staff, 

which often can be challenging. In terms of broadband, it has been reported that poor internet 

speed is a district-wide issue therefore often making it difficult to satisfy occupiers’ needs. 

3.14 East Northamptonshire Council is currently promoting the development of a new 'Enterprise 

Centre', through the 'Enterprising East Northants' initiative.  This project will deliver the following:  

• High-quality modern business accommodation; 

• Business support to nurture and derive business growth; and 

• Business training and networking to encourage knowledge development and exchange. 

3.15 Specifically, this seeks to deliver small high-quality space from local micro business and small 

and medium enterprises (SMEs) to take space on flexible lease terms. Agents agreed that there 

would be demand for this space in the district, but like office space generally, it would be best 

suited in an area with good transport connectivity, access to amenities and with suitable digital 

infrastructure. 

3.16 There is a strong demand for freehold property and agents report that this accounts for a large 

amount of take-up in recent years. Often this is down to the increased security, i.e. not on a short-

term lease, of being an owner-occupier. Agents report that it is quite common for directors to 

acquire their business premises for their SIPPS (self-invested personal pension).  

3.17 Agents report that there is currently limited demand from occupiers involved in research and 

design or science park-related activities. By contrast in neighbouring Cambridgeshire, this is a 
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strong sector, agents report that requirements for occupiers looking for space wish to locate 

Cambridge City itself. Stakeholders report that it is often difficult to get occupiers to consider 

secondary locations in Cambridgeshire let alone looking in adjacent local authority areas. 

District-wide take-up 

3.18 Table 3-1 shows that between 2013 and 2017 annual office take-up averaged 1,238 sqm (13,324 

sqft) across five transactions.  2016 was the most active year in terms of a number of transactions 

and the largest deals. The largest transaction over the last five years was in 2016 for the sale of 

the entire Nene House building 1,858 sqm unit (20,000 sqft).  Aside from this, all other 

transactions were for smaller units. 

Table 3-1 Annual office take-up, 2013-17 
Calendar year  No. of transactions Total take-up (sqft) Total take-up (sqm) 

2013 5 12,609 1,171 

2014 7 18,196 1,690 

2015 1 546 51 

2016 10 31,115 2,891 

2017 4 4,152 386 

2018 1 2,170 202 

Total 28 68,788 6,391 

Annual Average 
2013 - 2017 

5 13,324 1,238 

Source: EGi, 2018 

3.19 Table 3-2 shows that the majority of the transactions (71.5%) since 2013 were small i.e. up to 

186 sqm (2,000 sqft). This is reflective of the market, with agents reporting that demand for space 

is usually for small units for local businesses.  There have only been five transactions above 

464.1 sqm (5,001 sqft), all were either located in the Nene Valley Business Park or Sapphire 

House on Crown Way. 

 

 

 

 

 

 

 



  East Northamptonshire District 

Employment Land Review 
 

 

12 
 

Table 3-2 Office take-up 2013-18 by unit size 
Unit size (sqft) Unit size (sqm) No. of transactions % of transactions 

Up to 1,000 up to 93 15 54% 

1,001-2,000 93-186 5 18% 

2,001-5,000 186-464 3 11% 

5,001-10,000 464-929 4 14% 

10,001-20,000 929-1,858 1 4% 

20,001 plus 1,858 plus 0 0% 

Total   28 100% 

Source: EGi, 2018 

Four Towns 

3.20 There is greater demand across the Four Towns than the rest of the district, but take-up is still 

not strong. Occupiers generally require small units to enable them to service their local markets. 

Agents report that locations close to Wellingborough can be more attractive as the town benefits 

from a railway station which services London. Off street car parking is also normally a requirement 

of occupiers. 

Thrapston 

3.21 There is limited demand for office space in Thrapston and what demand there is, is from small 

companies serving the local market. The main office-based employer is East Northamptonshire 

Council, who has been based in the town since the 1980s.  Otherwise, there is very little stock 

and correspondingly low take up with a single unit taken up at the Red Brick Building, East 

Northamptonshire Council Offices. 

Oundle 

3.22 Nene Valley Business Park is the main office area in Oundle, but it is still small. The stock is of 

good quality which is attractive to occupiers. The Fairline office building (Figure 3-1, above), was 

built to a bespoke specification around 2008/09, to serve the requirements of that particular 

business. Agents report that aside from some of the larger units in Nene Valley Business Park 

the demand for offices is very small and centred in the town centre. 

Rural East Northamptonshire 

3.23 Generally, there is limited demand in Rural East Northamptonshire. There is very little stock or 

examples of recent take-up. The only demand will come from very small local operators who 

prefer bespoke rural offices; e.g. as part of farm diversification schemes. 
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Supply and market balance 

3.24 Table 3-3 shows that there are 12 units available which equate to a total of 349 sqm (3,752 sqft) 

of floorspace. This is against a total stock of 378 units / 46,848 sqm (504,279 sqft) registered on 

VOA. Therefore, the current vacancy rate is 0.7% of floorspace and 3.2% of number of units. If 

we cross-reference the availability in Table 3-1 with annual take-up (shown in Table 3-3); the 

availability across the district equates to 2-year 5 months in relation to the number of units and 3 

months’ supply in relation to floorspace.  

Table 3-3 Availability of office space in the district 
Total stock 46,848 sqm (504,279 sqft) 378 units 

Availability 
349 sqm (3,752 sqft) 12 units 

0.7% 3.2% 

Source: EGi, VOA and AspinallVerdi 2018 

3.25 In terms of floorspace, the vacancy is very low, in terms of units it is low but not by the same 

degree. Agents agree that vacancy was generally low across the whole area. But the generally 

low vacancy is not a cause for concern due to the office market being relatively small and there 

is no reported pent up demand in the district – this is illustrated through the years supply, both in 

terms of floorspace and units.  

Four Towns 

3.26 Table 3-4 shows that there is just a single unit available on EGi available across all of the Four 

Towns against a total stock of 185 units registered on VOA. 65% of units are under 93 sqm (1,000 

sqft), which is the size range that agents indicated was the most in demand. The single available 

unit is located in Raunds and is small, under 93 sqm (1,000 sqft). The lack of availability is not 

surprising as agents report that there is very little churn in the market. 

Table 3-4 Four Towns office stock and availability  

Unit size 
(sqft) 

Unit size 
(sqm) 

Total No 
of units 

% of units by 
size range 

No. of units 
available 

% of units 
available 

Up to 1,000 up to 93 120 65% 1 1% 

1,001-2,000 93-186 33 18% 0 0% 

2,001-5,000 186-464 19 10% 0 0% 

5,001-10,000 464-929 6 3% 0 0% 

10,001-20,000 929-1,858 7 4% 0 0% 

20,001 plus 1,858 plus 0 0% 0 0% 

Total   185   1 1% 

Source: EGi, VOA and AspinallVerdi 2018 
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Thrapston 

3.27 Table 3-5 shows that there is 1-unit available on EGi against a total stock of 36 units registered 

on VOA. The vacant unit is small, under 93 sqm (1,000 sqft). Again, low office vacancy rates are 

unsurprising as Thrapston has very little office stock. 

Table 3-5 Thrapston office stock and availability 

Unit size 
(sqft) 

Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

Up to 1,000 up to 93 27 75% 1 4% 

1,001-2,000 93-186 5 14% 0 0% 

2,001-5,000 186-464 3 8% 0 0% 

5,001-10,000 464-929 0 0% 0 0% 

10,001-20,000 929-1,858 0 0% 0 0% 

20,001 plus 1,858 plus 1 3% 0 0% 

Total   36   1 3% 

Source: EGi, VOA and AspinallVerdi 2018 

Oundle 

3.28 Table 3-5 shows that there are 8 units available on EGi against a total stock of 42 units registered 

on VOA. The vacancy is all located in the same building – The Court House Manor – the units 

are small, all under 28 sqm (300 sqft). Like the rest of the district the office market is very small 

which is reflected in the total number of units. 

3.29 Table 3-5 shows no units over 1,858 sqm (20,000 sqft). Nene House is split into multiple units by 

the VOA data but the entire building was recently sold and appears in the take-up as a unit 

between 929.1-1,858 sqm (10,000 - 20,000 sqft).  

Table 3-6 Oundle office stock and availability 

Unit size 
(sqft) 

Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

Up to 1,000 up to 93 33 79% 8 24% 

1,001-2,000 93-186 3 7% 0 0% 

2,001-5,000 186-464 3 7% 0 0% 

5,001-10,000 464-929 2 5% 0 0% 

10,001-20,000 929-1,858 1 2% 0 0% 

20,001 plus 1,858 plus 0 0% 0 0% 

Total   42  8 19% 

Source: EGi, VOA and AspinallVerdi 2018 
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Rural East Northamptonshire 

3.30 Table 3-7 shows that there are 2 units available on EGi in Rural East Northamptonshire against 

a total stock of 115 units registered on VOA. Similarly, to the urban areas of the district, Rural 

East Northamptonshire office market predominantly comprises units under 93 sqm (1,000 sqft), 

The two available units are both small – under 93 sqm (1,000 sqft). 

Table 3-7 Rural East Northamptonshire office stock and availability  

Unit size 
(sqft) 

Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

Up to 1,000 up to 93 84 73% 2 2% 

1,001-2,000 93-186 27 23% 0 0% 

2,001-5,000 186-464 3 3% 0 0% 

5,001-10,000 464-929 0 0% 0 0% 

10,001-20,000 929-1,858 1 1% 0 0% 

20,001 plus 1,858 plus 0 0% 0 0% 

Total   115   2 2% 

Source: EGi, VOA and AspinallVerdi 2018 

Development opportunities 

3.31 There are a number of office development opportunities in the district, the major ones are part of 

Strategic Urban Extensions (SUEs). The development opportunities are as follows: 

• Rushden East SUE – is a planned urban extension to the east of Rushden and Higham 

Ferrers. The SUE is set to deliver up to 2,700 new homes along with land made available 

for a mix of B class employment uses. A Masterplan is currently being prepared to set out 

development principles, prior to a planning application which is anticipated in 2019. 

• Nene Valley Farm (Rushden Gateway) – is an allocated 12 ha site running to the west of 

Rushden benefiting from direct access onto the A45. The site is been allocated for a mix 

of B class uses. The site will likely be delivered in the medium term.  

• Irthlingborough West SUE - is a second, smaller SUE to the west of Irthlingborough.  It 

incorporates 700 dwellings plus a significant quantum of B class employment uses.  The 

Council resolved to grant permission for this development in 2014, although development 

viability is marginal due to ground stability mitigation issues arising from former mine 

workings between Irthlingborough and Finedon. 

3.32 Due to the small and weak nature of the office market, speculative office development is generally 

not viable unless cross-subsidised by higher value uses or there are special circumstances (e.g. 

land is available at a low cost). In the short-term, the lack of new build space is not an issue 

because there is no pent-up demand. Over the medium, to longer term, the SUEs will be sufficient 
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to fulfil the district’s office needs; providing an opportunity for the residential to cross-subsidies 

the office space.  

3.33 If new office space is delivered agents suggested that space should be small units, generally 

under 186 sqm (2,000 sqft). Buildings should also be designed so they can be flexible, i.e. 

subdivided into smaller office units. The proposed Enterprise Centre is intended to provide 

purpose-built business space that can deliver these outcomes. 

3.34 As the council progresses the proposed Enterprise Centre highlighted in the Economic 

Development Strategy, then units would need to be small and would be attractive to local 

occupiers (micro businesses). This could satisfy the agent's suggestion for small flexible units. If 

developed the Enterprise Centre could absorb demand from these smaller occupiers in the 

medium term.  The Enterprise Centre should also provide flexible light industrial workshop space 

alongside small office suites in order to maximise opportunities for all types of SMEs to expand. 

Rents 

3.35 There are no examples of recently let new build development in the district. The highest rents in 

the wider North Northamptonshire area are in Kettering town with Venture park achieving 

between £129 and £151 psm (£12 and £14 psf) for good quality purpose built small units and 

slightly lower rents £118 and £129 psm (£11 and £12 psf) for the larger units.  By comparison, 

East Northamptonshire headline rents for secondary, Grade B stock are generally lower than this 

around £108 psm (£10 psf), but there are not many examples of this type of stock.   

3.36 Older stock located in town centres achieves rents as low £75 psm (£7 psf). At the existing rents, 

agents state that office development is generally unviable.  

3.37 Rents would need to be higher than £215 psm (£20 psf) for new build offices to be viable and 

therefore deliverable. Although development is normally unviable with limited new build demand 

one new development has occurred in the district within the past decade, at Nene House in 

Oundle. It will be a challenge to viably deliver the Enterprise Centre at current rents. However, if 

developed by or subsidised by the public sector it could be delivered.  

Conclusion: office market 

3.38 The office market in the East Northamptonshire is very small with limited demand matching the 

small amount of stock. Generally, the market is considered to be in balance and the low vacancy 

figures are due to occupiers staying the same premises for long periods of time.  

Agents/developers believe there is enough existing stock and development opportunities already 

in the pipeline to satisfy demand over the plan period; i.e. for at least the next 10-15 years.  
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3.39 New build office development is only likely to come forward on the existing employment sites 

where roads and servicing is already in place and is developed on a bespoke basis. In the case 

of the SUEs, whereby the higher value residential uses could cross-subsidise the office 

accommodation and infrastructure.  

3.40 In other areas of the county where office demand is generally weak, rents are low and all the 

existing stock is second-hand an ‘Enterprise Centre’ may be an effective concept in capturing 

demand from micro businesses. We have seen this work well in Corby. But these types of 

developments are often unviable due to the tenant profile and short-term leases taken. Therefore, 

they can only realistically be brought forward with public sector funding. If an Enterprise Centre 

is developed it must benefit from good strategic transport connections to be attractive to 

occupiers.  

3.41 Agents and stakeholders report that the current office market in East Northamptonshire does not 

have the correct specification of stock to attract science park related occupiers from Cambridge 

to the East and Bedford/Milton Keynes to the south. Both these areas benefit from being close to 

a further education facility, Cambridge University in Cambridge and Cranfield University between 

Bedford/Milton Keynes. This is attractive to occupiers and has meant that both areas now have 

a critical mass of likeminded occupiers based in purpose-built science parks.   

3.42 Rather than chase science related occupiers in East Northamptonshire, the market opportunity 

here is to fill the gaps in the market where other areas have struggled to provide. Specifically, 

with high quality flexible smaller workshop units whereby micro businesses and SMEs innovate 

and grow.  



  East Northamptonshire District 

Employment Land Review 
 

 

18 
 

4 General industrial market assessment  

Introduction 

4.1 The section sets out our assessment of the general industrial market.  

National context 

4.2 Nationally, the general industrial market is healthy due to good levels of demand and tightening 

supply. In the global economic crisis speculative development came to a halt. At the time (2008 

– 2009) there was sufficient supply to meet demand due to weakening occupier demand and the 

wave of speculative development that had occurred pre-financial crisis (driven by easy access to 

finance).  

4.3 In recent years supply has tightened, due to; overall improvements in the economy, changing 

shopping patterns (increase in online sales), and some units being lost to higher value residential 

uses. Most recently, the devaluation of the pound has supported growth in the UK manufacturing 

sector by making exports more competitive.  

4.4 In some areas of the country supply of industrial units have not kept pace with demand due to 

the lack of new build development occurring. Developers are finding it much harder to fund 

industrial warehousing development than compared to pre-financial crisis.  This is illustrated in 

Figure 4-1 which shows that outstanding development loans for commercial6 fully pre-let 

properties are currently less than half of that in 2007 and for speculative and part-let commercial 

is around 1/5th. 

 

 

 

 

 

 

 

 

 

                                                   
6 Commercial property is classified as all non-residential property thus including both office, industrial, 
warehousing, retail and other uses  
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Figure 4-1 Outstanding development loans £bn   

 
Source: Cass Business School, Commercial Real Estate Lending Survey Analysis and 
conclusions 2017/18 
 

4.5 Due to the tight nature of the funding markets, speculative development is generally only 

occurring in super-prime areas (e.g. parts of the M1 corridor, Heathrow etc.). These areas have 

very strong occupier demand from blue-chip covenants, therefore the perceived risk is low. 

Speculative development is normally only for larger units that can be occupied by these large 

national/international firms. The economics for smaller and medium-sized development is 

different from large-scale distribution units both in terms of cost and values. Smaller and medium-

sized units do not benefit from economies of scale for build costs compared to large units. Also, 

the covenant strength of occupiers can be weaker and lease terms shorter; resulting in less 

secure income. Small and medium-sized development is typically only occurring on: previous 

employment sites where infrastructure is currently in place; or as part of larger strategic 

employment sites whereby the large-scale distribution units are able to pay for the infrastructure 

to service the smaller and medium-sized units.  

4.6 The lack of speculative development has led to an imbalance in the market with some occupiers 

having to wait for build to suit opportunities or taking second-hand space to satisfy immediate 

requirements or operating from multiple premises/sites rather than a single unit. 
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East Midlands as an industrial location 

4.7 The East Midlands region as a whole is a strong industrial location due to its central location in 

the country and good motorway access.  The strongest industrial locations in the region are found 

towards the west due to the stronger motorway links. As the market has tightened around 

Northampton demand has spread further east due to the availability and affordability of units and 

sites.  

4.8 The areas of Wellingborough and Kettering have predominately benefitted from the overflow of 

demand from Northampton. Corby with its slightly poorer connectivity has been slower to capture 

this overflow demand. But as markets in Wellingborough and Kettering have tightened Corby has 

started to become more attractive to some occupiers.  

East Northamptonshire District as an industrial location 

4.9 East Northamptonshire has a number of industrial estates located throughout the district with 

units ranging in size, age and specification. Even with the pressure of pent-up demand in other 

areas of the region, this has not resulted in much new build development occurring in the district. 

The majority of the industrial stock in the district is second-hand and of reasonable quality. But 

there are cases where units are over 40 years old and are coming to the end of their economic 

lives. In the rural East Northamptonshire there are examples of small industrial areas that are in 

poor condition and are unlikely to stay in employment use should current occupiers vacate. 

4.10 The district benefits from a diverse mix of employment sectors, giving it a varied and robust 

economy. The wide-ranging employment sectors include: 

• Automotive industries 

• Advanced engineering/manufacturing 

• General manufacturing 

• Clothes manufacturing 

• Printing 

• Food production  

• Storage and distribution 

• Trade counters 

4.11 To analyse different levels of take-up, amount of existing stock and availability we have broken 

the data into different size bands as set out in Table 4-1. 
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Table 4-1 Size bands 

Unit size (sqft) Unit size (sqm) Name 

up to 2,000  up to 186  Micro 

2,001-5,000 186-464  Small 

5,001-25,000 464-2,322  Medium 

25,001-50,000 2,322-4,645 Mid 

50,001-100,105 4,645-9,300 Mid/large 

100,105 plus 9,300 plus  Large 

Four Towns 

4.12 There are three main industrial areas, situated in various locations across the Four Towns.  These 

vary in size age and type of occupier: 

• Sanders Lodge Industrial Estate (includes Rushden Central Business Park & 

Express Business Park)– is a number of smaller estates located to the west of Rushden 

town centre and represents the largest industrial area in the district. The estate has been 

developed over a period of time and has attracted a mix of occupiers and sizes of units. 

Occupiers include Prestige & Homeseeker, Park & Leisure Homes (manufacturer) who 

have a 8,640 sqm unit (93,000 sqft) (see Figure 4-2 for example of one of their units); and 

Lynch (plant hire & storage) who have a 186 sqm (2,000 sqft) of space.   

Figure 4-2 Sanders Lodge Industrial Estate 

 
Source: Google 2018 

 

• Bury Close Industrial Estate – is located to the north east of Higham Ferres town centre. 

The estate is located close to the town centre and the A6. The units are a mix of ages, 

some are more modern, and some dated nearing the end of their economic life. Occupiers 

include G H Leathers with 706 sqm (7,600 sqft) of space. 
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Figure 4-3 Bury Close industrial estate 

 
Source: Google 2018 

• Brindley Place & Crown Park Industrial Estates – is located to the west of Rushden 

town centre. Occupiers include a mix of trade counters and general industrial. Units are a 

range of sizes and quality, but the majority of modern specification. Occupiers include 

Screwfix and Random House Group archive library. 

Thrapston  

4.13 Excluding the large strategic warehousing estate of Haldens Parkway, Thrapston has only one 

industrial area, located around Cottingham Way/Cosy Nook/Bridge Street, to the west of the town 

centre. This industrial area comprises a mix of units, the larger units such as Scotts of Thrapston 

in a 5,574 sqm (60,000 sqft) manufacturing units (seen in Figure 4-4) are dated, although these 

buildings have recently been refurbished.  The smaller units on Cosy Nook are of better quality 

and occupied by local companies such as the Nobby’s Brewery 362 sqm (3,900 sqft) unit. 

Figure 4-4 Scotts of Thrapston 

 
Source: Google 2018  

Oundle 

4.14 Oundle is the smallest of the six towns within the district and only has a single main industrial 

estate, Nene Valley Business Park. The business park comprises a mix of industrial and office 

units that vary in size but the majority are small and medium. The largest units are occupied by 

Fairline Yachts, the largest single business within the Business Park, with 19,044 sqm (205,000 
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sqft) of space – see Figure 4-5. Some of this accommodation is slightly dated but meets the 

current occupier needs.  The smaller units are more modern and of better quality.  

Figure 4-5 Nene Valley Business Park  

 
Source: AspinallVerdi 2018 

Rural East Northamptonshire 

4.15 There are several industrial estates in rural East Northamptonshire but these are mostly small 

and isolated. Two large industrial estates - Islip Furnace (to the west of Thrapston/ Islip) and 

King's Cliffe Industrial Estate (north of the district, between King's Cliffe and Wansford) are noted, 

although these were not assessed by AspinallVerdi.  A further significant sized industrial estate 

in rural East Northamptonshire (assessed by AspinallVerdi) is Addington Park Industrial Estate, 

which has multiple occupiers. In the east of the estate, there are a number of small units, which 

were developed at the same time, and are in good condition and of modern specification. To the 

west and rear of the estate, there are larger more dated units. Occupiers include Marsh Industrial 

and Hill Farm Motor engineers.  

Figure 4-6 Addington Park Industrial Estate 

 
Source: AspinallVerdi, 2018 
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General industrial demand 

4.16 East Northamptonshire District, like most of Northamptonshire and the UK, currently has levels 

of demand that outstrip supply. Agents report that there is not enough existing stock, and with 

minimal new build occurring in recent years, and no pipeline of stock, this problem is set to 

continue in the future. 

4.17 Agents report there is strong demand for a range of unit sizes. Micro/small starter units, up to 

464 sqm (5,000 sqft), are some of the most in demand, followed by medium-sized units of 

between 1,393 – 2,787 sqm (15,000 sqft – 30,000 sqft). Agents report that there is some demand 

for units larger than 4,645 sqm (50,000 sqft), but requirements are generally less frequent than 

other size ranges.  

4.18 Demand does not come from one specific sector but most occupiers are already located in East 

Northamptonshire District or wider Northamptonshire. Often larger units are required by 

companies already located in the area who are looking to expand. 

4.19 Agents report that occupiers prefer new build or good quality second-hand stock. There is less 

demand for the secondary general industrial stock than in previous years. Generally, occupiers 

would rather buy new freehold, rather than rent second-hand units. Those seeking freeholds, do 

so because they prefer the security that this brings. Often company directors have used these as 

investments for their SIPPs (pension funds).  

4.20 Agents report that occupiers, especially those occupying micro, small and medium-sized units, 

usually require to be reasonably close to a town centre. This is so the workforce can access local 

amenities. Occupiers also require good road connections, with a preference for premises with 

enough car parking for staff in close proximity to the A14. Yard space is another key requirement 

of occupiers, especially for units over 464 sqm (5,000 sqft) as they need to be accessible by 

HGVs. 

4.21 A key requirement for almost all general industrial occupiers is for sufficient electrical capacity to 

power operations. Reportedly lack of electrical capacity is an issue for occupiers not just in East 

Northamptonshire but in the wider Northamptonshire area. 

4.22 Stakeholders active in adjacent Cambridgeshire, report that this type of occupier struggles to find 

appropriate space in the area as there is little existing stock. Developers in Cambridgeshire build 

out more valuable uses, like offices and lab space, and do not build out small light industrial 

workshops. Agents report that there is an opportunity to capture demand for smaller flexible 

workshop style units in East Northamptonshire. This space is in demand from start-ups and SME 

occupiers involved in advanced engineering and high-tech manufacturing. 
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District-wide take-up 

4.23 Table 4-2 shows that between 2013 and 2017 annual general industrial take-up averaged 10,537 

sqm (113,425 sqft) across 11 transactions. The most active year was 2013, with 12 deals and 

26,333 sqm (283,448 sqft) of space taken up. Take up has decreased since 2013 with taking up 

between 7,153 – 9,754 sqm (77,000 – 105,000 sqft) between 2015 and 2016. In 2017 take-up 

was much less than in other years, down to a total of 1,116 sqm (12,017 sqft). This low take up 

seems to be carried forward into 2018, with two transactions recorded, equating to 195 sqm 

(2,101 sqft) of space. Less take up is reportedly not due to lack of demand from occupiers, but 

due to lack of available supply with no new stock being delivered. 

Table 4-2 Annual general industrial take-up, 2013-17 

Calendar year  No. of transactions Total take-up (sqft) Total take-up (sqm) 

2013 12 283,448 26,333 

2014 13 105,181 9,772 

2015 11 77,102 7,163 

2016 12 89,379 8,304 

2017 5 12,017 1,116 

2018 2 2,101 195 

Total 55 569,228 52,883 

Annual Average 
2013 - 2017 

11 113,425 10,537 

Source: EGi, 2018 

4.24 Table 4-3 shows that 87% of transactions were for 2,322 sqm (25,000 sqft) or less. 33% of these 

transactions were for units between 464-2,322 sqm (5,000 – 25,000 sqft) and 25% were for small 

units between 186-464 sqm (2,000 – 5,000 sqft). This is reflective of the market, with agents 

reporting that demand for space is usually for units under 2,787 sqm (30,000 sqft). 
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Table 4-3 General industrial take-up 2013-18 by unit size 

Unit size (sqft) Unit size (sqm) No. of transactions % of transactions 

up to 2,000  up to 186  16 29% 

2,001-5,000 186-464  14 25% 

5,001-25,000 464-2,322  18 33% 

25,001-50,000 2,322-4,645 5 9% 

50,001-100,105 4,645-9,300 2 4% 

100,105 plus 9,300 plus  0 0% 

Total   55 100% 

Source: EGi, 2018 

4.25 Agents have voiced concerns over the accuracy of current take-up data not being representative 

of the strength of the market.  Reportedly a lot of occupiers are not actively looking for, or taking 

up, new space as they are aware there have been no suitable premises on the market. If new 

development was built out, due to the pent-up demand, there could be significantly more take-up 

than currently recorded. 

Four Towns 

4.26 The focus of the East Northamptonshire general industrial demand is on the Four Towns area, 

the predominantly urban southern part of the district. This is where the majority stock is, and 

therefore is where the demand is captured. Agents report that occupiers see the Four Towns as 

part of the Wellingborough market. 

4.27 The bulk of demand is for small-medium sized units. Sander’s Lodge Industrial estates and the 

surrounding area are attractive to occupiers and there is a wide range of unit types and sizes 

currently in demand. The Four Towns is attractive to occupiers due to close proximity to amenities 

in the town centres and the good transport connections provided by the A45. 

Thrapston 

4.28 Take up general industrial in Thrapston is comparably less than other areas of the district, 

reflecting its status as one of the smaller, serving the most rural parts of the district. This is due 

to the lack of suitable stock rather than lack of demand. In this area, agents confirm that occupiers 

generally require smaller units and there is a preference to be as close to the local road work so 

the A14 can be accessed quickly. There are no examples of new industrial space in either town.  

But due to the pent-up demand in the wider area, agents confirm that new space would be in 

demand if units were micro/small sized and offered on flexible lease terms at competitive rents.  
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Oundle 

4.29 Generally, there has been less take up in Oundle than other areas of the district. The town has 

some historic occupiers including Fairline Yachts. Recent take up has been in small units, under 

93 sqm (1,000 sqft). There is little variation in sectors with occupiers generally manufactures or 

local auto repairs. 

4.30 Agents confirm that demand in Oundle is generally for smaller units, and like recent take up 

trends occupiers are generally local.  

Rural East Northamptonshire 

4.31 Similar to Thrapston and Oundle there has been less take-up in rural East Northamptonshire. In 

the rural areas of agents report that there is less market churn, as occupiers are generally local, 

often owning the freehold. Demand is generally for micro/small units generally to be used for car 

repair or storage for local building contractors. 

Supply and market balance 

4.32 Table 4-4 shows that there are 13 units available which equate to a total of 28,610 sqm (307,961 

sqft). This is against a total stock of 672 units / 548,123 sqm (5.9 million sqft) registered on VOA. 

Therefore, there is a current vacancy rate of 5.2% of floorspace and 1.9% of number of units. In 

terms of floor space, the vacancy figure has been inflated due to the large available units at the 

Federal Distribution Centre on Newton Road, Higham Ferrers – if discounted, vacancy on 

floorspace would be considerably lower. If we cross reference the availability in Table 4-4 with 

annual take-up (shown in Table 4-2); the availability across the district equates to 1 year, six 

months in relation to number of units and  2 years 9  months’ supply in relation to floorspace.  

Table 4-4 Availability of office space in the district 
Total stock 548,123 sqm (5.9 million sqft) 672 units 

Availability 
28,610 sqm (307,961 sqft) 13 units 

5.2% 1.9% 

Source: EGi, VOA and AspinallVerdi 2018 

4.33 Vacancy is very low, and there is a general lack of available supply in all areas. Agents agree 

that vacancy was generally very low not just in East Northamptonshire but in wider 

Northamptonshire. 

Four Towns 

4.34 Table 4-5 shows that there are 6 units available on EGi in the Four Towns in the south of the 

district. This is against a total stock of 334 units registered on VOA, equating to a vacancy rate 
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of 2.7% of units. The majority of vacancy is in the industrial estates located in Rushden/Higham 

Ferrers estates. Agents agree that the overall vacancy figure seems accurate, representing the 

undersupply of space in the towns. The highest percentage of vacancy is for units between 4,645-

9,290 sqm (50,000 – 100,000 sqft), at 37.5%, but there are fewer units in this size range than 

others, with only 8 registered on the VOA. Two of the three vacant units in this size range are 

located in the Federal Distribution Centre, Newton Road/Bury Close, Higham Ferrers. Availability 

in other size bands is minimal. Given the level of demand for space in the Four Towns in the 

south of the district vacancy rate is low.  

Table 4-5 Four Towns industrial stock and availability 

Unit size (sqft) 
Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

up to 2,000  up to 186  120 36% 3 0% 

2,001-5,000 186-464  88 26% 0 0% 

5,001-25,000 464-2,322  98 29% 2 2% 

25,001-50,000 2,322-4,645 16 5% 1 6% 

50,001-100,105 4,645-9,300 8 2% 3 38% 

100,105 plus 9,300 plus  4 1% 0 0% 

Total   334   9 2% 

Source: EGi, VOA and AspinallVerdi 2018 

Thrapston 

4.35 Table 4-6 shows that are no units available on EGi in Thrapston. This is not surprising as the 

market is small with only 34 registered in the town. The stock in the town is micro/small with 64% 

of units under 464 sqm (5,000 sqft). The largest unit is occupied by Sacia Packaging 

(manufactures), located on Haldens Parkway. Haldens Parkway is a logistics park, Sacia 

Packaging is the largest manufacturer on the estate. 

Table 4-6 Thrapston industrial stock and availability 

Unit size (sqft) 
Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

up to 2,000  up to 186  9 26% 0 0% 

2,001-5,000 186-464  13 38% 0 0% 

5,001-25,000 464-2,322  5 15% 0 0% 

25,001-50,000 2,322-4,645 4 12% 0 0% 

50,001-100,105 4,645-9,300 2 6% 0 0% 

100,105 plus 9,300 plus  1 3% 0 0% 

Total   34   0 0% 

Source: EGi, VOA and AspinallVerdi 2018 
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Oundle 

4.36 Table 4-7 shows that there are no available units on EGi in Oundle. Like Thrapston, this is not 

surprising as the amount of stock in Oundle is small – with 32 units registered on the VOA. 69% 

of units are micro or small, under 464 sqm (5,000 sqft), with 97% of units under 2,322 sqm 

(25,000 sqft). There is a single large unit in the town, this is the unit occupied by Fairline Yachts.  

Table 4-7 Oundle industrial stock and availability 

Unit size (sqft) 
Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

up to 2,000  up to 186  13 41% 0 0% 

2,001-5,000 186-464  9 28% 0 0% 

5,001-25,000 464-2,322  9 28% 0 0% 

25,001-50,000 2,322-4,645 0 0% 0 0% 

50,001-100,105 4,645-9,300 0 0% 0 0% 

100,105 plus 9,300 plus  1 3% 0 0% 

Total   32   0 0% 

Source: EGi, VOA and AspinallVerdi 2018 

Rural East Northamptonshire 

4.37 Table 4-8 shows that there are four units available on EGi in Rural East Northamptonshire. This 

is against a total stock of 272 units registered on VOA, equating to a vacancy rate of 1.5% of 

units. The majority of stock is very small, with over 52% under 186 sqm (2,000 sqft). This reflects 

that the rural nature of the market, with supply, often being held as freehold and there being 

minimal market churn. The majority of the availability is located on the Addington Park industrial 

estate and is for units between 186 – 557 sqm (1,000 – 6,000 sqft). 

Table 4-8 Rural East Northamptonshire industrial stock and availability 

Unit size (sqft) 
Unit size 
(sqm) 

Total No 
of units  

% of units by 
size range  

No. of units 
available 

% of units 
available 

up to 2,000  up to 186  141 52% 1 0% 

2,001-5,000 186-464  74 27% 0 0% 

5,001-25,000 464-2,322  47 17% 2 4% 

25,001-50,000 2,322-4,645 8 3% 1 13% 

50,001-100,105 4,645-9,300 2 1% 0 0% 

100,105 plus 9,300 plus  0 0% 0 0% 

Total   272   4 2% 

Source: EGi, VOA and AspinallVerdi, 2018 
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Development opportunities 

4.38 There are significant new opportunities in the district, two are part of Strategic Urban Extensions 

(SUEs). They were discussed in the office section of the report but because they are identified 

as mixed employment areas we consider their suitability for general industrial as follows:   

• Rushden East SUE – will likely be suitable for light industrial uses; closely related to the 

A6 Rushden/ Higham Ferrers Bypass, the main north-south strategic route access to the 

proposed development. This is due to the planned residential development which may be 

off-putting to some occupiers. 

• Nene Valley Farm (Rushden Gateway) –has been allocated for a mix of B class uses, 

but due to its strategic location next to the A45 small B1c, B2 or B8 units would be the most 

suitable.  

• Irthlingborough West SUE - committed proposals include a mix of B class uses, but like 

Rushden East will probably only be suitable for light industrial uses due to the proximity to 

planned residential development. 

4.39 Currently, we see a gap in the market for small and medium-sized general industrial units. This 

is because there is so much pent-up demand for these units but there are no specific proposals 

to deliver more. This is true in the wider area with few development opportunities in 

Wellingborough and the majority of opportunities in Kettering for larger units.  

4.40 There is also an opportunity to develop micro workshop style light industrial units. These could 

act as incubation space for start-ups along with fulfilling pent up demand for existing SME’s 

already located in the district. These could be incorporated as part of the proposed East 

Northamptonshire Enterprise Centre which also offered small office suites. 

Rents 

4.41 Rents for existing stock vary throughout the district, depending on size location and the quality of 

the building. Agents report that rents for existing stock have increased in recent years due to the 

undersupply of suitable space. Agents estimate the following rents for good quality second-hand 

space 

• £65 – £81 psm under 464 sqm – (£6.00– £7.50 psf - under 5,000 sqft) 

• £59 - £75 psm - 464 - 929 sqm - (£5.50 – £7.00 psf - 5,000 – 10,000 sqft) 

• £54 – £70 psm - 929+ sqm - (£5 - £6.50 psf - 10,000+ sqft) 

4.42 Stock in secondary locations can offer more competitive rents to attract occupiers, but agents 

commented that the most dated stock will often be on the market for long periods of time before 

being let.  
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4.43 There are no examples of new build units being recently let in the district. But agents estimated 

rents based on their experience of the surrounding area: 

• £75 - £97 sqm under 929 sqm - (£7.00 - £9.00 psf under 10,000 sqft) 

• £65 – £75 psm - 929+ sqm – (£6.00 - £7.00 psf - 10,000+ sqft) 

4.44 Agents noted that the current trend in the market is for smaller units to be sold as freehold to 

owner-occupiers rather than leased. Capital values vary in the area but for good quality units, 

they usually range between £1,076 - £1,292 psm (£100 - £120 psf). Similar to rents these 

obviously vary depending on the size quality and location of the units. 

4.45 Developers state that at these rents/capital values development is marginally viable. There is 

also enough pent up demand to justify speculatively building small units of up to 929 sqm (10,000 

sqft), with larger units being brought forward on a build to suit basis. 

4.46 Though there is occupier interest, developers struggle to make the construction of smaller units 

viable. This is due to the fact that build costs have risen faster than rents. This makes it difficult 

for developers who are looking to build out smaller units to competitively bid for sites against 

large logistic developers i.e. Roxhill, Prologis & Segro etc, as logistics space is cheaper to build. 

Furthermore, it is difficult to unlock sites which require transport and service infrastructure as this 

is costly and is usually only viable with the economies of scale of large scale/strategic logistics 

development.  

Conclusion: general industrial market  

4.47 There is a clear demand for general industrial units across the district – especially for small and 

medium-sized units, in the south of the district around the Four Towns.  The availability of 

industrial space has been diminishing, due to the strong demand and lack of new build occurring.  

4.48 Both developers and agents alike have confirmed that if new units were brought forward there 

would be sufficient demand for it to be let/sold. The restricted market is not unique to East 

Northamptonshire District; within the whole of Northamptonshire and the Midlands, there is a lack 

of industrial supply, matched with substantial demand for industrial units. The current point in the 

cycle does provide a market opportunity for East Northamptonshire to attract occupiers from the 

wider sub-region if sites were made available. Wellingborough reportedly has a lack of 

development opportunities which provides an opportunity for the Four Towns in the south of East 

Northamptonshire, as occupiers will not distinguish between the two local authority areas. 

4.49 If the district fails to deliver new general industrial space, there is a risk that some occupiers will 

choose to relocate or expand elsewhere. Others, who cannot move away because they need to 

keep existing workforces will be unable to grow or modernise as they would otherwise do. If new 
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land were allocated for development these constraints would be removed and the local economy 

would perform better. 

4.50 Stakeholders/agents active to the east of the district see East Northamptonshire as a good 

location to absorb latent demand for micro workshop space. This use has not been catered for 

in recent development areas to the east. Reportedly there are small start-ups in the advanced 

engineering and high-tech manufacturing sectors that are looking for this space. 

4.51 There are a number of constraints which are hampering development in the wider area, including 

viability, electrical capacity and access to a suitable workforce. These problems are not specific 

to East Northamptonshire but affect the whole of Northamptonshire and wider East Midlands 

area. 

4.52 There are limited development opportunities which will likely be delivered in the short to medium 

term. The only significant proposal is Nene Valley Farm (Rushden Gateway) which is currently 

being promoted for a mix of B class uses. 

4.53 Occupiers for smaller units require immediate availability as they are not prepared to wait for a 

design and build opportunities.  To enable these smaller units to viably delivered sites that are 

made available need to be unconstrained with services in place.  

4.54 Development opportunities for smaller units are generally a requirement of the Joint Core 

Strategy (policies 22-24), as part of the mix on the larger strategic sites, whereby the cost of site 

servicing can be cross-subsidised by other uses. Though it will not satisfy the short-term pent-up 

demand for general industrial space, the Council, through the Local Plan Part 2, could reiterate 

Joint Core Strategy policy that seeks a minimum number of smaller units on strategic sites. 

4.55 In terms of employment, land need the council has satisfied its job forecasts outlined in the JCS. 

But the strategic sites allocated both in East Northamptonshire and in adjacent local authority 

areas, are focused on delivering logics space rather than smaller units, a reflection of the strength 

of the District for this economic sector. 

4.56 Developers seeking to build larger units on industrial sites is not unique to East 

Northamptonshire. In Daventry District, to the west, the council has adopted the policy that limits 

the size of units acceptable in planning terms on allocated sites. In some cases, this is done by 

capping the maximum unit sizes across the whole site and at some sites policy suggests the 

preferred unit sizes mix i.e. 50% of units have to be under 10,000 sqm. This policy will act as a 

mechanism to reduce land values to a level to enable development to become viable i.e. stopping 

developer’s bidding for sites assuming larger units and the cost savings this brings.   

4.57 Agents report that there is opportunity outside the Four Towns in the south of the district to 

develop space but there is no precedence of recent development in these areas. There is less 

demand than in the south of the district, but as there is such pent-up demand, occupiers will take 



  East Northamptonshire District 

Employment Land Review 
 

 

33 
 

space as long as it has good transport links and is reasonably priced. Specifically, there may be 

opportunities around Thrapston which benefits from direct access to the A14. 
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5 Strategic distribution market assessment 

Introduction  

5.1 For the purposes of our analysis of the logistics market, we have only considered units of 9,300 

sqm (100,105 sqft) or more, as set out in Policy 24(a) of the Joint Core Strategy. These generally 

are the strategic units, logistics units that are smaller than this are difficult to distinguish from 

general industrial stock. 

National context 

5.2 Increasing demand for large-scale warehousing across the UK has been driven by the growth in 

online retail. Occupiers are often retailers themselves, or 3rd party logistics (3PLs) who distribute 

goods on their behalf. These companies tend to offer good covenants and are prepared to commit 

to institutional lease terms – therefore creating good capital values. These good capital values 

not only provide an incentive for developers to bring forward units – but it also enables them to 

bid competitively for sites.  

5.3 In recent years, new-build development has typically involved very large units of up to 92,902 

sqm (1 million sqft), with the very largest requirements coming from retailers.  Demand for units 

has been strong, and the relationship between capital value/land value/build costs/developer 

return is maximised.  

5.4 Current demand is mainly for 13,935 – 46,451 sqm (150,000 – 500,000 sqft) distribution units, 

which are suited to local and regional distribution. Although there is still market evidence of very 

large activity occurring (e.g. Amazon taking 102,192 sqm (1.1 million sqft) unit of iPort Doncaster, 

and Primark taking 111,482 sqm (1.2 million sqft) at Islip) throughout the country. With few units 

being delivered in recent years, supply has tightened and rents are now increasing. This means 

that logistics units have increasingly become attractive for developers who are now willing to 

bring forward developments.   

5.5 Although some developers continue to pursue the delivery of speculative logistics or warehouse 

units, they are not doing so with as much confidence as they were prior to the 2009 economic 

slowdown. Now developers look for gaps in the market and only build a few units speculatively 

at any one time in prime locations. Usually, developers will not build out more units until existing 

stock is occupied. For the largest units, developers will wait for a pre-let prior to development. 

East Midlands as a strategic distribution location 

5.6 In the East Midlands, the industrial market is dominated by the Golden Triangle, where the M42, 

M1 and M6 motorways meet and where the majority of the UK population can be accessed in a 
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four-hour drive.  This area has seen significant growth in large-scale distribution with major 

occupiers such as Tesco, Sainsbury’s and Amazon located here.  As land supply has tightened 

in the Golden Triangle, availability of sites has decreased and occupation costs have risen. As a 

result, sites outside the triangle, along the A14, have now been developed.  

5.7 East Northamptonshire District and the wider Northamptonshire area is now well known by 

developers, investors and occupiers alike as a good place to build and occupy logistics industrial 

space. The area benefits from being on the A14, which forms part of the E30 road network; 

providing a direct link to Felixstowe Port. There are now multiple examples of successful logistics 

parks across Northamptonshire. Historically occupiers have preferred to locate in on the A14/ 

A45 corridors e.g. Wellingborough, Desborough, Kettering, Thrapston, Raunds etc. compared to 

places further from the A14 like Corby. But due to the availability of suitable sites, Corby in the 

last 18 months has had success with the Midlands Logistics Park, which reportedly only has one 

available plot remaining – having secured pre-lets for the remaining space. It is set to deliver over 

250,836 sqm (2.7 million sqft) of logistics warehousing. 

5.8 Logistics occupiers are more footloose than smaller and medium occupiers; following the 

availability of sites and access to staff. Sites tend to be dispersed over a number of local authority 

areas with good access to the national road network.  

5.9 There is a steady demand for logistics space in the Northamptonshire region, and developers are 

both speculatively building and bringing forward schemes on a build to suit basis. But, developers 

stress that right location, price, and time in the market is key to successful delivery and 

occupation. Outside of Kettering at DIRFT (Crick), Magna Park (Lutterworth) and in Northampton, 

there are examples of logistics space that has been speculatively built but was not immediately 

taken-up. Units accrued longer void periods than was anticipated by the developers. 

East Northamptonshire District as a strategic distribution location 

5.10 In East Northamptonshire, there are a number of sectors represented, including online retailers, 

third-party logistics and food retailers. Most logistics parks in the district do not focus on a specific 

sector and have a range of different occupiers. 

5.11 There are five main logistics parks in East Northamptonshire District – they host a range of 

occupiers and varying unit sizes: 

• Express Park - is located to the west of Rushden town centre. The estate is a mix of 

general industrial and logistics, but there a number of distribution occupiers including 

Belkin Components with a 19,974 sqm (215,000 sqft) unit and Prism Dm with 9,940 sqm 

(107,000 sqft) unit. The units are of modern specification with sufficient yard space for 

distribution purposes. 
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Figure 5-1 Express Park 

 
Source: Google, 2018 

• Spire Road – is located to the east of Higham Ferrers town centre, north of John Clark 

Way, a main arterial road connecting Rushden town centre and the A6 Bypass.  As shown 

in Figure 5-2  the estate is modern (developed since 2005-06) and in good condition, there 

are three units with URBN (Urban Outfitters) occupying two of the units at 12,077 sqm 

(130,000 sqft) and 18,580 sqm (200,000 sqft) each and DHL occupying 23,225 sqm 

(250,000 sqft) (DHL are distributing on behalf of Oxford University Press & McGraw-Hill). 

Figure 5-2 Spire Road 

 

Source: AspinallVerdi, 2018  

• Islip – is located to the east of Thrapston. Primark is the sole occupier of a 111,482 sqm 

(1.2 million sqft) unit. The unit is of modern specification and is well located on the A14. 

The Islip Furnace Industrial Estate to the west consists of smaller factory units, with 

Dodson & Horrell (food production) being the most prominent occupier. 

• Haldens Parkway – is located to the west of Thrapston town centre, separated from the 

main urban area by the A605 strategic Northampton - Peterborough link road. The units 

are a mix of ages and some have been vacated and reoccupied since development (e.g. 

the 72,928 (785,000 sqft) Ikea unit now occupied by DHL/Primark). Though units are older 

than some in the district they are in good condition, as you can see in Figure 5-3 and well 
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located. Aside from DHL/Primark occupiers include DSV with two units of 9,300 sqm 

(100,105 sqft) each and Morrisons Distribution with a 24,619 sqm (265,000 sqft) unit. 

Figure 5-3 Haldens Parkway 

 
Source: AspinallVerdi, 2018  

• WarthPark – is located to the north-west of Raunds town centre. Phase 1 (to the west of 

London Road) was developed in the late 1990s/ early 2000s, while Phase 2, to the west, 

has been developed since 2012. The Park comprises a number of logistics units ranging 

in size but all in good condition and of modern specification. Occupiers include Howdens 

with a 62,244 sqm (670,000 sqft) unit, DSVB with a 38,182 sqm (411,000 sqft) unit and 

Indesit with a 42,270 sqm (455,000 sqft) unit. 

Figure 5-4 Warth Park 

 
Source: Google, 2018 

Strategic distribution demand 

5.12 All logistics occupiers require good connectivity to the strategic road network, the prime 

consideration for this economic sector. The best logistics estates are those with direct access to 

the strategic road network. In East Northamptonshire, this means being located close to a 

junction of the A45 or A14. Agents did state that even though these locations are preferred by 

occupiers due to the tightening nature of the market occupiers may consider slightly further afield. 
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5.13 Another key requirement for logistics occupiers is cross-docking combined with enough yard 

space to operate efficiently. Furthermore, in recent years logistics, occupiers have required units 

to have a large amount of office space.  

5.14 Agents report that current constraints in the area are access to electricity (i.e. distribution network 

capacity) and staff. As warehousing is becoming more technologically advanced, and with 

automation on the increase, energy consumption in logistics parks is continuingly increasing. A 

skilled workforce is also vital to logistics occupier’s operations. Unemployment in the district is 

currently low. Often workers will have to commute from further afield making both space for staff 

car parking, and public transport links important to occupiers when they are looking for logistics 

space. 

5.15 A range of sizes of units are in demand in the district, agents report that there is currently less 

demand for units under 13,935 (150,000 sqft) than in previous years. Currently, the units most in 

demand are 27,870 (300,000 sqft) and above. 

5.16 The biggest growth sector in the district is internet retailing distribution. This is driven by global 

changes in shopping habits, with more consumers shopping online. These occupiers require a 

range of unit sizes and there are examples in East Northamptonshire District where logistics 

companies are occupying multiple units on the same estates – for example, URBN at Spire Road 

and DSV at Haldens Parkway.  

5.17 Third-party logistics also require units in the area, they usually prefer units to be complete and 

ready to occupy. This is due to their requirements being contract driven, the contracts are usually 

3 to 5-years in length and they tend to need to mobilise their operations immediately. There are 

examples in East Northamptonshire of occupiers like DHL taking second-hand units i.e. on 

Haldens Parkway. Often demand from this sector can be misleading as you find that multiple 

third-party logistics occupiers often put the same property requirement out to agents - but they 

are all bidding for a single contract which only one company will successfully win and then 

service. 

District-wide take-up 

5.18 Table 5-1 shows that between 2013 and 2017 there were 14 transactions for strategic distribution 

space, which totalled 413,672 sqm (4,452,773 sqft). Almost all of the transactions were located 

on Warth Park, Raunds. 
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Table 5-1 Annual logistics take-up (over 9,300 sqm (100,105 sqft)), 2013-17 

Calendar year  No. of transactions Total take-up (sqft) Total take-up (sqm) 

2013 3 329,997 30,657 

2014 6 2,207,792 205,109 

2015 1 199,998 18,580 

2016 4 1,714,986 159,326 

2017 0 0 0 

2018 0 0 0 

Total 14 4,452,773 413,673 

Annual Average 
2013 - 2017 

3 890,555 82,735 

Source: EGi, 2018 

Supply and market balance 

5.19 East Northamptonshire District currently has 20 logistics units listed on the VOA at over 9,290 

sqm (100,000 sqft). This equates to a total floor space of 603,864 sqm (6.5 million sqft). The 

majority of supply in the district is located in Warth Park in Raunds, Haldens Parkway in 

Thrapston, and the Primark unit as Islip. There are currently no available units being marketed. 

5.20 Agents and developers suggest that the lack of availability was not uncommon as there is less 

market churn in logistics when compared to other sectors. Occupiers tend to be blue-chip 

companies on long institutional leases – up to 15 years. As mentioned in this report there is 

evidence of units being vacated by an occupier then taken-up as second-hand space by another 

blue-chip covenant. This indicates that the second-hand market is functioning well in the district.  

Development opportunities 

5.21 Roxhill has secured planning permission for the extension of Warth Park in Raunds. The plans 

are to increase the B8 space in the logistics park by approximately 92,902 sqm (1 million sqft). 

This has now mostly been delivered, with the Howdens Phase 2 development (south of Meadow 

Lane) currently under construction.  

5.22 One further key opportunity exists at Raunds; the employment area to the north of West End/ 

Border Park (Raunds North). Like Warth Park, this site is in a good location, close to the A14, 

and hence it will be attractive to B8 occupiers.  
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Rents 

5.23 Development of logistics space in the district is currently viable. Rents in East Northamptonshire 

District are generally slightly lower than in local authority areas closer to the M1, but slightly higher 

than in Corby - which is generally between £1.60 and £2.69 psm (£0.15 and £0.25 psf) lower. 

Agents stated that rents for logistics space in the district are generally between £59 - £65 psm 

(£5.50 - £6.00 psf). In recent years, as the market has tightened, rents have increased. 

Developers and agents are of the opinion that there is still scope for rents to increase further. 

5.24 Logistics parks have become an attractive asset class for investors, and yields have been steadily 

compressing. Investors see logistics as a strong sector due to the strong occupier covenant, 

steady demand for industrial space and increasing rents. Developers/agents are of the opinion 

that yields have now decreased as much as they can, and future fluctuations will be influenced 

by macro-economic factors. 

Conclusion: strategic distribution market  

5.25 There is steady demand for logistics space in East Northamptonshire and the wider area. With 

overspill from areas closer to the M1 East Northamptonshire has already been able to satisfy 

requirements from occupiers looking in these ‘prime’ areas. Although the district currently has no 

availability there are a number of sites in the pipeline, along with more land allocated in adjacent 

local authority areas, which should satisfy demand going forward. The development opportunity 

in Raunds should fulfil demand in the short to medium term. Logistics occupiers are notoriously 

footloose and development opportunities in adjacent Kettering should satisfy demand in the wider 

county longer term.  

5.26 The key constraints for occupiers in East Northamptonshire and the wider region have been 

found to be the lack of available workforce and energy capacity. If these can be solved in the 

coming years the district has enough strategic land allocated to fulfil the demand for logistics over 

the plan period. 
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6 Site appraisal: demand 

6.1 The following sections of this report focuses on the assessment of existing employment sites.  

There are around 50 significant employment sites around the district.  Of these, Aspinall Verdi 

was asked to assess 21 identified employment sites totalling 82.5 ha. Of the employment areas 

not assessed, these are already designated protected employment areas through an adopted 

development plan document; in this case the Minerals and Waste Local Plan and/ or a 

Neighbourhood Plan. The boundaries of these site have been provided by the Local Authority 

and are mapped in Figure 7-1. Our site assessment method reflects the principles of the national 

planning policy framework, and in particular:  

• That planning should aim to meet objectively assessed needs, including the needs of 

business, respond positively to opportunities for growth, and actively support economic 

development (para 117); 

• That plans should be deliverable (para 16b of the Framework), and authorities should avoid 

safeguarding for employment sites that have no reasonable prospect of being used for that 

purpose (para 120). These points imply that the sites should only be identified for 

employment if they can reasonably be expected to be in demand and viable. 

6.2 In terms of existing employment locations Paragraph, 120 of the NPPF can make safeguarding 

employment sites challenging, but there are there are two possible reasons for safeguarding 

existing employment sites against redevelopment for other uses. Firstly, it could result in a 

shortage of employment space, damaging business performance, prosperity and job 

opportunities. Secondly, it could result in incompatible uses being placed next to each other. In 

particular, industrial or logistics operations that are too close to housing may have to restrict their 

activities, so that residents are not affected by noise, smells, light pollution or visual intrusion. 

Such bad neighbour impacts provide much of the historic rationale for segregating industry and 

warehousing into dedicated areas. 

6.3 We have therefore undertaken a market test because it would not be reasonable to safeguard 

employment sites where there is no effective demand, and in any case, the Framework advises 

that planning policies should avoid the long-term protection of sites and that plans should seek 

to identify needs through the deallocation of sites where appropriate. Going forward existing 

employment areas where we have recommended to be safeguarded should be protected in 

policy. The policy should generally prohibit redevelopment or change of use to non-employment 

uses, except where the applicant can demonstrate that the site is no longer in demand and viable 

to maintain in its current or most recent employment use, in accordance with Policy 22(c) of the 

Joint Core Strategy. There might also be an exception for services that support employment uses, 

such as small-scale retail, cafes or crèches. 



  East Northamptonshire District 

Employment Land Review 
 

 

42 
 

 

6.4 Based on these principles, the main questions our demand assessment will seek to answer are 

whether existing employment sites are performing well and whether they can viably be kept in 

employment uses? Or is there scope for future development or can they be released for 

alternative uses? 

Caveats  

Policy and supply constraints 

6.5 As mentioned earlier, the analysis at this stage sets aside any supply-side constraints, including 

policy constraints – which are being considered separately by the council. Any for which this 

assumption is wrong – for example where expansion of an existing estate would be unacceptable 

environmental impacts – should be downgraded in the final assessment that brings together 

demand and supply. Once the council has completed their supply-side analysis a new ranking of 

sites should be undertaken, that takes account both of market potential and constraints. 

Snapshot in time 

6.6 Like the market assessment section of this report, the site assessments are a snapshot in time - 

due to the fluid nature of the market the conclusions on each site may change over time. An 

example of this for existing employment sites, where vacancy is analysed. Vacancy on an estate 

with a handful of major occupiers in large units may change from being very low to high should 

occupiers vacate. In some cases where units are bespoke, it may be difficult to find a new 

occupier to take space. All sites/existing estates have been assessed on their current situation.  

In some cases, should an occupier leave, there may be little hope of re-occupation of the space. 

If this did occur then this would have a significant impact upon our recommendations; such that 

the opinion to safeguarding the site may change. 

The detailed assessment 

6.7 Our detailed assessment for existing sites is set out in Appendix 1. Below, we briefly explain the 

content of the table, working from left to right through the questions in the top header. 

Market area  

6.8 Firstly, we determine which market area the site is located. The three markets are the same as 

utilised in the market assessment of this report see (Figure 2-2). 
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Proposed principle use 

6.9 For each site, the predominate employment use must be determined. This first step is important 

because different types of occupier have different requirements: for example, excellent strategic 

road access is more important for strategic logistics than general industrial uses. We identify five 

types/mixes of use, based on the typical requirement of each sector: 

• Offices (B1a) 

• General Industrial (B1c - B2) 

• Storage and Distribution (B8)  

• B2 - B8 

• Mixed B uses 

6.10 To identify the use of each site we have used planning data, discussion with the Local Authority 

and our own professional judgment. 

Site area  

6.11 As mentioned earlier, the list of sites for assessment and the boundaries of those sites have been 

provided by the council, together with facts about each site. Site areas are measured by GIS from 

the site boundaries provided. 

Site sequential location 

6.12 Next, we consider the sites sequential location to establish proximity to urban areas, helping us 

to establish which sites are urban and which are rural. We identify five locations: 

• In a town centre 

• Within 400m of a town centre 

• Within the built-up area 

• Adjacent to the built-up area 

• Outside the built-up area 

Attractiveness to occupiers  

6.13 The remainder of the site assessment set out in the tables is a succession of questions, or 

assessment criteria. For each site assessment criteria, sites are scored using a five-point scoring 

system from excellent, to good, to reasonable, to poor, to very poor. Each score is supported by 

a short narrative that explains our judgment. Some criteria do not follow this scale i.e. vacancy – 

where this is the case it has been stated below. 

• Access to amenities 
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• Any problems with shape, gradient, boundary etc.? 

• Strategic accessibility (road) - Proximity Motorways, trunk roads and other strategic link 

roads (kms) 

• Local access by road – Site junction and quality of access to the principal road network 

• Public transport access –  

o Is the site close to a railway station (within 400m)? 

o Number of bus stops within 400m of site 

Quality, Vacancy and Recommendation  

• Quality of existing stock discusses the condition of the units, including their age, 

specification, this is important as it indicates whether a unit is fit for purpose or is coming 

to the end of its economic life. 

• Other market intelligence includes any information collected as part of the study that has 

a bearing on the attractiveness to occupiers. For example, if an occupier has recently 

invested in their accommodation, or expanded, this can indicate that they plan on staying 

in the area in the short to medium term. 

• Vacancy is an important criterion as it indicates the health of an employment area. High 

vacancy would tend to indicate that the estate is unattractive to occupiers. Low vacancy 

may indicate that a specific estate is in high demand. We score vacancy on a different 

system based on the perception of how many units are available compared to the estate's 

size this includes none, to low, to middling, to high, to 100% vacant. 

• If the site retains its current use will it be occupied is a yes/no question and is self-

explanatory. 

• Opportunities and constraints for redevelopment, intensification, extension & 

refurbishment are considered, and if there is an opportunity, how much developable land 

is available. If there are constraints, we have outlined these and stated if they are likely to 

be, or can be, resolved within the plan period. 

• Finally, a conclusion is made whether the employment area should be safeguarded, or 

earmarked for managed release, in the emerging Local Plan Part 2. There are three 

concluding categories these are as follows; 

o Safeguard: is self-explanatory. The existing employment site should be in enough 

demand from occupiers to viability keep in employment use over the plan period. 

o Safeguard in the short term:  when undertaking our site assessments, it became 

apparent that there are a number of sites in the district which are occupied by a 

single occupier with bespoke buildings or are small in nature with multiple occupiers 

But this is at a time in the property cycle where demand is strong and general 
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vacancy is low. But should the market weaken these sites are most at risk and will be 

difficult to re-occupy if vacancy occurs. Because they are functioning well in the 

short-term we consider it reasonable to safeguard these sites and not promote them 

for managed release. Should the market weaken and vacancy becomes a concern 

then they should be re-assessed on a site by site basis, to avoid unnecessarily 

safeguarding employment sites that have no hope of being re occupied. 

o Allow managed release: for some sites, we have deemed that they are already at 

the end of their economic lives, not fit for purpose, or they are unattractive to 

occupiers. For these, we have recommended that they should be considered to be 

released and considered for other uses. 

Drawing conclusions 

6.14 The next stage in our analysis is to translate the demand assessment into whether existing sites 

should be safeguarded. For this, we consider whether a site is likely to be suitable for an 

alternative use. East Northamptonshire has already allocated sufficient employment land in the 

JCS to fulfil their economic growth (i.e. delivery of the requirement for a net increase of 7200 jobs 

over the Plan period to 2031). Safeguarding sites is not advisable in locations suitable for other 

uses and where this is the case they should be identified as having the potential for alternative 

uses.  

6.15 The next section is a brief description of the sites in each category. The reader must bear in mind 

that the recommendations made at this stage are partial and provisional, based solely on the 

qualitative demand-side assessment of individual sites. For each we have split the results in 

three, we conclude whether they should be safeguarded in the emerging Local Plan Part 2, 

safeguarded in the short and potential managed release at a later time, or identified for managed 

release.  
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7 Existing employment site assessment results 

7.1 Table 7-1 summarises the 21 existing sites analysed as part of our site assessment. The site 

locations are shown in Figure 7-1. Based on our assessment we concluded that eight sites, 

totalling 47.93 ha, should be safeguarded for employment. 11 sites totalling 33 ha should be 

safeguarded for employment in the short term and reassessed on a site by sits basis should 

current occupiers vacate. Two sites totalling 1.6 ha, should be earmarked for managed release.  

Table 7-1 Existing employment site assessment summary 

 
 

  

AV 
site ID 

Council 
site ID 

Name Market area Size 
Primary type of 
employment 

Recommendation 

ENE1 EPA15 Acorn Estate Thrapston 0.9 
Light Industrial 

(B1c) 
Safeguard in the 

short term 

ENE2 EPA13 
Whitworths, Irthlingborough, 

Wellingborough Road 
Four Towns 

(Irthlingborough) 7.9 
General Industrial 

(B2) 
Safeguard in the 

short term 

ENE3 EPA22 Nene Valley Business Park Oundle  8.2 Mixed B uses 
Safeguard in the 
short term 

ENE4 EPA20 
Addington Park Industrial 
Estate, Little Addington 

Rural East 

Northamptonshire 
(Little Addington) 4.7 

General Industrial 
(B2) Safeguard 

ENE5 EPA08 Cliffe Road / Stamford Road 

Rural East 

Northamptonshire 
(Stamford) 3.33 Mixed B uses Safeguard 

ENE6 EPA02 
Barnwell Workshops, Home 
Farm, Armston Road Oundle 1.5 

General Industrial 
(B2) Safeguard 

ENE7 EPA10 
Chowns Mill Business Park, 
Station Road, Rushden 

Four Towns 
(Rushden) 2.3 

Storage and 
Distribution (B8) Safeguard 

ENE8 EPA09 
Kimbolton Road (Higham 
Business Park), Rushden 

Four Towns 
(Rushden) 11.1 

General Industrial 
(B2) 

Safeguard in the 
short term 

ENE9 EPS01 

Katz Shoes 20 Midland Road 
/ Coal Yard / Garage South of 
Bridge Street Thrapston 0.9 Mixed B uses 

Safeguard in the 
short term 

ENE10 EPA12 
Nene Park / Nene Business 
Park, Irthlingborough 

Four Towns 
(Irthlingborough) 22.3 Mixed B uses Safeguard 

ENE11 EPS03 

The Windmill Club / Business 
Centre, Glassbrook Road, 
Rushden,  

Four Towns 
(Rushden) 0.5 Other 

Allow managed 
release  
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ENE12 EPS02 
Factory at Shirley Road, 
Rushden 

Four Towns 
(Rushden) 0.5 Mixed B uses 

Safeguard in the 
short term 

ENE13 EPA42 Cottingham Way/Cosy Nook Thrapston 4.1 Mixed B uses 
Safeguard in the 
short term 

ENE14 EPA39 
Rectory Business Centre, 
Rushden 

Four Towns 
(Rushden) 1.1 Mixed B uses 

Allow managed 
release  

ENE15 EPA18 East Road Oundle 2.3 
General Industrial 
(B2) 

Safeguard in the 
short term 

ENE16 EPA01 Barnwell Turn, Oundle Oundle 7.2 
General Industrial 
(B2) 

Safeguard in the 
short term 

ENE17 EPS08 
Hawkes Technical, Spencer 
Parade, Stanwick 

Rural East 
Northamptonshire 
(Stanwick) 0.6 

General Industrial 
(B2) 

Safeguard in the 
short term 

ENE18 EPS05 

Ringstead Business Centre, 
1-3 Spencer Street, 
Ringstead 

Rural East 
Northamptonshire 
(Ringstead) 0.2 Mixed B uses 

Safeguard in the 
short term 

ENE19 EPS04 
61-65 / 78 Station Road, 
Irthlingborough 

Four Towns 
(Irthlingborough) 2.4 Mixed B uses Safeguard 

ENE20 EPS07 
Coles Builders Merchant, 38 
West Street, Oundle Oundle 0.2 

Storage and 
Distribution (B8) 

Safeguard in the 
short term 

ENE21 EPS06 
Travis Perkins, 150 High 

Street, Rushden 
FourTowns 

(Rushden) 0.3 
Storage and 

Distribution (B8) Safeguard 

       
Existing employment sites that should be 
safeguarded  

36.83 
 

 

Existing employment sites that should be 
safeguarded in the short term  

44.1 
 

 

Existing employment sites that should allow 
managed release   

1.6 Nb. Figures are gross area. 
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Figure 7-1 East Northamptonshire existing employment sites 
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Existing employment sites that should be safeguarded 

7.2 Addington Park Industrial Estate, Little Addington (ENE4) - is a small estate with a number 

of manufacturing occupiers involved in welding, packaging, mobile home fabrication and the like. 

The estate is located outside the village of Little Addington and to the north of the Irthlingborough 

(Crow Hill) urban area, the access road is small and would not be suited to a large volume of 

HGV traffic the estate has a mix of units varying in quality and size. To the west of the estate the 

units are modern and in good condition, the smaller storage units to the east are in a poorer 

condition. Some of the older units may benefit from redevelopment or refurbishment. Vacancy on 

the estate is nil and though some of the units are dated they should be safeguarded as they are 

likely to stay in employment use (to serve a local need) over the plan period.  

7.3 Cliffe Road / Stamford Road (ENE5) – is an isolated employment area to the north of the district 

near Stamford. Though it is in a rural location there is reasonable access to the site by local roads 

which connects quickly to the A43 and is closely related to the Stamford urban area. The site 

itself has a reasonable amount of yard space but not enough for regular use of HGVs. This 

location is not in demand as other areas of the district but the units are good quality and would 

likely be re-occupied should current occupiers vacate. There may be scope to extend the estate 

to the south if the allocation of further employment land in this location is deemed appropriate. 

7.4 Chowns Mill Business Park, Station Road, Higham Ferrers (ENE7) – is located in Rushden 

in the south of the district adjacent to the A45/A6 Chowns Mill Roundabout. The estate is small 

but has good prominence and is compatible with its surrounding uses. Occupiers on the estate 

are predominantly B8 distribution/storage companies. The site has excellent access to the A6 

and A45 which is attractive to these types of occupiers. The units on the site are in a reasonable 

condition and reasonable yard space, but they may benefit from refurbishment within the plan 

period. Currently, Chowns Mill Business Park is fully occupied and should be protected as an 

employment site over the plan period. 

7.5 Nene Park / Nene Business Park, Irthlingborough (ENE10) – is located to the east of the 

Irthlingborough urban area in the south of the district. The site comprises a mix of B class uses 

and is the site of the former AFC Rushden and Diamonds Football Club. The employment area 

is well connected and existing units seem to be in a reasonable condition. Part of the Nene 

Business Park site (Attley Way) is being released for a mix of uses, including retailing (Aldi), 

services and housing, although the most significant part of the area (the former Nene Park 

stadium site) currently lies derelict. There is an opportunity to develop on the former football 

stadium site. Due to its attractive location and services already in place, development should be 

viable and units would be attractive to a range of occupiers. 

7.6 Barnwell Turn, Oundle (ENE16) – is an industrial area to the south of Oundle comprising 

general industrial and retail units. The site has reasonable connectivity, being situated on the 
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main A605 strategic road and is compatible with surroundings, but it is located in a rural area with 

limited access to amenities.  The existing stock is of reasonable quality and is suitable for the 

current occupiers. There is no vacancy on the site and units will likely continue to be attractive to 

occupiers in the future. 

7.7 61-65 / 78 Station Road, Irthlingborough (ENE19) – is an industrial area in the south of the 

district with a mix of B class occupiers.  The site is situated close to the Nene Park/ Nene Business 

Park site and has good prominence and is located close to the town centre so has access to 

amenities. There is sufficient car parking and access to the local and strategic road networks are 

good. The stock is in reasonable quality and though there are some vacant units in the building 

part occupied by Sonifex, vacancy across the estate is low. Some of the buildings would benefit 

from refurbishment in the future but even without, they are likely to stay in employment use over 

the plan period. 

7.8 Travis Perkins, 150 High Street, Rushden (ENE21) - is located in the town centre comprising 

a single unit to a single occupier. The unit is in a prominent town centre/ edge of centre location 

on a street corner, and due to its close proximity to the town centre, it has good access to 

amenities. The site has reasonable local road and is reasonably close to the strategic road 

network. The unit itself is of good quality and in good condition and there is a reasonable amount 

of hard storage for a building supply operator. The site will viably remain in employment use over 

the plan period. 

Existing employment sites that should be safeguarded in the short term 

7.9 Whitworths, Wellingborough Road, Irthlingborough (ENE2) – has a single occupier 

Whitworths spread across a number of units. These units vary in use, size and age. It appears 

that Whitworths' business has been developed over a period of time which has resulted in a high 

site coverage; with the ratio between building floor area and yard space not suitable for modern 

occupier requirements. The site is located close to Irthlingborough town centre and the amenities 

it has on offer. Overall the industrial buildings are of poor quality and would benefit from 

refurbishment over the plan period. If the current occupier vacates the site it may be difficult to 

find a new occupier due to the bespoke nature of the building and poor site coverage. Previous 

proposals by Whitworths to relocate their operations to an alternative have been replaced by 

proposals to remain at the current location, but to realign the business on the current site in order 

to operate more efficiently.  Therefore there is no reason to believe that Whitworths plan to vacate 

the site so in the short term the site should be safeguarded for employment use. Should 

Whitworths requirements change in the future this should be re-assessed. 

7.10 Factory at Shirley Road, Rushden (ENE12) – is located in the south of the district. The estate 

contains a single occupier, Kempston Controls, who occupy two units which contain their offices 
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and manufacturing facilities. Site access for HGVs is not suitable due to built-up residential area. 

The units are dated and should the current occupiers vacate it may be challenging to find a 

replacement. There is no indication that the existing occupier is seeking to vacate. Therefore, in 

the short term, the site should be safeguarded for employment use. But should the current 

occupier vacate the site should be re-assessed against the strength of the market at that point in 

the property cycle.   

7.11 Hawkes Technical, Spencer Parade, Stanwick (ENE17) – is an industrial area occupied by a 

single occupier Hawkes Technical. The location is not optimum, being situated within a village 

(as opposed to an urban area), with poor prominence and access to amenities, and with 

residential as surrounding uses.  The layout works for the current occupier but the ratio between 

building floor area and yard space is high and does not meet modern occupier requirements.  

The units are of good quality but are bespoke in design. Currently, there is no indication that the 

existing occupier is seeking to vacate. Therefore, in the short term, the site should be 

safeguarded for employment. But should the current occupier vacate the site should be re-

assessed against the strength of the market at that point in the property cycle.   

7.12 Coles Builders Merchant, 38 West Street, Oundle (ENE20) – comprises small storage and 

distribution units, located in the town centre. The site has poor prominence and is situated off 

pitch, surrounded by residential uses. The quality of the existing stock is generally reasonable 

and is fully occupied. Due to the sites location and surrounding uses, it is suitable for residential 

redevelopment.  This site should be safeguarded in the short term should the current occupier 

vacate this should be considered for managed release.  

7.13 Nene Valley Business Park (ENE3) – is a small employment area in Oundle. The location is not 

the most accessible and the site is constrained with close proximity to residential. Some of the 

larger units are dated and suitable for a specific occupier e.g. Fairline Yachts. The smaller units 

to the south of the estate are better quality have been more recently built e.g. Hutchinson units. 

Should Fairline Yachts vacate these larger units will be difficult to re-let and should be considered 

as managed release for alternative use, however, the better-quality units should be protected.  

7.14 Cottingham Way/Cosy Nook (ENE13) - is located near to the centre of Thrapston in the centre 

of the district. The units vary in age and size and are attractive to a wide range of occupiers, 

some servicing the local area. Access along Cosy Nook is restrictive for large HGVs but this is 

where the smaller units lie. The larger units to the west of the site which comprise Edwards 

Buildbase and Scotts are bespoke older units with high site coverage, therefore, it may be difficult 

to find new occupiers should the current one vacates. Should the larger units to the west become 

vacant during the plan period they should be re-assessed at that point in the cycle, the units to 

the east should be protected during the plan period because these are better quality and serve a 

local need.  
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7.15 Katz Shoes 20 Midland Road / Coal Yard / Garage South of Bridge Street (ENE9) – is located 

in Thrapston in the middle of the district. Part of the site comprises a car dealership with the 

balance of the site a good quality light industrial unit let to Katz Shoes. Access to the Katz Shoes 

unit off Midland Road is restricted and it lacks prominence. In the short-term, the unit should be 

protected for employment use but should it become vacant the site should be re-assessed 

against the strength of the market at that point in the property cycle.   

7.16 East Road/Eastwood Road (ENE15) – is a small industrial estate located on the edge of Oundle 

with residential to the west and a junior school to the south.  The small industrial units to the south 

of the site are good quality and serve a local need and should be protected during the plan period. 

The open storage to the north should be allowed to managed release if vacated.   

7.17 Acorn Estate, Islip (ENE1) – is a small industrial estate located on the edge of Islip directly off 

the A6116, which in turn leads onto the A14. There is residential to the east of the site. The 

predominant use is light industrial with some of the space being used for offices. The existing 

stock is dated but is in a reasonable condition; it appears to be fit for its current purposes and 

services a local need. The estate is currently fully occupied but should a number of the units 

become vacate it may be difficult to find new occupiers. At this time the estate should be re-

assessed and considered for managed release if the market demand proves to be weak.  

7.18 Barnwell Workshops, Home Farm, Armston Road (ENE6) – comprises small industrial and 

storage units in Oundle with a range of local occupiers. The estate benefits from reasonable 

transport connections and sufficient yard space for current occupiers. But its location is 

secondary, in a wholly rural area and, though units are in a reasonable condition they are dated. 

This site should be safeguarded in the short term should the current occupiers vacate this should 

be considered for managed release.  

7.19 Ringstead Business Centre, 1-3 Spencer Street, Ringstead (ENE18) - is located in Ringstead 

between Raunds and the A14. The business centre comprises a mix of offices and storage units.  

It is located in a small town surrounded by residential but does benefit from being close to the 

A45 with reasonable local road access. The buildings have a dated exterior but the office interior 

has recently been refurbished. There are some serviced office suites currently being advertised 

but overall vacancy in the estate is low. But the units are in a secondary location within Ringstead 

and even with refurbishment, they are not of modern specification. In the short term, the site 

should be safeguarded for employment uses but should the current occupiers vacate it should 

be considered for managed release. 

7.20 Kimbolton Road (Higham Business Park), Higham Ferrers (ENE8) – is located in Higham 

Ferrers, within the Four Towns area, adjacent to the A6. The business park comprises a mix of 

age of units, with modern purpose-built industrial units and older units dispersed throughout. The 

modern units have reasonable yard space suitable for modern occupier requirements. The older 
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units have a high site coverage which means that the yard space is relatively small for the size 

of the unit – in many cases, this does not meet modern occupier requirements. The older units 

may 

be difficult to find occupiers should they become vacate, while the large former warehousing units 

to the east of the site (Federal Estates) have been vacant for a long time and are in a poor state 

of repair. The eastern part of the site, including the Federal Estate units, are proposed for 

allocation for housing through Policy EN37 in the emerging Local Part 2 plan. Loss of these units 

to residential may be suitable but care would have to be taken not to impact the existing occupiers 

in the more modern purpose-built industrial stock to the west of the employment allocation. In the 

short term, the whole estate should be protected for employment until redevelopment plans 

begin. In the longer term, if the east of the site is lost to residential, the remainder of the site not 

allocated in EN37 should be protected for employment in the emerging Local Plan Part 2 (site 

specific policies). 

Existing employment sites that should allow managed release 

7.21 The Windmill Club / Business Centre, Glassbrook Road, Rushden (ENE11) – is located in a 

residential area in the centre of the town. The site includes a small Business Centre and a larger 

building which is currently being used as a pub/social club. The employment area has no 

prominence and is located within a residential area. It is also situated adjacent to the Pemberton 

Centre, so any redevelopment proposals should take account of the wider context (neighbouring 

uses) of the site. The existing employment space has very little car parking and no yard space. 

The local road access is very poor, with a small residential; road connecting to the estate. The 

existing employment units are in poor condition and are coming to the end of their economic life 

and the format of the pub/bar would not be suitable for a change of use. There is limited scope 

for redevelopment in the area due to the poor connectivity and residential surrounding uses. It is 

unlikely that this site can viably be kept in employment use over the plan period and should be 

considered for managed release. 

7.22 Rectory Business Centre, Rushden (ENE14) – is a mixed-use employment area with a number 

of light industrial occupiers. The area is predominantly residential which is not ideal but the site 

does benefit from close proximity to town centre amenities. The estate's layout is poor with small 

yards space and on-street car parking. Access is also tight making regular HGV access a 

challenge. Local access by road is poor, with a one-way system in place around a residential 

area. The units themselves are in poor condition and coming to the end of their economic life. If 

the stock is vacated it may be difficult to find new occupiers. Redevelopment in this location is 

unlikely to be attractive to developers due to the poor connectivity and proximity to residential. 

The site would be more suited to residential uses and the council should seek to release the site 

from employment use over the plan period. 
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Appendix 1 – Existing site assessment 
 
 



ENE1 Acorn Estate

Market area Thrapston
Site Description Industrial estate in Islip consisting of Industrial units and outdoor storage. Occupiers include Zephyr and The Alzheimer's Society.
Site area (ha) 0.9
Primary type of employ-meant Light Industrial (B1c)
Site's sequential location Within the built up area

Prominence of site Middling - The estate is located off the A6116, although it is set back from the road is shielded by trees.
Compatibility with surrounding uses Poor - the estate is bounded by a residential area to the east and agricultural uses to the south and north.
Access to amenities (nearest centre 
Km/miles) Islip high street is located 1.3 Km (0.8 miles) from the site but offers limited amenities

Score Poor

Layout, parking, servicing, landscaping etc.
The yard space in the estate is generally suitable for the type of unit with the small industrial units to the south having smaller yard 
space. Yard space to the north of the estate is currently used for storage. There is a tree line shielding the estate from the A6116 and the 
neighbouring residential uses.

Score Good

Proximity to principal roads/Mway
[Km/miles] Immediate access to the A6116 

Score Good

Site junction and quality of access to the 
principal road network Access to the A6116 from the site is suitable for HGVs, the A6116 leads directly onto the A14 to the south of the site.

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 3

Score Poor

Quality of Existing Stock The existing stock is of reasonable quality and looks to be fit for propose for the current occupiers.
Score Reasonable

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known to 
be moving in/out, 

Small units such as theses are in short supply in the wider area, and though they are not in a prime position they will remain attractive to 
occupiers over the plan period.

Vacancy Fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Hard to tell

Are there opportunities for redevelopment / 
intensification / extension?

The builders' yard to the north of the estate could be developed to provide more small industrial units. Land to the north of the estate 
could be used to expand the estate.

Are there any constraints on redevelopment / 
intensification / extension? There is a residential area to the east of the estate which constrains expansion and the type of units that can be built on the estate.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE2 Whitworths, Irthlingborough, Wellingborough Road, NN9 5DB

Market area Four towns (Irthlingborough)

Site Description Estate is primarily in general industrial use. The estate is occupied by Whitworths, who occupy the office building as their HQ and 
occupy the warehouses for food production. 

Site area (ha) 7.9
Primary type of employ-meant General Industrial (B2)
Site's sequential location Adjacent to the built up area

Prominence of site Low  - estate is on the western edge of a residential area and cannot be seen from the strategic or local road network.

Compatibility with surrounding uses Reasonable - the  surrounding area is residential . Further east there are a number of industrial units along Victoria Road which 
include another food production company.

Access to amenities (nearest centre 
Km/miles) Good - given the estate is within a short walk (within 0.5 Km (0.3 miles)) from the town centre.

Score Reasonable

Layout, parking, servicing, landscaping etc.
The layout works for the current occupier but the ratio between building floor area and yard space is high and does not meet  modern 
occupier requirements.  The access road is suitable for HGVs . Units on the east of the estate impact visually on the surrounding 
residential (Windmill Rd).

Score Good

Proximity to principal roads/Mway
[Km/miles]

Located approximately 1.6 Km (1 mile) to the west of the A6. A45 accessed via A6 approximately 2.4 Km (1.5 miles) to the south of 
the A6.

Score Reasonable

Site junction and quality of access to the 
principal road network The estate is accessed directly via Wellingborough Road (B571) which is adequate for HGVs. Access to A6 from the estate is from 

Wellingborough Road passing through the town centre via High Street and residential areas - which is not ideal for HGVs. 

Score Reasonable

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 4

Score Reasonable

Quality of Existing Stock
The quality of the industrial units is poor and may require refurbishment if re-occupied. The office buildings on the estate are of good 
quality but represent a large quantum of floorspace for the local market and would struggle to re-let in whole should they become 
vacant.

Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

Current operations on the estate are bespoke for the purposes of Whitworths operations. Should the current occupiers re-locate it may  
difficult to find a new occupier.

Vacancy None 
Score Nil

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

The estate's poor accessibility to the strategic road network and location in a predominantly residential area indicate that were the 
long-term occupier to move the estate would not remain wholly in employment use. Due to the close proximity to the town the town 
centre, redeveloped industrial units would be most attractive to light industrial occupiers - B1c & B2

Are there any constraints on redevelopment 
/ intensification / extension?

Neighbouring residential uses likely to restrict expansion of the estate. Existing road network around the estate is unlikely to have 
capacity for much additional traffic. 

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Safeguard in the short term



ENE3 Nene Valley Business Park

Market area Oundle 
Site Description Business park in Oundle comprising office and industrial units, main occupiers include Fairline Yachts and Hutchinson's.
Site area (ha) 8.2
Primary type of employ-meant Mixed B uses
Site's sequential location Within the built up area

Prominence of site High - The park has frontage onto  the A605
Compatibility with surrounding uses Poor - There is a junior school to the north of the park and residential to the south-west of the park 
Access to amenities (nearest centre 
Km/miles) Reasonable - Market Pl is located 0.9Km (0.6 miles) from the park and has a wide range of amenities

Score Reasonable

Layout, parking, servicing, landscaping etc. The park is quite constrained and there is not much space between the units. There are suitable parking spaces around the park and 
HGVs can navigate the park reasonably easily. There is a tree line that shields the park from surrounding areas.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] Immediate access to the A605

Score Good

Site junction and quality of access to the 
principal road network Access to the A605 from the park is suitable for HGVs. A605 offers road links to the A1 to the north-east 

(12.4 Km/7.7 miles) and the A14 to the south-west (12 Km/7.4 miles)

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 0

Score Very Poor

Quality of Existing Stock The existing stock varies in quality, with the north of the estate comprised of older bespoke units currently occupied by Fairline Yachts. 
The south of the estate includes smaller, more modern units some of which have only recently been built. 

Score Good

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

Fairline Yachts are the largest occupier with a large amount of space. Should they vacate it might be challenging to find an occupier to 
take up this quantum of space in Oundle.

Vacancy Three office units available in Nene House
Score Low

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension? No opportunities

Are there any constraints on redevelopment 
/ intensification / extension? Neighbouring residential uses likely to restrict intensification of the park.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE4 Addington Park Industrial Estate, Little Addington, NN14 4AS

Market area Rural East Northamptonshire (Little Addington)

Site Description
Industrial estate in Little Addington which includes units primarily for manufacturing purposes. Occupiers include welding facilities, 
mobile home fabrications, packaging manufacturers and car mechanics. Large areas used for storage to the north east and east of 
the estate, and an area of open land to the entrance of the estate off Irthlingborough Road.

Site area (ha) 4.7
Primary type of employ-meant General Industrial (B2)
Site's sequential location Outside the built up area

Prominence of site Low - estate isolated from surrounding uses and from strategic road network.
Compatibility with surrounding uses Good- light industrial uses on the estate have little impact on surrounding resi being buffered by  agricultural land. 
Access to amenities (nearest centre 
Km/miles) Poor - 1.3 Km (0.8 miles) to south of estate accessible only by car.

Score Poor

Layout, parking, servicing, landscaping etc.
The area to the front of the estate has small units arranged around a central access point with adequate distance between units to 
undertake operations. The area to the rear of the estate is lower density with a tight access road making it difficult for larger HGVs to 
access.  The estate has a defined  boundary by a perimeter of trees.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] 2.25 Km (1.4 miles) to the north of the A6, 4.9 Km (3.1 miles) to the south-east of J11 of A14, and 4 Km (2.5 miles) from A45 to south.

Score Reasonable

Site junction and quality of access to the 
principal road network

The estate is accessed directly from a B-Road (Irthlingborough Road). Irthlingborough Road provides direct access onto the A6 in the 
south. HGV access along Irthlingborough Road is sufficient, although does narrow in places for speed restrictions.  The A6 provides 
access to the A14 to the north and A45 to the south

Score Reasonable

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 0

Score Very Poor

Quality of Existing Stock
Warehouses to the front  of the estate appear to be in good condition built around 90's / early 2000's. Units to the rear of the estate are  
dated. Whilst they are fit for purpose for current operations, they may need refurbishing should they become vacant to attract a new 
occupier.

Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

Units to the west of the estate are small which is attractive to local occupiers and would likely be re-occupied if current occupiers were 
to relocate. If existing units to the east of the site are vacated they may be suitable for redevelopment.  

Vacancy None 
Score Nil

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

Area of open land at the  front  of the estate  could be used for expansion. Storage area to the back east of the estate could be 
redeveloped if current occupiers vacate. 

Are there any constraints on redevelopment 
/ intensification / extension?

The isolated nature of the estate and the existing road network also likely to restrict types of occupiers i.e. those requiring significant 
HGVs access. Development in this location is more marginal compared to other locations in the district but rents are sufficient to 
maintain the units in the current use.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Safeguard



ENE5 Cliffe Road / Stamford Road

Market area Rural East Northamptonshire (Stamford)
Site Description Industrial estate in Easton on the hill currently occupied by Sharmans Agricultural, Mill View Motors and ASCO        
Site area (ha) 3.3
Primary type of employ-meant Mixed B uses
Site's sequential location Adjacent to the built up area

Prominence of site Good - the estate is visible from the A43 
Compatibility with surrounding uses Reasonable - The  estate is surrounded by agricultural land on three sides.
Access to amenities (nearest centre 
Km/miles)

Poor-  Easton on the Hill provides limited amenities e.g. Post Office, pub. Nearby Stamford offers greater choice of amenities but is 
located 3.9 Km (2.4 miles) north east of the estate.

Score Reasonable

Layout, parking, servicing, landscaping etc. Site coverage is reasonable high with limited yard space for modern occupier requirements. HGV access to the estate is also good and 
estate is reasonable landscaped.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] Immediate access to the A43

Score Excellent

Site junction and quality of access to the 
principal road network Part of the estate is accessed directly from the A43 and other section via Cliffe Road. The A43 provides direct access to the A1 to the 

north. 

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 0

Score Very Poor

Quality of Existing Stock The existing stock is generally of good quality,  the ASCO building might require some refurbishment if vacated.
Score Good

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known 
to be moving in/out, 

In this rural location it may be harder to attract occupiers should current occupiers vacate. But with the pent up demand in the short 
term this should not be an issue. Also access to the A1 is an attractive feature.

Vacancy No perceivable vacancy
Score Nil

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

Land towards the north-east and north-west of the area could be used to intensify the estate. Land to the east, west, and south of the 
estate could be used for expansion.

Are there any constraints on redevelopment 
/ intensification / extension? Land ownership, occupier interest, and planning constraints could affect any potential expansion/intensification.

When are these constraint(s) likely to be 
resolved? Available in the Plan period

Recommendation Safeguard



ENE6 Barnwell Workshops, Home Farm, Armston Road

Market area Oundle
Site Description Estate in Oundle comprising general industrial and storage units, occupiers include Travis Perkins, Shurgard and SC Motor Factors.
Site area (ha)
Primary type of employ-meant General Industrial (B2)
Site's sequential location Outside the built up area

Prominence of site Low - The  area is not visible from the A605 or Armston road
Compatibility with surrounding uses Good - The  area is completely surrounded by agricultural land 
Access to amenities (nearest centre 
Km/miles) Poor - Church lane is 1.1 Km (0.7 miles) from the  area, it offers limited amenities such as a post office and a Londis supermarket

Score Good

Layout, parking, servicing, landscaping etc. Yard space in the area is reasonable and compatible for the smaller units on site. There are sufficient parking spaces on the site but 
landscaping is limited.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] A14 J 13 in 9.6 Km (6 miles), A1(M) in 16 Km (10 miles)

Score Reasonable

Site junction and quality of access to the 
principal road network A14  and A1 (M)accessed via A605 which is suitable for HGVs

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 0

Score Very Poor

Quality of Existing Stock The existing stock is of reasonable quality and is suitable for the current occupiers. 
Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

Small units such as theses are in short supply in the wider area, and though they are not in a prime position they will remain attractive 
to occupiers over the plan period.

Vacancy Fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension? The area could be extended into the surrounding agricultural land.

Are there any constraints on redevelopment 
/ intensification / extension? The residential area to the west of the site might constrain any potential expansion.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard



ENE7 Chowns Mill Business Park, Station Road, Rushden, NN9 5QQ

Market area Four towns (Rushden)

Site Description The estate is small and  comprises a number of warehouse units with associated office space. Occupiers includes retail warehousing 
(not an employment use)  and trade counters.

Site area (ha) 2.3
Primary type of employ-meant Storage and Distribution (B8)
Site's sequential location Outside the built up area

Prominence of site High - The estate has direct access to the A6 and the A45 via Chowns Mills roundabout. 

Compatibility with surrounding uses Good - the estate sits in isolation from surrounding uses. To the north on the other side of the A6 is a scrap metal merchant, and 
further north is Nene Park / Nene Business Park. To the south is residential, but  this is separated by the A45.

Access to amenities (nearest centre 
Km/miles)

Very Poor - The estate sits in isolation between Irthlingborough town centre 1.7Km (1.1 miles) to the north and Higham Ferrers town 
centre 1.6 Km (1 mile) to the south. Both of these are only accessible by car.

Score Reasonable

Layout, parking, servicing, landscaping etc.
The B8 type uses (storage/distribution) sit centrally in the estate. Site coverage is slightly high compared to modern estates, but not at 
a level to be a concern for current or future occupiers. The open areas of land surrounding the edges of the estate are used to store 
HGVs used for the associated companies operations (logistics operations).

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] The estate sits on Chowns Mill roundabout which provides direct access to the A6 and the A45.

Score Excellent

Site junction and quality of access to the 
principal road network The estate has one access point directly on to The A6 (Station Road) which provides adequate access for all vehicle types.

Score Excellent

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 2

Score Poor

Quality of Existing Stock The stock to the rear used for storage/distribution are fairly dated but are currently fit for  purpose. Should the current occupiers re-
locate these units would likely be re-occupied, however, they may need refurbishing in the plan period.

Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

The units are well occupied. The more dated units may have longer voids if vacated, compared with more modern units. The units on 
the estate are fairly small and are therefore more attractive to local occupiers.

Vacancy The estate is fully occupied.
Score Nil

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

There is land to the south-west outside the estates' red line boundary which could be used to expand the existing operations on the 
estate. Should development come forward separate from the existing estate here, it would likely be attractive to B2/B8 occupiers. 

Are there any constraints on redevelopment 
/ intensification / extension?

The estate is bounded to the north-east by the River Nene which prevents the estate from expanding in this direction. The area to the 
north of the estate and the area of land to the south are within flood zones 2 and 3, therefore any development may incur significant 
costs associated with flood mitigation.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Safeguard



ENE8 Kimbolton Road (Higham Business Park), Rushden, NN10 8HG

Market area Four towns (Rushden)

Site Description A business park in Rushden consisting of industrial and storage units. Occupiers include Chamberlain Plastics and Dorman Long 
Technology.

Site area (ha) 11.1
Primary type of employ-meant General Industrial (B2)
Site's sequential location Within the built up area

Prominence of site Low - The estate is not visible from the A6 but is visible from Kimbolton Road
Compatibility with surrounding uses Poor - The estate is in a residential area with a school towards the south of the estate.
Access to amenities (nearest centre 
Km/miles) Good - The high street is located 0.6 Km (0.4 miles) from the site with access to a wide range of amenities.

Score Reasonable

Layout, parking, servicing, landscaping etc.
The modern units have reasonable yard space suitable for modern occupier requirements. The older units have a high site coverage 
which means that the yard space is relatively small for the size of unit - this does not meet modern occupier requirements. There is a 
tree line to the east of the site, shielding it from the A6. Access to the estate via Newton road is fairly tight but suitable for HGVs.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] Immediate access to the A6 from the north of the estate.

Score Excellent

Site junction and quality of access to the 
principal road network A6 accessed via newton road which is suitable for HGVs

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 9

Score Good

Quality of Existing Stock The existing stock is of varying quality with most units looking like they have been recently refurbished while others look a lot more 
dated.

Score Good

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

The modern units in the estate will likely be reoccupied should current occupiers vacate over the plan period. The older units to the 
East have been allocated in the emerging local plan for housing through policy EN37. 

Vacancy A large unit available in the east of the estate
Score Low

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

The units which would benefit from refurbishment have been allocated for reconditioned so will likely be lost to this use over the plan 
period. There are plans to develop housing on greenfield land directly to the east of the estates current boundary.

Are there any constraints on redevelopment 
/ intensification / extension? The residential areas the north and west of the estate will limit any expansion or intensification plans of the site

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE9 Katz Shoes 20 Midland Road / Coal Yard / Garage South of Bridge 
Street, Thrapston

Market area Thrapston
Site Description Industrial estate in Thrapston consisting of a mix of indistrial and storage units. Occupiers include Katz shoes and Ford
Site area (ha) 0.9
Primary type of employ-meant Mixed B uses
Site's sequential location Within 400m of a town centre

Prominence of site Low - The site is not visible from and strategic/major road but is visible from Bridge Street which is the main road that goes through the town.

Compatibility with surrounding uses Reasonable - the  estate is in a residential area although Cottingham Way/Cosy Nook is located directly north of the site.

Access to amenities (nearest centre Km/miles) Excellent - Immediate access to the high street which offers a wide range of amenities.

Score Reasonable   

Layout, parking, servicing, landscaping etc. There are two access points to the site, both of which are unsuitable for HGVs and 7.5 tonne lorries  There is very little yard space and 
landscaping on the site. 

Score Very Poor

Proximity to principal roads/Mway
[Km/miles] A14 J13 in 1.6 Km (1 mile)

Score Good

Site junction and quality of access to the 
principal road network A14 accessed via A605/Huntingdon road which is suitable for HGVs but access onto and within the site is tight and unlikely to be suitable for 

larger vehicles.

Score Poor

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 2

Score Poor

Quality of Existing Stock The existing stock is of reasonable quality, Some units (e.g. Thrapston Garage) are of good quality and look to have been built/refurbished 
relatively recently.

Score Reasonable

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known to 
be moving in/out, 

The site looks to be fully occupied even though it is in a less than ideal location. Larger B2/B8 occupiers would find the site access unsuitable

Vacancy The units seem to be fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Hard to tell

Are there opportunities for redevelopment / 
intensification / extension? The estate could be extended westwards towards the River Nene.

Are there any constraints on redevelopment / 
intensification / extension?

The site is constrained by a residential area to the south and  any development on the land near the River Nene is would be in a flood risk 
zone.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Safeguard in the short term



ENE10 Nene Park / Nene Business Park, Irthlingborough, NN9 5QF

Market area Four towns (Irthlingborough)

Site Description
The estate  is comprised of three large warehouse, office units and a gymnastics club to the east of the site and a both vacant 
brownfield and greenfield land. Part of the site was formally occupied by  AFC Rushden & Diamonds football stadium - this has now 
been demolished.  To the north the NHS occupies an outpatient centre. 

Site area (ha) 22.3
Primary type of employ-meant Mixed B uses
Site's sequential location Outside the built up area

Prominence of site High - Frontage on to the A6, towards the west of the estate prominence decreases.

Compatibility with surrounding uses Reasonable - Immediate surroundings to the north and north-west are agricultural land and the east/south-east is the river Nene. 
Beyond the A6,  is the Station Road estate ref. ENE19).

Access to amenities (nearest centre 
Km/miles) Reasonable - town centre within 10 minute walk of the entrance to the park.

Score Reasonable

Layout, parking, servicing, landscaping etc. The park is not level. The area to the North of Diamond Way at a higher gradient to the southern part of the park. There is some 
landscaping but it is minimal. There is are sufficient car parking spaces for current occupiers.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] Located on Nene Park Roundabout on the A6. A45 1.2 Km (0.7 miles) south accessed via Chowns Mill Roundabout.

Score Good

Site junction and quality of access to the 
principal road network The park is accessed directly by the A6 at Nene Park Roundabout which is suitable for access by larger HGVs and access by cars.

Score Excellent

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 4

Score Reasonable

Quality of Existing Stock
The majority of the stock on the estate is of fairly high quality and would be reoccupied should they become vacant. The warehouses 
appear to be slightly dated, however they still appear functional and fit for purpose and will remain attractive to occupiers over the plan 
period.

Score Good

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

There is an area of land occupied by the NHS outpatient building along Attley Way which is currently being developed to provide an 
Aldi food store, a day-care centre and car parking.

Vacancy Warehouse "Unit A" has been recently advertised as vacant , but it appears it has already been reoccupied . There is current 
availability for serviced offices in Nene Business Centre and Waterside House that adjoin to the south of the warehouse units. 

Score Middling 

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

There are larger areas of cleared and vacant land which could be redeveloped into employment uses. Existing industrial buildings 
could benefit from refurbishment over the plan period.  Given the  location of the park and the existing occupiers, it would be most 
suitable for a mix of B class uses.

Are there any constraints on redevelopment 
/ intensification / extension?

River to the east of the park could pose a flood risk. Redevelopment may have viability issues depending on the abnormal costs of 
building on a brownfield site.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Safeguard



ENE11 The Windmill Club / Business Centre, Glassbrook Road, Rushden, 
NN10 9RP

Market area Four towns (Rushden)

Site Description There are six light industrial units on the eastern boundary at the Windmill Business Centre. Units are small and occupiers generally service 
the local market. The redline boundary include the Windmill Club, a non employment pub/social club establishment.

Site area (ha) 0.5
Primary type of employ-meant Other
Site's sequential location Within the built up area

Prominence of site Low - the estate is located  within a residential area.

Compatibility with surrounding uses Low - Currently industrial uses are appropriate within a residential area, but being surrounded by residential will be off putting to a number of 
occupiers.

Access to amenities (nearest centre Km/miles) Good - Wellingborough Road circa 0.19 Km (0.12 miles) north of the estate includes convenience stores and other amenities.

Score Poor

Layout, parking, servicing, landscaping etc. The Windmill Business Centre is densely developed with no external service yard, therefore limiting the operations on the estate. If the pub to 
the east was redeveloped for employment it already benefits from a large amount of carparking.

Score Poor

Proximity to principal roads/Mway
[Km/miles] A45 is 2.4 Km (1.5 miles) to the north-west. A6 is 2.2 Km (1.4 miles) to the south-east of the estate.

Score Reasonable

Site junction and quality of access to the 
principal road network The estate is accessed by Glassmoor Road which is a residential street with parked cars either side of the road. Access to the strategic road 

network is via residential and busy town centre roads.

Score Very Poor

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 2

Score Poor

Quality of Existing Stock Units are extremely poor quality and are coming to the end of their economic life.
Score Very Poor

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known to 
be moving in/out, 

The stock is extremely dated and coming to the end of its economic life. Should the current occupants re-locate and the units become vacant, 
it is unlikely that they will be re-occupied. 

Vacancy
It appears that all units are fully occupied, however, a search has identified that a number of businesses (Mark Bird Flooring, Hawkins 
Engineering, and Security Systems) have relocated. It is unclear if these units have been re-occupied, however, there is currently no adverts 
for the remaining units.

Score Middling 

If the site retains its current use, will it be 
occupied? Unlikely

Are there opportunities for redevelopment / 
intensification / extension?

The site could be redeveloped but there is unlikely to be occupier demand for new units in this area. And for developers, development in this 
location is unlikely to be viable.

Are there any constraints on redevelopment / 
intensification / extension? The location of the estate and poor access are the key constraints which are unlikely to be resolved.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Allow managed release 



ENE12 Factory at Shirley Road, Rushden, NN10 6BZ

Market area Four Towns (Rushden)

Site Description
The estate contains a single occupier, Kempston Controls, who occupy two units which are primarily offices with some manufacturing facilities - 
in total the buildings are 1,850 sqm. This was purpose built and has been occupied since 1965. The remainder of the estate is a large car 
park.

Site area (ha) 0.5
Primary type of employ-meant Mixed B uses
Site's sequential location Within the built up area

Prominence of site Low - the estate is located at the back of a one-way residential street within a residential area.

Compatibility with surrounding uses Low - Uses around the estate are predominantly residential. There is a police station approximately 230 meters to the south-west of the estate 
along Shirley Road.

Access to amenities (nearest centre Km/miles) Good - Asda store approximately 325 meters to the south-west.

Score Reasonable

Layout, parking, servicing, landscaping etc. Generally, open layout comprising the two units to the western third of the estate, and the remaining two-thirds is car parking. The estate is 
bounded by trees which provides screening for the surrounding residential uses.

Score Good

Proximity to principal roads/Mway
[Km/miles] A6 is 1.9 Km (1.2 miles) to the north-east. A45 is 1.9 Km (1.2 miles) to the north-west.

Score Good

Site junction and quality of access to the 
principal road network Access to A6 partly via Shirley Way (built-up residential area), onto the High Street then John Clark Way (A5028) which is fairly 

unconstrained. A5028 prvoides direct access onto the A6. Shirley Way is not suitable for HGV access. 

Score Reasonable

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 2

Score Poor

Quality of Existing Stock The stock is dated but seems to be fit for current occupier purposes.
Score Reasonable

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known to 
be moving in/out, 

Units on the estate are dated but fully occupied and fully functional for purposes of business. Unlikely to be re-occupied if current occupiers 
relocate and may require refurbishment.

Vacancy The site is fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Hard to tell

Are there opportunities for redevelopment / 
intensification / extension?

There is a large car park associated with the estate which could be used to expand current operations and potentially replace the existing 
units. Outside of the estate boundary to the north-east is an area of open land that could be used to expand/intensify existing operations.

Are there any constraints on redevelopment / 
intensification / extension? The location of the estate and poor access are the key constraints which are unlikely to be resolved.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE13 Cottingham Way/Cosy Nook

Market area Thrapston

Site Description Industrial area in Thrapston comprising industrial units and outdoor storage, current occupiers include Whitco Catering and Edwards 
Bulidbase.

Site area (ha) 4.1
Primary type of employ-meant Mixed B uses
Site's sequential location Within 400m of a town centre

Prominence of site Low - The site is not visible from and strategic/major road but is visible from Bridge Street which is the main road that goes through 
the town.

Compatibility with surrounding uses Reasonable - the estate is located in a residential area although there is a small industrial area directly south of the site.
Access to amenities (nearest centre 
Km/miles) Excellent - Immediate access to the high street which offers a wide range of amenities.

Score Good

Layout, parking, servicing, landscaping etc. The larger units to the west have relatively high site coverage therefore the yard space is low for modern occupier requirements. Very 
little landscaping on site. Main site access via Cosy nook which may be tight for HGV access.

Score Poor

Proximity to principal roads/Mway
[Km/miles] A14 J13 in 1.6 Km (1 mile)

Score Excellent

Site junction and quality of access to the 
principal road network A14 accessed via A605/Huntingdon road which is suitable for HGVs

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 2

Score Poor

Quality of Existing Stock The existing stock is of reasonable quality, Some units (e.g. Whitco Catering) are of good quality and look to have been 
built/refurbished relatively recently. 

Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

The units on the estate serve a local need, the smaller units to the east are likely to be re-occupied should they become vacant. It will 
be more of a challenge to re-occupy to the larger units to the west, demand in this area is not for units of this size.

Vacancy There is no perceived vacancy
Score Low

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension?

If exiting occupiers vacate bespoke units could be redeveloped or converted to accommodate a more general industrial occupiers. For 
example this would be the case for Scotts of Thrapston - although viability may be an issue.

Are there any constraints on redevelopment 
/ intensification / extension? Thrapston Town FC is located to the North of the area and residential areas surrounding the site. This limits opportunity for expansion.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE14 Rectory Business Centre, Rushden, NN10 0AD

Market area Four towns (Rushden)

Site Description
The estate is located in Rushden town centre and is surrounded on all sides by residential. The estate comprises of a cluster of small 
individual units including vehicle repair shops along Rectory Road, a number of residential units in the centre of the estate and a 
number of individual warehouse units along Albert Road.  

Site area (ha) 1.1
Primary type of employ-meant Mixed B uses
Site's sequential location Within the built up area

Prominence of site Reasonable - the estate is in a prominent town centre location on a busy road adjacent to the high street. But prominence within a 
town centre is not often sought after by industrial occupiers.

Compatibility with surrounding uses Poor - The estate is surrounded by residential. This does not effect current occupiers to our knowledge.
Access to amenities (nearest centre 
Km/miles) Excellent - High Street located to the immediate east of the estate.

Score Good

Layout, parking, servicing, landscaping etc. A constrained estate with a high density  layout with limited space between individual occupiers. Parking is primarily on-street along 
Albert and Victoria Roads. Access to the estate is tight, making it problematic for larger HGVs. 

Score Poor

Proximity to principal roads/Mway
[Km/miles]

A45 circa 2.25 Km (1.4 miles) to the north accessed via Northampton Road roundabout and  1.6 Km (1 mile) to the north of the A6 via 
Newton Road roundabout. 

Score Reasonable

Site junction and quality of access to the 
principal road network Both the A6 and A45 are accessed by busy town centre roads. Access to the estate is from local roads used by local residents to 

access their homes.

Score Poor

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 8

Score Good

Quality of Existing Stock Existing stock appears to be dated and will likely require refurbishment within the plan period should they become vacant.
Score Poor

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

The stock is dated, and in some cases is in poor condition, coming to the end of its economic life. There may be longer than average 
void periods if occupiers leave. In order for the vacant units to be occupied, there may need to be incentives in place i.e. rent-free 
periods.

Vacancy Recent searches of agents websites suggest 11,098 sqft of 'warehouse/production unit with integral two storey office' is available on 
the corner of Rectory Road and Albert Road (former Silver Viscount headquarters).

Score Middling 

If the site retains its current use, will it be 
occupied? Hard to tell

Are there opportunities for redevelopment / 
intensification / extension?

Without building on vital yard space there is no opportunity to intensify. The estate could be redeveloped but, its located would be 
more suited to residential.

Are there any constraints on redevelopment 
/ intensification / extension? The surrounding uses and poor access of the estate limits the types of uses that can come forward.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Allow managed release 



ENE15 East Road

Market area Oundle

Site Description Industrial area in Oundle comprises small industrial units to the east and dated units with open storage to the west. Occupiers include 
Qprep Engineering and Oundle Commercial Flooring.

Site area (ha) 2.3
Primary type of employ-meant General Industrial (B2)
Site's sequential location Within the built up area

Prominence of site Low - The area is not visible from the A427 as it is not next to the road.
Compatibility with surrounding uses Poor - There is a junior school to the south of the area and residential to the west.
Access to amenities (nearest centre 
Km/miles) Reasonable - Market Pl is located 0.64 Km (0.4 miles) from the site and has a wide range of amenities

Score Poor

Layout, parking, servicing, landscaping etc. The employemnt area is constrained and there is not much space between the units. There are suitable parking spaces around the 
park but HGVs will find it harder to navigate the park. There is minimal landscaping on the site.

Score Poor

Proximity to principal roads/Mway
[Km/miles] A605 in 1.9 Km (1.2 miles).

Score Reasonable

Site junction and quality of access to the 
principal road network Access to the A605 via A427 which is suitable for HGVs

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 0

Score Very Poor

Quality of Existing Stock The quality of the existing site is reasonable but the units look fairly dated
Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

Land on East Road was earmarked for redevelopment in the 2011 Local Plan. The small units to the east of the are serve a local 
need, however, the dated units to the west with the open stoarge  will be more difficult to re-occupy if it becomes vacant.

Vacancy The area is fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Hard to tell

Are there opportunities for redevelopment / 
intensification / extension? Land to the east of the area could be used for the development of B1/B2 space. 

Are there any constraints on redevelopment 
/ intensification / extension?

There is a residential area to the west of the site which would restrain any development/intensification on the site. But development is 
unlikely to be attractive to occupiers or viable in this location. T

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE16 Barnwell Turn, Oundle

Market area Oundle

Site Description Industrial area in Oundle comprising general industrial and retail units. Occupiers include PGR Recycling and The Barn Garden 
Centre.

Site area (ha) 7.2
Primary type of employ-meant General Industrial (B2)
Site's sequential location Outside the built up area

Prominence of site Low - The  area is not visible from the A605 but is visible from Barnwell road
Compatibility with surrounding uses Good - The  area is completely surrounded by agricultural land 
Access to amenities (nearest centre 
Km/miles) Poor - Church lane is 1.12 km (0.7 miles) from the  area, it offers limited amenities such as a post office and a Londis supermarket

Score Reasonable

Layout, parking, servicing, landscaping etc. Yard space in the area is reasonable. There are sufficient parking spaces on the area. Tree lines surround most units in the area and 
provide good shielding. the area access for HGVs is good.

Score Good

Proximity to principal roads/Mway
[Km/miles] A14 J 13 in 9.6 km (6 miles), A1(M) in 16 km (10 miles)

Score Reasonable

Site junction and quality of access to the 
principal road network A14  and A1(M) accessed via A605 which is suitable for HGVs

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 0

Score Very Poor

Quality of Existing Stock The existing stock is of reasonable quality and is suitable for the current occupiers. The exterior of some units look dated and could 
benefit from some cosmetic refurbishment

Score Reasonable

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

The location is reasonably remote which may deter some occupiers. Furthermore some of the buildings are dated and may become 
unattractive to occupiers over the plan period.

Vacancy The area is fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Likely

Are there opportunities for redevelopment / 
intensification / extension? The area could be extended into the surrounding agricultural land.

Are there any constraints on redevelopment 
/ intensification / extension? Planning constraints.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE17 Hawkes Technical, Spencer Parade, Stanwick

Market area Rural East Northamptonshire (Stanwick)
Site Description Industrial area in Stanwick solely occupied by Hawkes Technical
Site area (ha) 0.6
Primary type of employ-meant General Industrial (B2)
Site's sequential location Within the built up area

Prominence of site Low - the estate is not visible from any strategic road but is elevated and visible from Spencer Parade,  which is the main road that 
runs through the village. 

Compatibility with surrounding uses Poor - The  estate is in a residential area
Access to amenities (nearest centre 
Km/miles) Poor - High street is 0.16 Km (0.1 miles) from the  estate which includes a post office and village shop

Score Poor

Layout, parking, servicing, landscaping etc.
The layout works for the current occupier but the ratio between building floor area and yard space is high and does not meet  modern 
occupier requirements.   Access is through a residential area which is not ideal for HGV access. The estate is elevated from the road 
and although there is some landscaping, the estate is not shielded from neighbouring residential areas.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] A45 in 0.9 Km (0.6 miles)

Score Good

Site junction and quality of access to the 
principal road network The A45 is accessed via West Street which is residential area with cars parked on the street which makes HGV access a challenge.

Score Reasonable

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 4

Score Good

Quality of Existing Stock The exciting stock is of good quality.
Score Good

Other market intelligence e.g. market 
history, competing supply nearby, occupiers 
known to be moving in/out, 

Although the estate is fully occupied, if Hawkes Technical was to leave the estate, it may not be reoccupied due to the bespoke nature 
of the building.

Vacancy The estate is fully occupied
Score Nil

If the site retains its current use, will it be 
occupied? Hard to tell

Are there opportunities for redevelopment / 
intensification / extension? No opportunities 

Are there any constraints on redevelopment 
/ intensification / extension? The estate is located within a built-up area and is surrounded by a residential area.

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE18 Ringstead Business Centre, 1-3 Spencer Street, Ringstead

Market area Rural East Northamptonshire (Ringstead)
Site Description Business centre in Ringstead which includes serviced offices and storage units.
Site area (ha) 0.2
Primary type of employ-meant Mixed B uses
Site's sequential location Within the built up area

Prominence of site Low - the estate is not visible from any  strategic road but is visible form Denford Road - the main road that runs through the village
Compatibility with surrounding uses Reasonable - The estate is fully surrounded by residential area although there is a small industrial the estate to the south.

Access to amenities (nearest centre Km/miles) Poor - High street is 0.32 Km (0.2 miles) from the estate but there is a poor selection of shops.

Score Poor

Layout, parking, servicing, landscaping etc. There is suitable car parking space for the serviced office units on the estate. The storage units might require larger vehicles who may find the 
access tight.

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] A45 in 1.4 Km (0.9 miles). A14 J11 in 6.6 Km (4.1 miles)

Score Good

Site junction and quality of access to the 
principal road network A45 accessed via Raunds road. The road is suitable for cars and vans.  The road is unsuitable for HGVs. A14 accessed via Cranford road 

which is unsuitable for HGVs

Score Reasonable

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 4

Score Poor

Quality of Existing Stock The exterior of the existing stock is of bad quality and looks dated, The interior of the serviced office units have reportedly recently been 
refurbished.

Score Reasonable

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known to 
be moving in/out, 

The estate is the only serviced office building in the village of Ringsted and looks to be well occupied. It will likely be reoccupied if vacated. The 
buildings serve a local need.

Vacancy Some serviced office units available but otherwise, the estate is well occupied.
Score Low

If the site retains its current use, will it be 
occupied? Likely

Are there opportunities for redevelopment / 
intensification / extension? Units could benefit from external refurbishment over the plan period.

Are there any constraints on redevelopment / 
intensification / extension? The estate is within a built-up area which limits any extension/ intensification on the estate. 

When are these constraint(s) likely to be 
resolved? N/A

Recommendation Safeguard in the short term



ENE19 61-65 / 78 Station Road, Irthlingborough, NN9 5QE

Market area Four towns (Irthlingborough)

Site Description Located on the edge of Irthlingborough on a busy roundabout junction occupied a mix of B uses, including an audio manufacturer/engineer a 
carpet retailer with an associated factory, and a car showroom/garage. 

Site area (ha) 2.4
Primary type of employ-meant Mixed B uses
Site's sequential location Adjacent to the built up area

Prominence of site High - immediate access to the A6 and access to the town centre circa 500m to the west via B road.

Compatibility with surrounding uses Good - further east past the A6 contains Nene Park / Nene business park. The edge of  Irthlingborough  lies to the  immediate west the estate, 
but this does not currently impact operations. Boundaries are well defined by the A6 to the east and areas of open land to the north and south.

Access to amenities (nearest centre Km/miles) Reasonable - town centre circa 500m to west.

Score Good

Layout, parking, servicing, landscaping etc. The estate is split into two separate area by Station Road running through the centre.  The layout works for the current occupier but the ratio 
between building floor area and yard space is high and does not meet modern occupier requirements. 

Score Reasonable

Proximity to principal roads/Mway
[Km/miles] Located on Nene Park Roundabout on the A6. A45 1.12 Km (0.7 miles) south accessed via Chowns Mill Roundabout.

Score Excellent

Site junction and quality of access to the 
principal road network

61-65 and 78 access directly on to Station Road, and Higgins has direct access on to the A6. Access on Station Road is busy because of 
proximity to roundabout making it difficult for larger vehicles to access the estate. Unit facing on to the A6 suits the operations as a building 
materials supplier.

Score Good

Is the site close to a railway station
(within 400m)? No

Station name, number of bus stops within a 
400 m radius 4

Score Reasonable

Quality of Existing Stock The existing stock is of good quality.
Score Good

Other market intelligence e.g. market history, 
competing supply nearby, occupiers known to 
be moving in/out, 

The units are well occupied and in a good location. Likely to be reoccupied if units are vacated by current occupiers. These occupiers would 
likely be local . 

Vacancy Some units at Sonifex are advertised as being vacant, the amount is unspecified.
Score Low

If the site retains its current use, will it be 
occupied? Yes

Are there opportunities for redevelopment / 
intensification / extension? There is land to the north of the north and south  of the estate which could be used to  expand existing operation.

Are there any constraints on redevelopment / 
intensification / extension?

The estate is constrained in terms of expandable space to the east by the A6 and the residential units to the west, and the disconnection 
between the north and south of the estate will always remain. Extension of the estate to the north or south may be constrained due to lack of 
access.  There is no opportunities for intensifcaiton of the curent estate due to the high plot ratio of the existing buildings. Redevelopment of 
the estate should be viable given its prominate location on the A6 and strong demand for industrial uses in the district.

When are these constraint(s) likely to be 
resolved? Not in the Plan period

Recommendation Safeguard


