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1. INTRODUCTION AND STRUCTURE 
 
 
Northampton Local Plan (Local Plan Part 2) 
 
1.1 Northampton Borough Council is preparing a Local Plan (Part 2) for the 
administrative boundary of Northampton. This follows the adoption of the West 
Northamptonshire Joint Core Strategy in December 2014, which was prepared by 
the West Northamptonshire Joint Planning Unit on behalf of Northampton Borough, 
South Northamptonshire and Daventry District Councils.   The new Local Plan will 
provide details of how the Joint Core Strategy will be delivered, through development 
management policies and site specific allocations.  It will replace the remaining 
saved policies in the 1997 Northampton Local Plan and review policies contained in 
the Central Area Action Plan (CAAP) which was adopted in January 2013.  
 
1.2 This Northampton Employment Land Assessment (NELA) forms one of a 
suite of technical evidence base which will inform the new Local Plan Part.  It will 
assist with employment policy formulation, and the consideration for determining 
which existing employment sites could potentially be retained for employment uses 
and which could be released from this designation.  This will conform to Policy E1 of 
the West Northamptonshire Joint Core Strategy (Appendix 2).  NELA contains an 
update on the commercial property market which was independently prepared by 
consultants, with contribution from local commercial agents and developers.    
 
1.3 NELA also builds on existing technical studies and evidence base produced to 
date, for both the West Northamptonshire Joint Core Strategy and the Northampton 
Central Area Action Plan (adopted in January 2013).  These include studies 
undertaken by Roger Tym & Partners for the West Northamptonshire Joint Core 
Strategy (July 2010) and the updated versions in July 2012 and 2013 prepared by 
the West Northamptonshire Joint Planning Unit.  It does not seek to repeat all the 
information already presented in these existing studies or review the jobs 
requirement. It will highlight the elements which demonstrate what the Local Plan 
Part 2 is required to deliver and why.   
 
1.4 The list of evidence base produced by the West Northamptonshire Joint 
Planning Unit has been used to formulate employment policies in the Joint Core 
Strategy.  The evidence base includes an assessment of supply and demand, 
development pipeline and vacancy rates.  The conclusions and findings from 
previous studies have resulted in the following policy summaries, which will need to 
be delivered through the Northampton Local Plan (Part 2):  
 

• the requirement to provide 28,500 jobs over the plan period which is to 2029 
• the need to safeguard as many of the employment sites as possible for 

employment and/ or employment generating uses (unless there is evidence to 
suggest otherwise) 
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1.5 In assessing supply and demand, the Joint Core Strategy evidence base 
concluded that there was a need to allocate an additional employment site in order to 
meet the jobs requirement over the plan period and also to meet Northampton’s 
employment needs.  The additional employment site allocated in the Joint Core 
Strategy is located in Junction 16 of the M1. 
 
1.6 The Northampton Employment Land Assessment (NELA) therefore does not 
seek to change the target for job creation that has been set and the policy for 
safeguarding employment sites for employment uses.  These are required to be 
delivered through the Local Plan Part 2. This study seeks to assess all the existing 
allocated employment sites in Northampton with regards to their suitability for 
employment purposes, with a view to recommending their retention or removal from 
designation when progressing the new Local Plan.  The objectives of NELA are to: 
 

1. Provide recommendations on the future of land and premises contained within 
the existing employment land allocations portfolio, which have been pooled 
from both the existing allocations within the Northampton Local Plan (adopted 
in 1997) and those contained within the Northampton Central Area Action 
Plan (2013).  These recommendations are based on an appraisal of each site 

 
2. Provide an overview of the Northampton commercial property market, to 

understand the issues currently faced by the commercial sector and to assess 
how the Local Plan can contribute towards addressing these 

 
3. Provide information on the impacts of the new Permitted Development Rights 

(PDR) that came into force on the 30th May 2013, allowing change of use 
from offices to housing and/ or schools without planning permission.  This 
PDR is now permanent.  In 2015, the PDRs were extended to include change 
of use from warehouse to housing.  In October 2017, this was further 
extended to include change of use from light industry (B1c) to residential.  The 
latter two are temporary for the time being 

 
1.6 This employment land assessment was undertaken with assistance from 
independent consultants, Peter Brett Associates (PBA), in their role as a Critical 
Friend.  PBA was appointed in July 2013 to independently assess the outcome of the 
site appraisals undertaken by Northampton Borough Council Officers, as well as 
undertake a viability assessment of key sites.  The Viability Assessment report was 
completed in 2014.  The selection of key sites for the viability assessment was 
agreed between the Borough Council Officers and Peter Brett Associates.   
 
1.7 The sites assessments were reviewed in 2015.  In addition, PBA consultants 
were responsible for leading on a workshop and undertaking research on local 
commercial property market which took place in May 2016.  This allowed for a more 
independent overview of this assessment.  Their full report can be found in Appendix 
1. 
 
1.8 In 2017, the information contained in NELA has also been updated to take 
into account the findings and conclusions from the Land Availability Assessment 
(LAA) exercise.  The LAA was undertaken in 2016/ 17.  The LAA takes on board the 
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submissions/ representations to the Northampton Local Plan Part 2 Issues 
Consultation and Call for Sites.   It also reviewed all the Northampton sites which 
were assessed through the Strategic Housing Land Availability Assessment 
(SHLAA) undertaken by the West Northamptonshire Joint Planning Unit.  The 
consultation to the LAA took place in October/ November 2017.  The employment 
site assessments should be reviewed again once further investigations are 
completed on the LAA sites as part of the plan preparation progress.  
 
Structure of the Report 
 
1.9 This NELA report is divided into two parts: 

 
Part 1: this part of the report contains the main body of the assessment.  It provides 
information relating to policies that are relevant to the assessment, including national 
and strategic policies.  It explains the evolution of existing evidence base which had 
been used to inform policy formulation as well as gaps in the evidence base required 
to aid policy formulation.  It includes a chapter written by Peter Brett Associates on 
the state of the commercial property market in Northampton (see Appendix 1).   
 
Part 2: this part contains the individual site appraisals, and includes site specific 
recommendations and maps.   
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2 POLICY CONTEXT AND BACKGROUND 
 
 
a National Policy 
 
2.1 The Government published the National Planning Policy Framework (NPPF) 
in March 2012.  The key message which underpins the spirit of the NPPF is the 
presumption in favour of sustainable development, which is required to be the basis 
for every plan and every decision.  It states that planning should therefore not be 
about scrutiny alone, it is to be a creative exercise which finds ways to enhance and 
improve the places in which we live our lives.  The National Planning Practice 
Guidance (NPPG) was published in March 2014, which provides details on how the 
guidance can be implemented.   
 
2.2 The relevant NPPF requirements have been embedded in this study.  Officers 
assessed each allocated employment site with a view to ascertaining if they should 
be retained/ removed and whether new sites can be allocated for employment in the 
B sector (offices, general industrial, storage and warehousing).  Some of the new 
sites considered were sites assessed through the Land Availability Assessment 
(LAA) exercise and those which have been the subject of planning approvals.  
 
2.3 Para 22 of the NPPF states that planning policies should avoid the long term 
protection of sites allocated for employment use where there is no reasonable 
prospect of a site being used for that purpose.  Therefore, in Part 2 of this study, 
some sites have been recommended for release from their existing employment 
allocations where they were not considered to be suitable or available for 
reallocation in the new Local Plan.  This could be because of one or more of the 
reasons below: 
 

• the sites have been redeveloped for housing 
• evidence shows that marketing efforts have not been successful and 
• they have been assessed in the LAA as being available/ suitable/ deliverable  

for alternative uses including housing and there are no justifications for their 
retention as employment use   

 
2.4 Paragraph 160 of the NPPF states that local planning authorities should have 
a clear understanding of business needs within the economic markets operating in 
and across their area.  It adds that local planning authorities should: 
 

• work together with county and neighbouring authorities and with Local 
Enterprise Partnerships to prepare and maintain a robust evidence base to 
understand both existing business needs and likely changes in the market, 
and, 

• work closely with the business community to understand their changing needs 
and identify and address barriers to investment, including lack of housing, 
infrastructure and viability 
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2.5 In preparing the evidence base, Policy Officers have worked with colleagues 
in the Borough’s Regeneration & Enterprise team; Daventry District and South 
Northamptonshire Councils, South East Midlands Local Enterprise Partnership 
(SEMLEP), as well as local commercial agents and developers through a workshop 
that was held on the 25 May 2016.  Prior to it being dissolved, Policy Officers also 
worked with Northamptonshire Enterprise Partnership – the then local LEP for 
Northamptonshire. 
 
2.6 Paragraph 7 of the NPPF states that there are 3 dimensions to sustainable 
development.  These include its economic role, which means that it is meant to 
contribute to building a strong, responsive and competitive economy.  This is done 
by ensuring that sufficient land of the right type is available in the right places and 
the right time to support growth and innovation.    
  
2.7 Paragraph 9 of the NPPF states that pursuing sustainable development 
involves seeking positive improvements in the quality of the built, natural and historic 
environment, as well as in people’s quality of life.  These include making it easier for 
jobs to be created in cities, towns and villages. 
  
2.8 Paragraph 21 states that planning policies should recognise and seek to 
address potential barriers to investment, and therefore should: 
 

• set out a clear economic vision and strategy for their area which positively and 
proactively encourages sustainable economic growth 

• set criteria, or identify strategic sites, for local and inward investment to match 
the strategy and to meet anticipated needs over the plan period 

• support existing business sectors, taking account of whether they are 
expanding or contracting and, where possible, identify and plan for new or 
emerging sectors likely to locate in their area.  Policies should be flexible 
enough to accommodate needs not anticipated in the plan and to allow a 
rapid response to changes in economic circumstances 

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

• identify priority areas for economic regeneration, infrastructure provision and 
environmental enhancement and 

• facilitate flexible working practices such as the integration of residential and 
commercial uses within the same unit 

 
2.9 In addition, the Government is keen to ensure that viability and deliverability 
form part of the decision making process.  Paragraph 173 states that pursuing 
sustainable development requires careful attention to viability and costs in plan 
making and decision taking.  Plans should be deliverable.  To ensure that this is 
incorporated, the Borough Council appointed Peter Brett Associates (with assistance 
from Aspinall Verdi) to undertake a role as a critical friend and undertake viability 
assessments of the existing employment key sites.  
 
2.10 The National Planning Practice Guidance (NPPG) provides guidance on 
objectively assessing and evidencing development needs for housing (both market 
value and affordable) and economic development (which includes main town centre 
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uses).  In terms of identifying the quantity, this has already been undertaken to 
inform the Joint Core Strategy.  The NPPG also states that plan makers need to 
work closely with the business community to understand their current and potential 
future requirements, and should also consider: 
 

• market intelligence (from local data and discussions with developers and 
property agents, recent surveys of business needs or engagement with 
business and economic forums)  

• market signals, such as levels and changes in rental values and differentials 
between land values in different uses 

• public information on employment land and premises required  
• information held by other public sector bodies and utilities in relation to 

infrastructure constraints 
• the existing stock of employment land. This will indicate the demand for and 

supply of employment land and determine the likely business needs and 
future market requirements (though it is important to recognise that existing 
stock may not reflect the future needs of business). Recent statistics on take-
up of sites should be consulted at this stage, along with other primary and 
secondary data sources to gain an understanding of the spatial implications of 
‘revealed demand’ for employment land 

• the locational and premises requirements of particular types of business 
• identification of oversupply and evidence of market failure (e.g. physical or 

ownership constraints that prevent the employment site being used 
effectively, which could be evidenced by unfulfilled requirements from 
business, yet developers are not prepared to build premises at the prevailing 
market rents) 

 
2.11 To obtain the information which would contribute towards the requirements 
above, the Council, in conjunction with Peter Brett Associates (and Aspinall Verdi) 
organised a workshop for local commercial agents and developers on the 25 May 
2016.  This contributed to a greater understanding of current local supply and 
demand for employment uses and the policy direction required to deliver the West 
Northamptonshire Joint Core Strategy requirements.  In addition, ongoing meetings 
with colleagues in the Regeneration and Enterprise Zone teams also assisted with 
understanding the opportunities and constraints faced by Northampton investors and 
beyond. 
 
b. Strategic Policy: West Northamptonshire Joint Core Strategy 
 
2.12 The West Northamptonshire Joint Core Strategy Local Plan (Part 1) (WNJCS) 
was prepared by the West Northamptonshire Joint Planning Unit (WNJPU) on behalf 
of the 3 Councils of Daventry District, Northampton Borough and South 
Northamptonshire.  This has been prepared with support from Northamptonshire 
County Council.  The JCS was adopted in December 2014.   
 
2.13 The WNJCS key policies which are relevant to the new Local Plan are 
provided in Appendix 2.  The key policy message is that Northampton needs to 
contribute to the delivery of 28,500 jobs across West Northamptonshire by 
safeguarding its employment sites unless there is justification for their release.  
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There is no breakdown in the figure for Northampton, Daventry and South 
Northamptonshire because it is expected that there will be continuous job migration 
between the 3 authorities.  Northampton however is expected to deliver most of the 
jobs.  This can be delivered in three ways.  First, through the retention of suitable 
employment sites. Second, through new allocations for employment purposes.  
Third, through the Enterprise Zone. 
 
2.14 This Northampton Employment Land Assessment seeks to assess the 
suitability of Northampton allocated employment sites for safeguarding and 
recommend subsequent reallocation in the new Northampton Local Plan.  In 
assessing existing allocated employment sites, a balance needs to be made 
between meeting the requirements of the NPPF and NPPG to avoid the long term 
protection of sites with no prospects of being used for employment and delivering the 
requirements of the Joint Core Strategy to safeguard all existing employment sites 
unless certain criteria are met.  These assessments also take into consideration the 
findings of the initial Local Plan Land Availability Assessment which were undertaken 
over the autumn of 2016 into the spring of 2017. 
 
c Local Policy:  Central Area Action Plan 
 
2.15 The Northampton Central Area Action Plan (CAAP) was adopted in January 
2013.  
 
2.16 Since its adoption, progress has been made on the development opportunities 
offered by key sites including the relocation of the University of Northampton to the 
Avon Nunn Mills site, which is now underway.  This has and will continue to bring 
additional new jobs within the education and commercial sector as well as within the 
construction industry.  Work has completed in relation to consolidating the offices of 
Northamptonshire County Council (NCC). Planning permission was obtained for 
Project Angel (N/2014/0213), incorporating a new office building of about 20,000 
sq.m gross for Northamptonshire County Council on their existing staff car park.  
This project has now completed.  This brought 2,000 existing NCC employees, some 
of whom were working in premises outside the town centre boundary, back into the 
town centre.  Although there are limited opportunities for net increases in job 
creation, this move can contribute positively towards the town centre economy 
through increased office workers investing in retail and other services especially 
during lunch times – which could potentially have a positive knock on effect on job 
creation.  This move also freed up other properties which could be “churned” and 
reused for employment purposes.   For example, John Dryden House in Bedford 
Road was vacated by NCC and the office block was purchased by Opus Energy.  
When occupied, It could bring with it job opportunities for up to 800 people. 
 
2.17 Since the CAAP’s adoption, there have also been changes in national policies  
which mean that some of the policies are out-of-date.  One of the key changes relate 
to permitted development rights which allow offices to be converted into housing 
without the need for planning permission.  This has had some, but not significant, 
impact on the supply of offices particularly those within the town centre. Other 
changes include the publication of the Housing White Paper 2017 which reinforces 
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the message of more new built houses over the years, which will put some pressure 
on vacant and underused employment sites.  
 
d Changes to the European Union membership 
 
2.18 The potential economic implications of the referendum on leaving the EU 
remain unclear.  Local plan policies will need to be flexible and sensitive towards 
changes and uncertainties faced by businesses.      
 
e Partnering for Prosperity: A new deal for the Cambridge-Milton Keynes-
Oxford Arc (National Infrastructure Commission, November 2017) 
 
2.19 The above paper was prepared to provide the Government with proposals 
and options to maximise the potential of the Cambridge – Milton Keynes – Oxford 
Arc as a connected, knowledge intensive cluster that competes on a global stage, 
protecting the area’s high quality environment, and securing the homes and jobs that 
the area needs.  It highlights the importance of Northampton in the Arc as a centre 
for high performance engineering with a rate of new business start-ups per 10,000 
population second only to London. 
 
2.20 The National Infrastructure Commission’s (NIC) central finding is that the 
rates of housebuilding will need to double if the Arc is to achieve its economic 
potential.  
 
2.21 The paper outlined the following as being key: 
 

• Progressing the East West Rail project as an inter-urban railway – the number 
of stations to be limited to safeguard commuting times 

• Developing the Oxford-Cambridge Expressway (along the same broad 
corridor as the East West Rail) therefore creating a multi-modal spine that can 
support the development of new communities 

• Delivering projects as part of a single, integrated programme focused on 
identifying and exploiting major development opportunities, from smaller scale 
garden towns of around 10,000 homes to new city scale developments of up 
to 150,000 homes 

 
2.22 Northampton is a centre for employment with net in-commuting and very high 
activity rates.  It can therefore contribute to the delivery of this vision.  Northampton 
can also capitalise on the objective of creating an integrated strategic plan which will 
see an improvement to the east west connectivity.   
 
 
 
 
 
 
 
 
  



12 | P a g e  

 

 
3 OVERVIEW OF EXISTING TECHNICAL EVIDENCE BASE 
 
 
3.1 Northamptonshire is located in central England, which means that around 
75% of the country’s population is within 2 hours drive of the County.  Its central 
location for both the national road and rail networks means that it has a natural 
geographical advantage.   
 
3.2  In 2016, Northampton’s total population was recorded at 225,5001.  144,900 
people aged 16 – 64 were in employment, which was 64.3% of the total population.   
 
a Economic Plans 
 
South East Midlands – Where Innovation Fuels Growth Strategic Economic 
Plan (SEMLEP, November 2017) 
 
3.3 SEMLEP (South East Midlands Local Enterprise Partnership) covers 14 local 
authority areas including Northampton (see Map 1).  It has a high concentration of 
innovation assets, making it the most innovative LEP area in the country.   It has 
three active Enterprise Zones, including one which is located within the Waterside 
area of Northampton.  There has been excellent progress in maximising the potential 
of around 20 brownfields sites along the River Nene and stretching across the town 
centre into Sixfields.  The key sectors considered by SEMLEP as strong are high 
performance technology (such as connected and autonomous vehicles) and next 
generation transport, manufacturing and advanced technology, logistics and 
creative/ cultural.  
 
3.3 In its Strategic Economic Plan2 (SEP), SEMLEP’s vision is as follows: “to build 
on our reputation as a premier location for growth innovation, creativity and world 
leading technologies, resulting in the doubling of GVA by 2050.  To achieve our 
mission, our objectives are set out across three priority themes, all underpinned by a 
commitment to social inclusion, equality and environmental sustainability”.    
 
3.4 In delivering the above, SEMLEP is focusing on 3 main areas of activity as 
their priorities.  These are through growing businesses, growing people and growing 
places.  In growing businesses, SEMLEP is looking to use strengths in high 
performance technology to deliver commercialisation of innovation.  The South East 
Midlands is already a major player in high performance technology, some of which 
can be found within Northampton’s Waterside Enterprise Zone.  In growing people, 
SEMLEP is looking to deliver an integrated and employer led approach to skills 
                                                           
1 NOMIS https://www.nomisweb.co.uk/reports/lmp/la/1946157159/report.aspx# 

2 Strategic Economic Plan (SEMLEP, November 2017) 
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attainment, with attributes and competencies required for a modern and competitive 
economy.  Finally, in growing places, SEMLEP seeks to deliver sufficient new homes 
to meet the needs of the growing population with an emphasis on accelerating the 
completion of units with planning consent.  
 

Map 1: SEMLEP boundary 
 

 
Map Source: www.semlep.com  

 
 
3.5 Their Strategic Economic Plan also sets out how SEMLEP intends to ensure 
that the South East Midlands economy not only continues to thrive, but contributes 
even more to the success of the UK economy as a whole.  The Plan acknowledges 
the potential of the Cambridge-Milton Keynes-Oxford Growth Corridor to transform 
this part of England into a hub of knowledge intensive industry that can compete on 
the world stage.  It states that productivity led growth is at the core of the Plan.  It 
outlines the following as the drivers of productivity: 
 

• Innovation 
• Enterprise 
• Skills 
• Investment in physical capital 
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• Competition    
 
Strategic Economic Plan (Northamptonshire Enterprise Partnership, 2014) 
 
3.6 Northamptonshire Enterprise Partnership has now dissolved.  However, their 
work and publications are considered relevant and useful to NELA.   
 
3.7 In its Strategic Economic Plan (SEP), it states that small and medium sized 
enterprises (SMEs) account for around 99% of the companies in Northamptonshire 
and are therefore very important to the County.  To aid this growth, 
Northamptonshire County Council and the University of Northampton recognised the 
need for a new developmental and support vehicle for the cultural and creative 
industries 3.  This high level of SMEs is considered to be an advantage in the sense 
that the economy is less at risk of “economic shocks” which could result from fragile 
economies compared to larger corporations. 
 
3.8 The SEP adds that a key weakness for Northamptonshire relates to skills, 
where high performing engineering businesses operating at a national level face 
skills and recruitment challenges, which in itself creates a significant threat to 
competitiveness and growth.   
 
3.9 Northampton is a key contributor to the Northamptonshire economy.  It is 
home to around a third of all jobs in the County.  In Cities Outlook 20174, 
Northampton was considered to be the second best place to start a business with 
only London doing better.  In terms of business stock per 10,000 population, 
Northampton came 6th when it came to the highest number of businesses.  This level 
of confidence in Northampton will be strengthened by development of the University 
of Northampton’s new £330 million campus in the Avon Nunn Mills site (part of the 
Enterprise Zone) and the completion of an £8 million Innovation Centre for large 
scale social enterprises near Northampton’s railway station.   The University of 
Northampton is expected to be completed in time for the September 2018 intake. 
 
3.10 Northamptonshire’s key strength is in the high performance technologies, with 
main industries including distribution, hotels and restaurants, banking, finance and 
insurance5.  Northampton’s Waterside Enterprise Zone has an important role in 
delivering and supporting high performance technologies, as well as creating new 
jobs.   
 
3.11 Major employers in Northampton include Barclaycard, Cosworth, Panasonic 
UK Ltd, Travis Perkins, Avon, Carlsberg UK and Nationwide.  With the establishment 
of the Enterprise Zone, the sectors currently being targeted for investment include 
high performance technologies (such as engineering, low carbon and sustainable 
technologies), business and professional services, and new enterprise start-ups.  It 
                                                           
3 Strategic Economic Plan (Northamptonshire Enterprise Partnership, 2014) 

4 http://www.centreforcities.org/wp-content/uploads/2017/01/Cities-Outlook-2017-Web.pdf 

5 Strategic Economic Plan (Northamptonshire Enterprise Partnership, 2014) 
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should be noted however that in January 2018, Coca Cola announced its intention to 
close down its operation in Brackmills. 
 
b Existing Technical Evidence Base 
 
3.12 This Northampton Employment Land Assessment (NELA) builds on the work 
already undertaken to date, which are all relevant in providing key evidence towards 
policy formulation for both the West Northamptonshire Joint Core Strategy and the 
adopted Northampton Central Area Action Plan.  Key findings and recommendations 
from these documents are provided below, in reverse chronological order.  This 
provides details on the evolution of the employment policies contained in the West 
Northamptonshire Joint Core Strategy (Part 1), from which detailed policies are to be 
provided through the Northampton Local Plan (Part 2).  
 
West Northamptonshire Employment Land Study/ WNELS (Roger Tym & 
Partners, July 2010) 
 
3.13 Roger Tym & Partners were commissioned to define and assess the existing 
B class employment land portfolio across West Northamptonshire, as well as 
determine gaps in the existing portfolio.  Recommendations were provided as to 
whether the sites should be retained or released. 
 
3.14 The study also concluded that almost all of the area’s existing stock remains 
fit for purpose, and should be retained.  The consultants added that piecemeal 
redevelopment for other uses risks damage to the viability of adjoining sites and the 
quality and integrity of the estates as a whole.  Also, given that the principal 
employment estates are home to a mixture of economic land uses, piecemeal 
redevelopment could also endanger the integrity and viability of neighbouring 
industrial/ warehouse sites, which are in short supply given that the total stock of 
employment land must grow. 
 
3.15 The consultants recommended that the Council continue to safeguard sites 
for employment uses: 
 

• encouraging their redevelopment and renewal  
• encouraging change of use between B2 and B8 
• allow redevelopment for non - employment uses where it can be shown that 

the scheme will not have an adverse effect on the quality and integrity of the 
area as a location for economic (employment-generating) uses 

 
West Northamptonshire Joint Core Strategy: Employment Technical Paper 
(West Northamptonshire Joint Planning Unit, February 2011) 
 
3.16 This study incorporates the findings from the West Northamptonshire 
Employment Land Study (WNELS) undertaken by Roger Tym & Partners.  It justifies 
the requirement for 16,000 additional jobs to be provided within the plan period to 
2026 across West Northamptonshire (which is not necessarily within the B sector).  
This target (identified for the pre-submission Joint Core Strategy) was based on an 
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integrated set of population, household and labour force projections initially 
undertaken by Edge Analytics, with further modifications by the Joint Planning Unit. 
 
3.17 This technical paper confirmed that there is a supply pipeline which can easily 
meet and exceed the proposed jobs target.  This therefore allows a significant 
element of choice and flexibility in potential provision, although it is not considered 
feasible to try and remove sites from available supply. 
 
3.18 The study recommended that all existing sites should be safeguarded.  It 
should be noted that this study was completed prior to the designation of the 
Northampton Waterside Enterprise Zone. 
 
West Northamptonshire Joint Core Strategy: West Northamptonshire 
Employment Land Study – 2012 Review (West Northamptonshire Joint 
Planning Unit, July 2012) 
 
3.19 This update was prepared to support the Proposed Changes to the Pre-
Submission Joint Core Strategy for West Northamptonshire, in relation to 
employment land provision.  Here, the Joint Planning Unit (JPU) did a quantitative 
and qualitative reassessment of each previously identified employment site, involving 
visiting each site and applying the same assessment criteria used in the original 
WNELS study undertaken by Roger Tym & Partners.   
 
3.20 Key findings to this updated document are: 
 

• there were factors that were likely to influence redevelopment, intensification 
or changing vacancy levels on sites for instance through the designation of 
the Northampton Waterside Enterprise Zone 

• review of planning consents between April 2006 and April 2011 concluded 
that all development affecting B use classes has been undertaken 

• there has been a significant amount of activity in the employment land 
portfolio between the two site assessment periods.  Levels of long term 
vacancy were low but the total amount of vacant floorspace was similar to 
July 2010, when they undertook their initial study.  This was perceived as 
encouraging because it indicated that despite the slow nature of the economic 
recovery, companies have continued to re-organise and relocate operation in 
recent years.  The natural level of churn referred to in the Roger Tym report 
(2010) was therefore supported 

• the number of sites no longer considered fit for purpose was very small.  The 
negative changes found were deemed to be piecemeal and the cumulative 
impact was likely to be limited.  It was considered necessary to monitor the 
impact of any changes over a longer period to determine whether they have 
materially affected the function of the site for employment use 

• retention of existing and allocated employment sites that fall within the Use 
Classes B1, B2 and non-strategic B8 was recommended because these sites 
play a central role in the economic performance of West Northamptonshire.  
An assessment of planning and development activity in recent years suggests 
that the existing portfolio of employment sites will provide the immediate focus 
as a means of securing economic recovery following the recession  
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3.21 The recommendations from this update are: 
 

• the monitoring figure for net additional jobs has been revised to 19,000 
between 2008 and 2026 – this new target remains driven by an integrated set 
of population, household and labour force projections     

 
• the development pipeline continues to show the potential to exceed the jobs 

figure – taking into consideration the designation of the SEMLEP 
Northampton Waterside Enterprise Zone and the advanced proposals for the 
redevelopment of Silverstone Circuit.  In relation to the Enterprise Zone, it is 
clear that both Local Enterprise Partnerships (South East Midlands LEP and 
Northamptonshire Enterprise Partnership) support a technology realm 
framework in the EZ, to nurture businesses and the creation of quality jobs 

 
• most of the proposed Sustainable Urban Extensions are making provision for 

local employment opportunities, and non-B jobs in the proposed local centres 
and schools.  This will help reinforce the existing approximate 50 – 50 split of 
B and non B jobs 

 
West Northamptonshire Joint Core Strategy Employment Technical Paper 
Update (West Northamptonshire Joint Planning Unit, December 2013) 
 
3.22 This paper updates the 2011 and 2012 Technical Papers.  It reflects changes 
in the economic climate, updates the economic data and documents the revised 
methodology used to calculate the jobs requirement.   
 
3.23 This study concluded the following: 
 

• the figure for net additional jobs as a result of the proposed Main 
Modifications to the Joint Core Strategy had been revised to 28,500 between 
2008 and 2029.  This is an increase of 9,500 jobs above the total set out in 
the Proposed Changes Pre-Submission Joint Core Strategy  

• the new target remains driven by an integrated set of population, household 
and labour force changes – the projections have been comprehensively 
updated as part of the additional work requested by the Inspector following 
the initial Examination Hearings associated with the preparation of an 
objectively assessed needs for development in West Northamptonshire  

• to reflect the fact that jobs may be created more quickly, as levels of 
economic demand across the plan area may be greater than expected, the 
figure of 28,500 should therefore be considered a minimum, providing choice 
and flexibility to exceed.  The starting point of 28,500 jobs is considered to be 
one which plans positively for the growth of the local economy and meets the 
economic demand in line with the NPPF 

• the development pipeline analysis (which assesses the existing supply of 
employment sites comprising available greenfield sites, potential 
redevelopment sites and sites with planning consents) shows that there is 
potential capacity to exceed the revised jobs. However, there could be a 
mismatch between the type and size, as well as an over reliance on the re-
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use of existing stock.  To address this, the Joint Planning Unit sought to 
allocate an area of land at Northampton M1 Junction 16 for strategic 
employment provision – which will allow for the right type and size of unit to 
be made available over the plan period.  It is expected that this site will 
provide important opportunities for the growing floorspace requirements of 
existing employers and High Performance Technology sectors 

 
Northamptonshire Workspace Assessment (Aspinall Verdi, December 2013) 
 
3.24 Northamptonshire Enterprise Partnership appointed Aspinall Verdi to 
undertake a thorough Workspace Assessment for Northamptonshire, with a view to 
(extracts):  
 

• providing an updated assessment of economic performance across 
Northamptonshire 

• analysing planning application activity over a 5 year period for commercial 
property (B use space) 

• assessing the historic and current vacancy levels of commercial floorspace 
across the County, looking at issues of churn and re-use 

• developing a thorough understanding of process of current workspaces 
• assessing the significant disparities between supply, viability and business 

demand 
• identifying intervention measures required to aid delivery 

 
3.25 This study concluded that:  
 

• the office market in Northamptonshire was localised in nature and was small 
compared to locations like Milton Keynes and Oxford 

• there were a limited number of large office units available in 
Northamptonshire, with the majority of units available sub 10,000 sq.ft – 
indicating a focus on indigenous market 

• demand has been focused on smaller units, with very few transactions in the 
larger size categories 

• the level of existing new build stock was limited 
• supply close to the M1 motorway would appear to be limited and this may be 

an opportunity to capture demand from occupiers who have requirements for 
high levels of accessibility.  Within the Northampton Waterside Enterprise 
Zone, there was opportunity to deliver new office floorspace to help capture 
this demand, as well as a range of out of town locations that have not 
currently been built on 

• the development of the Innovation Centre in the EZ may ease some demand 
pressure for Managed Workspace, but the trend for start-up businesses which 
was on the increase meant that the potential to provide more managed 
workspaces needed to be considered 

• there was good availability of units across different sizes in Northampton, 
however, the large units were development plots rather than completed 
buildings 
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• the majority of new build office space available in Northampton was in out-of-
town locations; this was primarily due to a lack of quality office space 
available in the town centre with very limited new office accommodation built 
in the town centre over a number of years.  Lack of parking provision in the 
town centre for office users was also cited as a reason for the attractiveness 
of out of town locations, including Grange Park 

• Northampton dominated the area’s take up of office floorspace 
• the analysis of competing locations illustrated the dominance of Milton Keynes 

in the office market within the region.  All the locations considered 
outperformed Northampton in terms of availability of space and deals 
completed.  There appeared to be an imbalance between supply and demand 
in Milton Keynes, which meant that there is an opportunity for Northampton to 
meet some of this demand.  Northampton needed to leverage its locational 
strength more effectively 

• in terms of the supply of industrial/ distribution, Northampton seemed to 
compete relatively well with its competitors 

• there was potential for further growth in the logistics sector given Northampton 
and Daventry’s excellent road and rail connections, and the future role of 
development at DIRFT III 

 
3.26 The study also highlighted a set of trends resulting from the economic 
downturn, including: 
 

• efficiency:  many occupiers required less office space due to reduced 
headcount and using space more efficiently.  Digitisation and offsite storage 
data had reduced space requirements and this was likely to continue 

• scarce funding: developers cannot secure development finance especially for 
speculative development.  Where funding could be secured, the terms could 
be onerous.  Only the most viable schemes were taking place 

• quality: occupiers had greater choice and bargaining power which meant that 
the better quality stock would be able to compete more competitively and be 
more affordable 

• viability: landlords had to compete and often gave substantial incentives 
• flexibility/ entrepreneurship: number of new business start – ups increasing.  

This was leading to more managed workspaces being provided and the 
occupiers required flexible space on flexible terms 

• telecoms, media and technology sector: continued to grow 
• lifestyle and technological trends: work pattern and trends were changing, 

with remote working commonplace and broadband connectivity/ speeds 
improving will continue to influence the type, location and amount of 
floorspace needed 

• contract led procurement: many manufacturing and distribution businesses 
provide goods and services for a limited time, which could have implications in 
terms of initially securing space at commencement 

• economic downturn: viability of schemes was marginal at best, and where 
there were issues such as infrastructure or contaminated land, schemes could 
stall  
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3.27 For Northampton, the study concluded that: 
 

• Northampton is the dominant commercial centre in the County.  In terms of 
offices, the emphasis was on developing the town centre offer and proposals 
within the Waterside Enterprise Zone aim to achieve this objective 

• Northampton had the potential to compete with other key office locations, and 
capitalise on the imbalance between supply and demand for offices in Milton 
Keynes 

• in respect of industrial/ B2 market, Northampton is the key location.  
Combining the strategic road network and railfreight opportunities, 
Northamptonshire is a compelling and successful location 

 
Northamptonshire Local Economic Assessment 2013 (Oxford Economics, 
January 2014)6 
 
3.28 Northamptonshire Enterprise Partnership appointed Oxford Economics to 
undertake a thorough Local Economic Assessment of the County, focusing on key 
topic areas like:  
 

• demography  
• economic inclusion 
• employment, skills and resilience 
• land and buildings 
• environment 

 
3.29 This study built on the information contained in the existing NLEP of 2010/ 11.  
It provided a high level SWOT analysis of the Northamptonshire economy as well as 
an assessment of the impact of the recession on the Northamptonshire economy 
and its future prospects.   
 
3.30 Key findings from the study showed:  
 

• Northamptonshire performed well on a number of economic measures, 
relative to the rest of the East Midlands and England 

• two of Northamptonshire’s key strengths were the high economic activity 
(82%) and employment (76.5%) rates 

• high rates of business births and deaths, strong survival rates of start – ups, 
large SME base and a well-recognised High Performance Technologies 
sector: all suggested a strong entrepreneurial spirit across the County 

• it had a competitive distribution and logistics sector 
• lower than average dependence on the public sector employment in the 

County 
 
 
                                                           
6 http://www.northamptonshireanalysis.co.uk/bytheme?themeId=351&themeName=LEA 

 

http://www.northamptonshireanalysis.co.uk/bytheme?themeId=351&themeName=LEA
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c Policy considerations/ formulation 
 
3.31 Some of the existing evidence base summarised above contributed to the 
formulation of policies for the West Northamptonshire Joint Core Strategy and the 
Northampton Central Area Action Plan. They will also be used to contribute, in part, 
to the formulation of the Northampton Local Plan policies.   
 
 3.32 The key requirements for employment are: 
 

• a minimum of 28,500 net additional jobs are required for West 
Northamptonshire for the period to 2029. This equates to about 1,357 jobs per 
annum when calculated from the base date, which is 2008.   This base date 
was chosen because actual jobs can be calculated from 2001 until 2008.  
Although the distribution of employment provision is for the whole of West 
Northamptonshire, Northampton (and its Sustainable Urban Extensions) is 
expected to deliver a high proportion of this requirement 

 
• majority of the existing allocated sites within Northampton should be retained 

for employment uses, unless there are justifications for removal  
 
3.33 The key points when considering policy formulation are: 
 

• there are no job numbers allocated for each of the 3 authorities in the Joint 
Core Strategy.  Rather, it is acknowledged that jobs can be created in any of 
the 3 authorities and this would benefit residents in West Northamptonshire 
through job migration.  However, Northampton, as a principal urban area is 
expected to deliver majority of this.  To assist, Junction 16 (Policy E8) has 
been allocated for employment use in the Joint Core Strategy Local Plan (Part 
2).  This site is expected to meet majority of Northampton’s employment 
growth requirements.  In addition, Policy E1 of the Joint Core Strategy seeks 
to safeguard majority of the existing employment sites.  Northampton Local 
Plan (Part 2) will therefore need to ensure that it safeguards as many of the 
existing employment sites, using a robust methodology for individual site 
assessments 

 
• Northampton Local Plan (Part 2) will need to demonstrate how the jobs are 

expected to be created.  There will be a degree of reliance on the 
safeguarded sites, the Enterprise Zone and to an extent, new employment 
sites.  Working closely with colleagues in the Regeneration and Enterprise 
Zone team, adjoining local authorities and South East Midlands Local 
Enterprise Partnership (SEMLEP) will be key to ensuring that new jobs are 
created. It should be noted that there is a need to create jobs across all 
sectors and not just within the traditional B categories such as offices, general 
industrial and storage/ warehousing (as identified in the Town and Country 
Planning (Use Classes) Order 1987 (as amended).  Jobs created through 
retail, leisure and the construction industry will all contribute to the West 
Northamptonshire Joint Core Strategy Local Plan (Part 1) figure of 28,500 
between 2008 and 2029.  However, the focus on safeguarding employment 
sites will remain primarily within the traditional B categories.  It is still 
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significantly important for traditional B sites to be protected because these 
sites offer areas of concentration where these commercial units can operate 
with minimum disturbances to other areas such as residential (such as 
Brackmills, Swan Valley/ Pineham and Moulton Park).   

 
3.34 In progressing the Local Plan, the Council undertook a Call for Sites exercise, 
inviting landowners, developers and others to suggest potential development sites.  
Officers also undertook a review of the Land Availability Assessment of all 
Northampton sites which were considered as part of the Strategic Housing Land 
Availability Assessment for the Joint Core Strategy.  These also contributed to the 
identification of sites for new employment purposes or their release from 
employment use. 
 
3.35 In addition, the Council organised a workshop on the 25 May 2016, where 
Peter Brett Associates (PBA) were able to research/ present their findings on the 
local commercial property market and discuss these with local agents/ developers/ 
businesses.  A summary of PBA’s report can be found in Chapter 5 and the full 
report is in Appendix 1. 
 
3.36 The Northampton Local Plan Part 2 will therefore need to identify which sites 
on the policies map will be safeguarded for employment use.  In safeguarding these 
sites, the policy will also need to provide more details on the criteria required to 
assess an application which seeks a departure from an employment/ employment 
generating use including evidence of viability. 
 
3.37 As discussed, NELA will not be replicating the background technical work 
already undertaken.  Rather, it seeks to identify which employment sites (currently 
safeguarded in the adopted Northampton Local Plan 1997 and those allocated in the 
Central Area Action Plan) should be considered for allocation for employment use (B 
category) within the Northampton Local Plan (Part 2).  The sites which are 
recommended for release from existing employment designations could be 
considered for alternative uses as part of the local plan preparation process, whilst 
others may be subjected to standard development management policies should any 
change of use or redevelopment proposals come forward in the meantime.  This will 
ensure that the Northampton Local Plan (Part 2) will continue to contribute towards 
creating jobs outside the traditional employment sectors.   
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4 DEMAND AND SUPPLY IN THE LONG TERM 
 
 
Overview 
 
4.1 This chapter outlines how the evidence base was used to inform the 
preparation of the West Northamptonshire Joint Core Strategy Local Plan (Part 1) 
and the employment policies from which the new Northampton Local Plan is 
expected to deliver.  It demonstrates that the West Northamptonshire Joint Planning 
Unit had assessed the demand for employment based on the population and labour 
force projections, and addressed through policy any land supply issues required to 
deliver those jobs.   
 
Supply and Demand 
 
4.2 In preparing the West Northamptonshire Joint Core Strategy Local Plan (Part 
1), the West Northamptonshire Joint Planning Unit appointed Roger Tym & Partners 
to undertake a West Northamptonshire Employment Land Study (WNELS) in 2010.  
The study was initially commissioned to inform the preparation of the West 
Northamptonshire Joint Core Strategy over the plan period to 2026.  
 
4.3 The WNELS study concluded that: 
 

• there was enough land for offices already committed to last the lifetime of the 
plan, but this is dependent on the delivery of the Northampton town centre 
sites, and Daventry sites 

• warehousing was the most likely sector to deliver new jobs in the short term 
• almost all of the area’s existing stock of employment land remains fit for 

purpose and should be retained.  Piecemeal redevelopment for other uses 
risks damage to the viability of adjoining sites and the quality and integrity of 
the estates as a whole.  Given that the principal employment estates are 
home to a mixture of economic land uses, piecemeal redevelopment could 
also endanger the integrity and viability of neighbouring industrial/ 
warehousing sites, which are in short supply given that the total stock of 
employment land must grow 

 
4.4 The WNELS study recommended that: 
 

• the Councils (Northampton, South Northamptonshire and Daventry) continue 
generally to safeguard sites for employment uses, encouraging their 
redevelopment and renewal.  Change of use between B2 and B8 should be 
encouraged 

• redevelopment for non-employment uses should normally only be permitted 
where it can be shown to have no adverse effect on the quality and integrity of 
the area as a location for economic (employment generating) uses 
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4.5 As WNELS only covered the plan period to 2026, an update was required 
when the plan period was extended to 2029.  The latest update was undertaken by 
West Northamptonshire Joint Planning Unit in 2013.  This work updated previous 
studies, updated economic data and revised the methodology used to calculate jobs 
requirement.  This work resulted in the requirement to deliver 28,500 jobs between 
2008 – 2029 as outlined in adopted policy S7 (Joint Core Strategy), an increase from 
a previous projected figure of 19,000.  The base date for the purposes of recording 
job creation remains from 2008.   
 
4.6 The new target was driven by an integrated set of population, household and 
labour force projections, as indicated below.  Details of the methodology used can be 
found in the JPU Employment Technical Paper7.  It should be noted that the figure 
covers the whole of West Northamptonshire, although the Plan expects majority of 
the jobs growth would be delivered in the principal urban area of Northampton. 
 

Table 1 
Component of job creation Jobs required 
Jobs increase required for labour force growth (without 
retirement increase)(likely to work in West Northamptonshire) 

19,027 

Jobs increase required – increased retirement age (likely to 
work in West Northamptonshire) 

4,615 

Jobs increase based on more second jobs in existing labour 
force 

2,389 

Trend-based assumption for job creation above labour force 
change (applied to the period 2014 – 2029)  

2,389 

Total jobs required 28,420  
(28,500 rounded) 

 
4.7 The above projection meant that the requirements for B use classification 
have changed over the progression of the Joint Core Strategy, as shown below.  The 
annual net jobs creation over the plan period for West Northamptonshire is now 
1,357. 
 
 
 
 
 
 
 
 
 
 
 

                                                           
7 Employment Technical Paper Second Update - to inform Main Modifications and additional work requested 
by the Inspector (West Northamptonshire Joint Planning Unit; December 2013) 
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Table 2 
Re-scaled targets for job creation in West Northamptonshire 2008 – 2029 by B-Use 

Classification (based on original WNELS assumptions) 
Minimum jobs requirement 

 2008 – 
26 (July 
2010) 

Pre-
submission 
Core Strategy 
(2008 – 2026) 

Proposed 
changes Core 
Strategy (2008 – 
2026) 

Proposed Main 
Modifications 
Jobs 
Requirement 
(2008 – 2029) 

Industrial (B2) -6,134 -6,134 -6,134 -6,707 
Warehousing (B8) 11,318 5,737 6,696 8,695 
Office (B1) 16,464 8,330 9,723 13,880 
Total B Use 21,618 7,933 10,284 15,868 
Total non B  14,732 7,467 8,716 12,632 
All Jobs 36,350 15,400 19,000 28,500 
Annual rate over 
applicable period 

2,020 856 1,056 1,357 

      
 
4.8 In delivering the figure of 28,500 jobs, the West Northamptonshire Joint 
Planning Unit estimated the following: 
 

Table 3 
 Scaled targets for sq.m Land Use Requirements 
  Indicative Net Land Requirements Change  

post 2008 
 2008 – 16 2016 – 21 2021 -26 2026 – 29 2008 - 2029 
Industrial 
(B2) 

-147,840 -33,425 -33,425 -20,055 -234,745 

Warehousing 
(B8) 

625,206 109,726 109,726 65,835 910,492 

B2 and B8 
combined 

477,366 76,301 76,301 45,780 675,747 

Office (B1) 108,623 69,476 69,476 41,686 289,261 
Total 585,989 145,777 145,777 87,466 965,009 
 
4.9 Northampton’s existing employment areas and employment land pipeline will 
therefore contribute to meeting the above land requirements in order to contribute to 
the delivery of the 28,500 jobs, which is a minimum requirement.   
 
4.10 Across West Northamptonshire, additional new jobs have and will continue to 
be delivered through the following projects: 
 

• Northampton’s Waterside Enterprise Zone, designated in 2011, covers 
more than 20 sites along the River Nene and Northampton Town Centre 
projects: including Cosworth expansion, Carlsberg’s new bottling plant, the 
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Innovation Centre, the new railway station development, St John’s University 
Hall of Residence, the Premier Inn hotel and Vulcan Works.  Further 
information can be found in http://www.northamptonez.co.uk/northampton/.  
The jobs created can be found in Appendix 2  

 
• Silverstone: planning approval was granted in 2011 for mixed use 

development comprising offices, workshops and distribution facility, education 
campus including on site student accommodation, 3 hotels and other 
development associated with the development of the motor racing circuit.  The 
Silverstone University Technical College was opened in September 2013 and 
accommodates a new state of the art college, which in itself created new jobs. 
The development of Silverstone was expected to create around 8,400 
permanent jobs plus 550 construction jobs.  At least 4,800 was expected to be 
entirely new to the area8.  The Masterplan has since been reviewed, and 
includes a 2.7 million sq.ft of planning consent with opportunities for bespoke 
developments for specific companies on a pre-let basis as well as 
development of new speculatively-built buildings.9  It should be noted that the 
jobs created will be split between South Northamptonshire and Aylesbury 
Vale 

 
• Dirft III (Daventry International Rail Freight Terminal): planning approval 

granted in July 2014 to Prologis for just under 8 million square feet of rail 
linked distribution space at the 3rd phase of Prologis RFI DIRFT (known as 
DIRFT III).  Work is now underway.  DIRFT III forms part of the regeneration 
and redevelopment of the Rugby Radio Station site.  On completion, DIRFT III 
is expected to generate around 9,000 jobs10 

 
• Northampton Junction 16 Strategic Employment Site:  Policy E8 of the 

adopted Joint Core Strategy allocates this site for employment, which is about 
42 ha (gross) in size.  The site was allocated because there is evidence to 
suggest that whilst space remains available at employment growth locations 
like Pineham and Swan Valley, and to an extent, Brackmills, the range and 
size of sites currently available will not be sufficient to give scope for the 
continued growth of existing occupiers or opportunities to expand growing 
sectors to levels that would complement the economic strategy as a whole.  In 
June 2016, South Northamptonshire Planning Committee considered planning 
application S/2016/0400/EIA which is a hybrid application comprising (i) an 
outline application for Class B2m B8 and ancillary B1, provision of a 2ha lorry 
park and associated infrastructure and (ii) full application for work on the 
A450011.  Committee resolved to approve the application subject to some 
conditions.  The site is included in the JCS allocation for Junction 16 as 

                                                           
8 http://www.northants-chamber.co.uk/news/article/silverstone-masterplan-gains-planning-approval 

9 http://www.ukspa.org.uk/members/sp 

10 http://www.dirft.com/ 

11 http://modgov.southnorthants.gov.uk/ieListDocuments.aspx?CId=138&MId=2305&Ver=4 

http://www.northamptonez.co.uk/northampton/
http://www.northants-chamber.co.uk/news/article/silverstone-masterplan-gains-planning-approval
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outlined in Policy E8.  The applicant stated that around 3,000 new jobs will be 
created as a result of this application 

 
http://modgov.southnorthants.gov.uk/ieListDocuments.aspx?CId=138&MId=2305&V
er=4 
 
4.11 The Joint Planning Unit identified the supply pipeline below in their Technical 
Paper12.   
 

Table 4 
Supply Potential 
Additional Floorspace 

West Northamptonshire 
Employment Land Study 
(July 2010) 

West Northamptonshire 
Employment Land Study 
(JPU, 2012 Review) 

Supply B1 floorspace to 
2029 

391,742 sq.m 538,276 sq.m 

Supply B2 floorspace to 
2029 

207,253 sq.m 266,270 sq.m 

Supply B8 floorspace to 
2029 

597,289 sq.m 622,248 sq.m 

B2 and B8 floorspace 
combined to 2029 

804,542 sq.m 888,518 sq.m 

Supply Total Additional 
Floorspace to 2029 

1,196,284 sq.m 1,426,794 sq.m 

   
 
4.12 The figures below indicate the supply and demand for general industrial, 
warehousing and office uses associated with the requirements to deliver 28,500 jobs 
over the plan period.   
 
4.13 Supply is likely to balance out towards the end of the plan period, although 
this is a reliant on constrained supply being brought forward.  Supply is constrained 
by a number of issues including the inability to meet various operational demands 
(scale and type).  Allocating Northampton Junction 16 has contributed towards 
addressing this. 
 
 

                                                           
12 Employment Technical Paper Second Update - to inform Main Modifications and additional work requested 
by the Inspector (West Northamptonshire Joint Planning Unit; December 2013) 

http://modgov.southnorthants.gov.uk/ieListDocuments.aspx?CId=138&MId=2305&Ver=4
http://modgov.southnorthants.gov.uk/ieListDocuments.aspx?CId=138&MId=2305&Ver=4
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Figure 1 

 
4.14 The figure shows that once again, supply and demand is likely to balance out 
towards the end of the plan period.  For Northampton, supply is largely available in 
out-of-centre locations13 and the imbalance is more likely to be associated with town 
centre and out-of-centre locations. 
 

 
Figure 2 

 
4.15 The above tables and figures point to the conclusion that the existing supply 
of employment land needs to be safeguarded, unless there is clear justification 

                                                           
13 Northamptonshire Workspace Assessment; Aspinall Verdi, December 2014) 
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(economic, social or environmental) for the site to be developed for alternative uses.  
This needs to be balanced against the requirements of the NPPF, in particular, 
paragraph 22, which seeks to avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of a site being used for that 
purpose.   
 
Conclusion 
 
4.16 The Joint Planning Unit updated their Employment Technical Paper in 
December 2013 to inform the main modifications and additional work requested by 
the Planning Inspector.  The paper assessed the jobs target and land supply to 
2029, and concluded that “the pipeline is likely to be running low by the end of the 
period, and there is a risk that there will be insufficient land available to provide for 
adequate flexibility, choice and churn in the market.” 
 
4.17 To address the above, and to add to the supply pipeline over the plan period, 
the Paper recommended the allocation of Junction 16 for employment purposes.  
This (plus other additions like DIRFT III) was considered a sufficient increase to 
overall supply to ensure sufficient choice and flexibility over the plan period.  The 
paper added that the type of provision identified at the Northampton junction 16 site 
also addressed the need to make the right type and size of unit available over the 
plan period, with the site providing important opportunities for the growing floorspace 
requirements of existing employers and the High Performance Technology sectors.  
The paper stressed that the proposed allocation is mainly to provide ongoing support 
for companies already present, alongside appropriate opportunities to attract new 
companies to Northampton. 
 
4.18 In terms of job numbers, the requirement for 28,500 net job creation is 
expected to be met in the following way: 
 
Total B use:  15,868 
Total non B use: 12,532 
Total jobs:  28,500 
Annual rate:  1,357 
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5 THE NORTHAMPTON COMMERCIAL PROPERTY MARKET 
(REPORT FROM PETER BRETT ASSOCIATES) – A SUMMARY 
 
 
5.1 Peter Brett Associates (PBA) were commissioned to provide an analysis of 
the current local commercial property market with a view to considering the demand 
for floorspace and land from business and commercial occupiers, the supply 
provided by landowners and developers and the balance between the two. This 
assessment will provide the necessary evidence to support the delivery of the 
employment policies contained in the JCS through the new Northampton Local Plan. 
 
5.2 The study focused on 2 types of employment spaces, offices and industrial.  
The latter covers light industry, general industry and warehousing and these sectors 
were grouped because they are often integrated in their operations and are not 
always distiguishable.  In summary, PBA concluded: 
 
Offices 
 

• Office market in Northampton is relatively weak compared to industrial and 
distribution market 

• Most of the activity is for smaller suites of up to 100sq.m which are taken by 
small and medium enterprises (SMEs) 

• There is still more than sufficient supply of offices in the town centre to meet 
demand and rents are low, suggesting that much of the stock is not attractive 
to occupiers 

• Poorer quality town centre office space, which is currently achieving low rents, 
should be considered for release for alternative uses to help the market move 
on  

• In out of town locations, some of the larger office units can be subdivided into 
smaller suites, which are in high demand and viable to provide 

• In the current market condition, there is no requirement for land to 
accommodate new office development.  However, sites identified for office 
use in the Enterprise Zone should be safeguarded for this use as this is the 
only credible location for new build offices 

 
Industrial (light industry, general industry and warehousing) 
 

• There is strong market for industrial space in Northampton 
• Main focus for development in recent years have been for large scale units of 

9,300sq.m or above to service the distribution market 
• Sufficient supply of large scale units to meet demand over the next 4 – 5 

years but not over the course of the plan period 
• Existing total stock of mid-size units (2,800sq.m – 9,299sq.m) is low 

compared to large scale and small scale (up to 2,799sq.m) 
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• There is substantial demand for new industrial distribution development 
across all unit sizes in Northampton across all unit sizes.  If new land is 
provided, it will be viable and developed 

 
5.3 PBA’s full commercial market assessment is found in Appendix 1. 
 
5.4 In reaching the recommendations for the site assessments, the Council has 
taken the above findings into account where possible. 
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6 JOBS GROWTH, KEY REGENERATION PROJECTS AND THE 
ENTERPRISE ZONE 
 
 
Context 
 
6.1 Policy S8 of the adopted West Northamptonshire Joint Core Strategy states 
that the majority of new job growth will be concentrated within the principal urban 
area of Northampton through: 
 

• renewal and regeneration of existing employment sites as set out in Policy E1 
• industrial/ mixed/ office land (120ha) within the SEMLEP Northampton 

Waterside Enterprise Zone including office and leisure development in the 
Central Area following a sequential approach set out in Policy E2 

• industrial land (including research/ light industry/ general industry) 
• local employment provision within Sustainable Urban Extensions as set out in 

the Northampton SUE policies 
• further development and extensions within existing business areas including 

Swan Valley, Lodge Farm, Moulton Park and Brackmills 
• the allocation of a strategic employment site (42ha) at Northampton M1 

Junction 16 
 
6.2 The updates detailed below provide an overview of the economic activity 
experienced by Northampton over the last 5 years, including those progressed 
during a difficult economic climate.  This section demonstrates how a range of 
projects had and will contribute towards the delivery of net job creation, incorporating 
both regeneration projects (which includes employment within the B categories) and 
housing.  The nature of the jobs as required by the Joint Core Strategy is such that 
there is no requirement to rely entirely on the more traditional employment provision 
within the B Use Classes Order (offices, light industrial and warehousing/ storage 
and distribution).    
 
6.3 The main area which needs to be clarified is how these jobs will be delivered.  
The JCS policy did not set a separate figure for each of the 3 authorities, rather it 
states that Northampton is expected to provide for majority of the jobs.  In their 
evidence base, the Joint Planning Unit concluded that the job numbers can be 
delivered through safeguarding of most of the existing employment sites (JCS Policy 
E3), through site specific major schemes like DIRFT and Silverstone and through the 
implementation of JCS Policy 8 on Junction 16 (see Appendix 1).  In addition, the 
Joint Planning Unit considers population growth as the main factor influencing job 
creation between 2008 and 2029.14  This determines the change in the labour force 
after the application of economic activity rates and assumptions of the proportion of 
the labour force working within West Northamptonshire. 

                                                           
14 Employment Technical Paper Second Update (West Northamptonshire Joint Planning Unit, December 2016) 
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Current Position (Business Register and Employment Survey) (ONS Crown 
Copyright Reserved) 
 
6.4 The information below provides the details for employment changes in West 
Northamptonshire between 2008 and 201615. 
 

Table 5 
Date Daventry 

District 
Northampton 
Borough 

South 
Northamptonshire 

West Northamptonshire 

2008 38,500 125,000 29,000 192,500 
2009 35,000 120,500 28,500 184,000 
2010 34,500 122,500 28,500 185,500 
2011 35,500 122,500 28,500 186,500 
2012 34,000 121,500 28,500 184,000 
2013 35,500 123,000 29,000 187,500 
2014 35,500 125,000 31,000 191,500 
2015 37,500 124,000 32,000 193,500 
2016 40,000 128,000 32,500 200,500 

Change 
2008 –  
2016 

1,500 3,000 3,500 8,000 

 
6.5 The data above demonstrates that as a whole, West Northamptonshire 
provided more employee jobs over recent years since the recession in 2008.  For 
Northampton, the data indicate some small losses in some years which could be 
attributed to any of the following16: 
 

• The reliability of the survey 
• Major changes in another employment sector or more pronounced loss in 

public sector jobs losses 
• Increasing number of self-employed or on zero hour contract who may not 

appear in official estimates 
 
6.6 However, the trend for West Northamptonshire is one of ongoing recovery 
following the recession and it is considered plausible to treat this as an upward trend.  
In 2016, Northampton has shown to be generating a healthy number of jobs which 
are attributed primarily to the accommodation/ food industry, warehousing (B8), 
health (including social care) and wholesale retail.  
 
6.7 NOMIS data17 below shows that there is a steady balance in terms of jobs 
within each classification.  Where there is a minor reduction in jobs, this is balanced 
out the following year with a small growth. 

                                                           
15 https://www.nomisweb.co.uk/query/select/getdatasetbytheme.asp?opt=3&theme=&subgrp= 

16 Guidance notes for West Northamptonshire JCS Monitoring Framework draft (Troy Planning, March 2017) 

17 NOMIS 15 November 2016 
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Table 6 

Industry 2009 2010 2011 2012 2013 2014 2015 
1 11* 2* 19* 15* 7* 11* 10* 
2 1,736 1,673 1,615 1,390 1,545 1,676 1,841 
3 10,291 9,987 9,748 10,277 10,048 9,103 10,215 
4 4,874 4,248 4,807 4,198 3,780 4,486 4,670 
5 2,229 2,422 2,494 2,525 2,449 2,861 2,610 
6 7,158 7,419 7,521 8,333 8,987 8,383 6,777 
7 11,373 10,954 10,557 10,015 9,658 9,806 10,516 
8 7,173 8,929 7,687 8,540 8,532 8,999 9,982 
9 5,463 5,680 6,298 5,632 5,640 5,318 5,248 
10 3,012 2,942 2,844 1,954 2,734 2,327 2,215 
11 7,664 7,576 7,752 7,752 7,630 7,899 8,032 
12 1,507 765 930 764 1,248 1,171 1,300 
13 7,944 8,089 8,083 9,639 7,824 10,318 7,208 
14 16,733 18,075 17,273 11,492 11,621 13,688 14,722 
15 8,823 8,517 8,823 7,272 6,905 5,500 5,31 
16 8,151 8,796 8,996 9,262 10,389 9,492 9,070 
17 15,196 15,510 16,631 16,153 17,888 17,829 17,882 
18 5,735 6,245 6,299 6,247 6,207 5,986 6,125 
Total 125,073* 127,829* 128,375* 121,457* 123,091* 124,851* 123,731* 
        

 
* These figures exclude farm agriculture 
 

Table 7 
Industry Standard Industrial Classification 
1 Agriculture, forestry and fishing 
2 Mining and quarrying 
3 Manufacturing 
4 Construction 
5 Motor trades 
6 Wholesale 
7 Retail 
8 Transport and storage 
9 Accommodation and food services 
10 Information and communication 
11 Financial and insurance activities 
12 Property 
13 Professional, scientific and technical activities 
14 Business administrative and support service 
15 Public administration 
16 Education 
17 Health 
18 Arts, entertainment and recreation 
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Jobs Delivery 
 
6.7 Northampton has and is continuing to provide jobs through the delivery of 
Northampton Alive projects, supporting the Enterprise Zone, safeguarding strategic 
and relevant local employment sites as well as jobs created through the construction 
industry and the leisure/ retail sectors.  The latter is expected to increase through the 
delivery of Sustainable Urban Extensions, which will provide jobs in the construction 
sector as well as jobs within the local centre and schools.   
 
Jobs delivered through the Northampton Waterside Enterprise Zone 
 
6.8 The South East Midlands Local Enterprise Partnership (SEMLEP) 
Northampton Waterside Enterprise Zone was designated in August 2011.  It covers 
an area of around 120 hectares along the town’s riverside, and is the home of 
innovation and high performance engineering (see map 2).  It is one of 21 new 
Enterprise Zones which have been approved by the Government.   

 
Map 2: Northampton Waterside Enterprise Zone 

 

 
 
 
6.9 By September 2017, the number of jobs created reached 2,689 with £320 
million from private sector investment.18 

 
 
 
 
 
 
 
 
 

                                                           
18 NBC Regeneration and Enterprise Team (September 2017) 
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Table 8 
 

 
 
6.10 Included in the Enterprise Zone is an area earmarked for new office 
development (in the region of 50,000 – 60,000 sq.ft).  This is FOUR St Peter’s 
Waterside, located at one of the key gateways into Northampton Town Centre and is 
close to Northampton’s Railway Station and the University of Northampton 
Innovation Centre.  In October 2015, the Borough Council engaged in discussions 
with Kier to build commercial space in the town centre.  NBC Cabinet approved the 
decision to take a lease of up to 30,000 sq.ft of space at Four Waterside.19 Once 
implemented, this scheme could create in the region of 300 jobs. 
 
6.11 Development firm Coltham is also set to create a bespoke manufacturing 
facility on the site formerly owned by Homes and Communities Agency.  The 
occupant could bring around 110 jobs to the Enterprise Zone.  Coltham is also 
looking to provide another unit adjoining the HCA site.   In July 2016, Mahle 
Powertrain (an international automotive and engine industry) confirmed their 
commitment to stay and expand in the Enterprise Zone.  This is excellent for the 
Enterprise Zone because Mahle Group ranks amongst the top three suppliers 
worldwide for mobile applications in areas associated with engine systems, filtration, 
electrics/ mechatronics and thermal management. 
 
6.12 In addition, superfast fibre broadband was provided in the Enterprise Zone in 
2015.  Northamptonshire County Council and BT announced in September 2015 that 
3 of 8 new roadside fibre broadband cabinets went live.  This will add to the 
attractiveness of the Enterprise Zone as an area to invest and do business in. 
 
6.13 Further information can be found by accessing the following link:  
 
http://www.northamptonez.co.uk/northampton/ 
 
6.14 The Local Development Order for St James was prepared in March 2012.  It 
introduced a simplified planning process to help businesses quickly build the facilities 
                                                           
19 Cabinet, 21st October 2015 

http://www.northamptonez.co.uk/northampton/
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they need.  Coupled with further investment in superfast broadband, and the ability 
to claim Business Rate discounts of up to £275,000, Northampton’s Waterside 
Enterprise Zone is well underway towards positively contributing to the jobs 
requirement set out in the West Northamptonshire Joint Core Strategy. 
 
Jobs delivered in Northampton Town Centre and other Projects 
 
6.15 There are key town centre projects which are currently underway, which 
contribute to the creation of net additional jobs. This demonstrates that occupier 
interests in the town centre is slowly increasing, particularly following the adoption of 
the Northampton Central Area Action Plan in January 2013, and the Enterprise Zone 
designation in 2011, which brought certainty to investors. 
 
6.16 Within the town centre, the following are either completed or in progress, all of 
which will create jobs within the construction and engineering industry, associated 
with built development and road construction/ maintenance.  The table below 
highlights the actual and potential jobs that might be created from some of the 
schemes, calculated in some cases using the employment density guide20.  Figures 
for actual job creation are taken from the findings of the Northampton Waterside 
Enterprise Zone.  
 

Table 9 
Site Scheme Expected/ Delivered net job 

creation 
Completed  
Albion Place 
car park 

105 bed Hotel (Premier Inn) and 
restaurant, ancillary retail and 
ancillary offices, public square – 
1,300 sq.m new floorspace 

Net jobs in the tourism industry 
from hotel management to small 
scale business operators.  
Assuming C1 3* hotel: 1 
employee per 2 bedrooms.  About 
35 new jobs were created 

Cosworth Development of 5,800 sq.m of 
advanced manufacturing facility   

70 new high skilled jobs and 15 
apprenticeships 

University of 
Northampton 
Innovation 
Centre 

42 office units, a café and 
conference space – all will have 
access to the specialist support 
from the University - 
2,438 sq.m of new floorspace 

55 new social business starter 
units, could create 180 new jobs 

Castle 
Station  

Redevelopment and the 
development of new commercial 
premises – 
2,500 sq.m of new floorspace 

Construction of new station 
completed in early 2015, at a cost 
of £20 million.  37 skilled 
construction and site management 
jobs created, 30 new service jobs 
with London Midland along with 
additional private sector retail jobs 

Fishmarket Bus Interchange (North Gate This was a relocation so net 
                                                           
20 Drivers Jonas Deloitte; Employment Density Guide 2010 (for Homes and Communities Agency) 
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bus station) additional job creation is limited. 
St John’s car 
park 

Student accommodation 
(University of Northampton) –  
12,700 sq.m of new floorspace 

65 skilled construction jobs, 20 
new jobs (facilities management 
services)  

Angel Street Project Angel:  Offices, cultural 
quarter, ancillary retail, leisure – 
about 27,000 sq.ft in total 

Relocation of NCC offices 
scheme, which means limited 
opportunities for net additional 
jobs.  Consolidated around 2,000 
jobs. 

Phipps 
Brewery, 
Kingswell 
Street 

Work completed on a £1 million 
investment which brought the 
Albion Brewery back into use 

20 new jobs created 

To be completed 
Avon Nunn 
Mills 

University of Northampton Permission granted in December 
2013.  This is a relocation so net 
additional jobs could be limited to 
the additional staff required to 
support the increasing number of 
intakes. 

Site 7c, 
Edgar Mobbs 
Way 
(Coltham 
Management 
Services Ltd 
and 
Hellerman 
Tyton) 

Full application (N/2016/0178) 
approved for the development of 
the site for general industrial 
(B2) and storage and 
distribution (B8) including 
mezzanine floor, office 
accommodation, car parking etc 

An overall floor area of about 
4,000 sq.m. (site area 1.23ha). 
The supporting statement states 
that the development would lead 
to the creation of 109 full time and 
8 part time jobs.  For occupation 
by HellermannTyton. 

St Peter’s 
Waterside 
(including 
FOUR 
Waterside) 

Up to 20,000 sq.m of 
commercial floorspace 

Demolition of former gas works 
completed.  Could create in the 
region of 2,500 net new jobs. 

Vulcan 
Works 
 

Cabinet in December 2017 
agreed to a modified approach 
to the redevelopment of the 
former Vulcan Works to produce 
new business space for firms, 
particularly SMEs, engaged in 
the creative and digital sector.  

New jobs created within the 
creative industries, which will have 
a positive knock on effect on 
supply chains.   
 

First Bus 
Site, St 
James 

Proposal to expand factory.  Site 
already purchased by Church’s 
Shoes 

Could create 150 jobs. 
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Jobs Density 
 
6.17 The West Northamptonshire Employment Land Study 2010 recommended the 
following jobs densities which can be used to determine the number of jobs expected 
to be created in these sectors: 
 

1. Offices: 1 worker per 18 sq.m 
2. General Industry: 1 worker per 35 sq.m 
3. Warehouse: 1 worker per 88 sq.m 

 
6.18 For consistency, the Northampton Employment Land Study will continue to 
use the densities recommended in WNELS for the purposes of assessing the 
potential number of jobs within the B categories. 
 
Potential job creation within the Sustainable Urban Extensions 
 
6.19 The West Northamptonshire Joint Core Strategy allocates 8 Sustainable 
Urban Extensions, some of which are wholly within Northampton’s borough 
boundary.  Of these, 3 are wholly outside Northampton’s administrative boundary.  
The SUEs are: 
 
6.20 Within Northampton’s administrative boundary: 
 

• Northampton King’s Heath SUE (3,000 dwellings, 10ha of employment 
opportunities) 

• Northampton Upton Park SUE (1,000 dwellings) 
• Northampton South SUE (1,000 dwellings) 
• Northampton South of Brackmills SUE (1,300 dwellings) 

 
6.21 Partly within or wholly outside Northampton’s administrative boundary: 
  

• Northampton North SUE (3,500 dwellings and 10 ha of employment 
opportunities) 

• Northampton North of Whitehills SUE (1,000 dwellings) 
• Northampton West SUE (2,550 dwellings) 
• Northampton Norwood Farm, Upton Lodge SUE (3,500 dwellings) 

 
6.22 For each SUE, local centres are included in the policy requirements for its 
delivery.  These local centres could take the form of B and/ or non-B related uses.  
The development of local employment areas will create net new jobs, which will 
contribute to the target of 28,500 new jobs to be created within West 
Northamptonshire.   
 
6.23 The Employment Densities Guide21 deduced that an increase in resident 
population of around 1,000 people will on average give rise to an additional 150 jobs 
in the locality (although this is meant to be used for purely residential developments 
                                                           
21 Employment Densities Guide 2010 (2nd edition, Homes and Communities Agency) 



40 | P a g e  

 

only).  This density is used to provide an estimate of the jobs that could potentially 
be created as a result of the housebuilding industry. 
 
6.24 The Guide states that where there is more housing, there will be greater 
demand for local goods and services including leisure facilities, schools, cinemas, 
cafes etc which themselves will generate employment.  There is a need to identify 
interactions between residents and jobs that are essentially local and to inform the 
use of jobs: residents ratios in planning housing developments. 
  
6.25 If this density is used as a guideline, and the total of dwellings is in the region 
of 16,850 (with an assumption of 16,850 people), then a minimum of 2,800 additional 
jobs could be created over the plan period, allowing for the following estimates: 
 

• 1,000 dwellings: 150 jobs 
• 1 dwelling: 6 jobs 
• 16,850 dwellings: in the region of 2,800 jobs could be created – although it is 

accepted that some of the jobs will be transitory and not permanently based in 
Northampton.  However, there is a possibility that the developers can 
capitalise on local labour supply and/ or provide training opportunities for 
apprentices interested in pursuing their careers within the construction 
industry 

 
Jobs delivered at existing key employment sites outside Northampton’s 
administrative boundary 
 
6.26 In addition to the above, there are other areas outside Northampton, but 
within West Northamptonshire, which are existing and proposed employment sites, 
which will contribute to the delivery of new jobs (as already discussed in chapter 4).  
These include: 
 

• Daventry International Rail Freight Terminal (DIRFT) which is a storage and 
distribution centre of national significance.  Its expansion (DIRFT 3) was 
granted a development order consent on July 2014.  DIRFT 3 is expected to 
create 9,000 jobs 

• Silverstone Circuit – home of British Grand Prix and is recognised as a 
motorsport destination of international significance 

• Junction 16 – A hybrid application was considered by Planning Committee on 
the 10 May 2016 (N/2016/0486).  The outline application was for class B2, B8 
and ancillary B1, provision of a 2ha lorry park and associated infrastructure.  
The full application was for work on the A4500.  The application site covers 
majority of the allocated site.  An estimated 3,000 jobs will be created 

• Northampton Gateway – around 7,500 jobs are forecast on site once fully 
operational.  This project relates to the development of a new strategic 
distribution site adjacent to Junction 15 of the M1, with new warehousing and 
a new rail freight terminal forming part of the scheme22.  The developer, 
Roxhill, has since undertaken 2 stages of public consultation.  Once all the 

                                                           
22 http://www.northampton-gateway.co.uk/ 
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documents are completed, the proposals will be submitted to the Secretary of 
State for determination because the project meets the criteria for a Nationally 
Significant Infrastructure Project. 
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7 VIABILITY AND SENSITIVITY ANALYSIS 
 
 
7.1 In 2014, Peter Brett Associates (PBA) undertook some viability assessments 
on behalf of Northampton Borough Council, to establish whether it is viable to retain 
the sites (or sites that share similar characteristics) for employment uses.  The 
viability testing is based on specific assumptions tested for redevelopment or 
refurbishment, and does not consider mixed use development.  It considers full 
employment use only.  Therefore, although some sites may be deemed unviable for 
employment, it does not mean that it is unviable for mixed use developments 
incorporating some employment uses or uses which creates new jobs. 
 
7.2 In undertaking these assessments, PBA assessed some key sites which were 
selected using the following broad criteria/ typologies: 
 
a. Potential for change of use 
 

• The vulnerability of key employment sites including those accommodating 
major town centre office buildings 

• Interests in change of use for smaller office sites to residential 
 
b. Scope for intensification 
 
Assessments of sites which are deemed to have aspiration for intensification. 
 
c. Scope for investment and repair 
 
This relates primarily to standard and marginal employment areas where there is 
evidence of the premises being in need of repair/ replacement/ modernisation. 
 
d. Undeveloped sites / unimplemented permissions 
 
Viability assessments of sites to ascertain whether it is viable to market the site for 
normal employment use (B category Use Class Order). 
 
7.3 PBA assessed 9 key sites which were deemed suitable to represent the 
various employment sites and their characteristics.  They concluded: 
 
Viable / nearly viable for employment in current conditions 
 

• 60 & 61 Main Road 
• Coca-Cola expansion land 
• Albert House 

 
Marginal viable for employment sites in current conditions 
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• Crow Lane 
 
Unlikely for employment use for the foreseeable future (100% employment 
assumption) 
 

• Riverside House 
• Northgate House 
• Mobbs Miller 
• Dairy Crest 
• Sharman Road 

 
7.4 These conclusions provide the impetus for considering the potential of the 
remaining employment sites.  The conclusions and recommendations reached for 
the rest of the sites / properties were assessed by PBA as well.   
 
7.5 The full PBA Viability report can be viewed on the Council's website.   
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8 ASSESSMENT OF EXISTING AND ALLOCATED     
EMPLOYMENT SITES 
 
 
Context 
 
8.1 Both Roger Tym & Partners (now part of Peter Brett Associates) and the West 
Northamptonshire Joint Planning Unit have undertaken site assessments for their 
respective studies in 2010, 2011 and 2012.   
 
8.2 In 2013 (and reviewed in 2015 and 2017), Northampton Borough Council 
undertook a comprehensive site assessment on each of the existing and allocated 
employment areas within Northampton Borough. Sustainable Urban Extensions are 
excluded because it has already been noted that they will be accommodating some 
local employment provision, combining those within and outside the B categories.  
They do not therefore require a thorough assessment. 
 
Appraisal methodology 
 
8.3 Officers undertook a comprehensive appraisal of each allocated local plan 
employment site within Northampton Borough.  The original appraisals, undertaken 
in 2013, were independently assessed by Peter Brett Associates (and Aspinall 
Verdi), in their capacity as a Critical Friend to the authority.  Subsequent reviews of 
these sites were undertaken in the autumn of 2015 and spring 2017.  The latter was 
undertaken in conjunction with the Land Availability Assessment (LAA).  The findings 
of the LAA, which include assessments of existing and submitted employment sites, 
were subject to Sustainability Appraisal by the Council’s independent consultants for 
the Local Plan Part 2, Land Use Consultants (LUC).   These recommendations also 
took into account the outcome of the PBA workshop on local commercial property 
market in May 2016. 
  
8.4 Officers appraised the existing employment sites in the Borough to determine 
whether they are considered to be suitable for safeguarding as employment use. The 
appraisal form was formulated using the criteria applied to previous employment 
studies, including the West Northamptonshire Employment Land Study, and takes 
into account the requirements of the NPPF.  The form was also formulated alongside 
and approved between partners, to include the West Northamptonshire Joint 
Planning Unit and Northampton Enterprise Partnership (now dissolved), as well as 
the Borough Council’s Regeneration and Enterprise team.  The form was also 
appraised by LUC and Peter Brett Associates. 
 
8.5 Officers undertook a detailed site visit to each employment site, recording 
publicly available data including vacancies, floorspace, rents and agents.  Planning 
activities, including planning approvals, were also recorded.  These visits were 
originally undertaken over the months of September and October 2013.  In 2015, 
and again in 2017, Officers updated the assessment by reviewing all the sites.  
Information obtained from the site visits, as well as updated planning approvals, 
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were then used to complete the appraisal form (one for each site).  Details of these 
assessments can be found in Part 2 of this report.  It concludes with a policy 
recommendation, which puts each site into one of three categories: 
 

• Retain: these are sites which are recommended for safeguarding for their 
current employment use (B Use Class categories), subject to market testing.  
These sites are scored “Retain” to the question “Should the site be 
safeguarded for its existing employment use?” 

 
• Remove:  these sites have been considered suitable for potential de-

designation from their employment allocation.  These could be attributed to 
one of more of the following factors.  They have been vacant for some time (at 
least a year).  There is a planning approval for alternative uses including 
housing.  The Land Availability Assessment concluded that these sites could 
become available for alternative uses particularly where they are Call for Sites 
submissions 

 
• New designation:  these are sites which have potential for expansion and 

sites which have been submitted to “Call for Sites” as part of the Northampton 
Local Plan (Part 2) Issues Paper consultation in April 2016.  For the latter, the 
Land Availability Assessment (LAA) would have concluded that the sites were 
deliverable, suitable and achievable.  However, it is recommended that further 
reviews be undertaken once additional investigations on the LAA sites are 
completed 

 
8.6 The appraisal methodology used is considered to be: 
 

• National Planning Policy Framework compliant – it includes physical, social 
and economic assessment (including viability) 

• National Planning Practice Guidance compliant – use of local market 
intelligence through a workshop with local commercial agents/ businesses, 
recent pattern of employment land supply and loss to other uses and an 
assessment of the existing stock of employment land (through the site 
assessments undertaken) 

• SEA/ SA compliant – the appraisal methodology has been tested through the 
SEA/ SA process by LUC Consultants, who have been appointed to 
undertake the Sustainability Appraisal for the Northampton Local Plan 

• Independently assessed by Peter Brett Associates, in their capacity as a 
Critical Friend, their knowledge of Northamptonshire’s employment land 
activity and their experience and knowledge of the employment land 
assessment process at national level 

• Appraised by Officers in the West Northamptonshire Joint Planning Unit and 
the Northamptonshire Enterprise Partnership (now dissolved) 

 
8.7 As an overview, the appraisal methodology assesses the following: 
 

• Market segment of occupiers 
• Vacancies 
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• Local and strategic accessibility levels 
• Relevant policy allocations and related designations 

 
8.8 The employment site assessments require regular review to take into account 
the latest datasets (including development management activity) and any relevant 
economic progress that have been made within Northampton’s town centre and the 
rest of Northampton which have impacts on net job creation.  Also, a comprehensive 
reassessment is vital to ensuring that employment allocations within the new Local 
Plan are robust. 
 
8.9 The recommendations were arrived at in stages.  The first stage was to 
consider whether the site, should it fall vacant, would be likely to come back into its 
employment use – either through reoccupation of existing buildings or after being 
redeveloped.  It must be a primary consideration in deciding on the future of 
employment sites, because to safeguard sites that will then remain unused would go 
against both common sense and national policy.  If the development plan allocated a 
site for an employment use which is not in demand or not viable for that use, it would 
contravene paragraph 22 of the NPPF, which says that development plan should be 
deliverable.  This is because a plan that contains unviable land allocations is not 
deliverable.  It would also contravene paragraph 179, which states: 
 
“Planning policies should avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of a site being used for that 
purpose.  Land allocations should be regularly reviewed.  Where there is no 
reasonable prospect of a site being used for the allocated employment use, 
applications for alternative uses of land or buildings should be treated on their merits 
having regards to market signals and the relative need for different land uses to 
support sustainable local communities.” 
 
8.10 The recommendations also depend on answers to the Question “Conclusion – 
if the site fell vacant, would it be reoccupied for its current use?”  In reaching a 
recommendation, Officers have looked at various scenarios. In relation to physical 
features, a positive overview does not necessarily go with the best looking or highest 
value sites, but rather those that are most in demand and viable. In relation to market 
evidence, the extent of vacancy is an especially important indicator.  High vacancy 
normally suggests that property is not attractive to the market, unless special factors 
are at work, for example, new property that had only just come on the market.   
 
8.11 In addition, the sites were reviewed at least 3 times since 2013.  This allowed 
Officers to obtain a clear overview of market activity within each area and assess 
matters such as churn.  Where churn is ongoing, it indicates that the employment 
area is operating successfully.  Vacant units are always required to ensure that 
demand for variable sized units are capable of being met at any one time.  
Therefore:  
 

• Where the answer is “definitely” or “likely”, Officers recommend that the site 
be safeguarded for its existing employment use, unless it is a bad neighbour 
or located in an environmentally sensitive area and hence causes adverse 
impacts that outweigh its merit(s) as an employment site 
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• Where the answer is “unlikely” or “no”, Officers recommend that the site be 

considered for de-designation, allowing them to be released for other uses.  
This could also be because planning permission has been granted for an 
alternative use which means that it is unlikely that the site will come forward 
for employment.  In addition, it might be that most of the areas within the site 
has already been used for alternative uses.  Sites which have been vacant for 
some time (at least a year to 24 months) have also been considered for 
release from employment designation 

 
• When the answer is “hard to tell”, Officers recommend that some of the sites 

be considered for de-designation.  There are cases where there are variations 
in the length of time the properties remain vacant and it is not always 
attributed to one reason as to why this might be the case.  In this case, 
Officers will consider whether its removal from designation might generate 
more interest in capitalising on the opportunities offered by the site and its 
location. If the site’s employment has adverse impacts it may be categorised 
as “remove”.  Conversely, if the site is in a regeneration area of other priority 
area, so that its employment use is especially valuable in policy terms, despite 
being vacant for some time (such as some sites within the Enterprise Zone) it 
may still be recommended for retention 

 
8.12 There are sites where potential for expansion or allocation has been 
identified, particularly in areas where the area is underused or under developed, as 
well as areas where there is a high proportion of operational employment activity 
within the B category as well as car sales.  Also, there are sites which have been 
promoted for commercial use through the Call for Sites and these have been 
assessed positively in the Land Availability Assessment.  If a new allocation is 
proposed, this will be recommended as “NEW” or “EXPAND”. 
 
Summary of Recommendations 
 
8.13 Most of the sites have been recommended for retention in the Northampton 
Local Plan Part 2.  Some have been recommended for removal because they have 
been used for alternative uses and/ or majority of the site has been developed for 
alternative uses.  These include sites such as the former Royal Mail site (now used 
for education), Kingsthorpe Hollow (now mainly redeveloped for housing and with 
planning approval for housing), part of Studland Road (now redeveloped for 
housing), Orchard Hill (now partly developed for housing and benefits from planning 
approval for alternative uses), part of Bunting Road (now residential), Pearce and Co 
(now a residential site although there is planning approval for a small proportion of 
live/ work units) and Monks Pond Street (partly redeveloped for housing and the 
remainder promoted for housing in a neighbourhood plan)     
 
8.14 There are also new sites recommended for addition to the portfolio of 
employment land.  These include potential extensions to Martins Yard, Weston 
Favell and Brackmills. 
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8.15 Some small scale office sites which have had long term vacancies (over 12 
months), particularly in the town centre, have also been recommended for removal 
from allocations.  It is considered that these could potentially be lost to residential 
use, using permitted development rights.  This recommendation is also attributed to 
the prior approvals for alternative uses on all or part of the sites.  Also, there are 
sites within the Enterprise Zone which could potentially soak up demand for modern, 
accessible and flexible units within the Central Area. 
 
8.16 With a total of around 70 hectares of greenfield allocated employment sites, 
combined with the economic strength of the existing strategic employment sites and 
most of the local employment sites, Northampton should be able to continue to 
significantly contribute to the delivery of 28,500 jobs in West Northamptonshire.  This 
is also supported by the Junction 16 allocation within the West Northamptonshire 
Joint Core Strategy, the Enterprise Zone (where land is still available for 
development within this 120 hectare site), the jobs to be created within the new SUE 
local centres and the jobs within the construction industry.  
 
8.17 An Employment Monitoring Report will need to be prepared to supplement 
this study.  It should provide a more detailed account of the planning consent activity 
in Northampton.  It should also give an update on the remaining greenfield land 
allocations which can continue to be considered for allocation in the new Local Plan.   
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9 IMPACTS OF PERMITTED DEVELOPMENT RIGHTS 
 
 
Changes in Government planning legislation 
 
9.1 Permitted Development Rights (PDRs) allow certain changes of use to take 
place without the need for planning permission.  In May 2013, the Government 
introduced a series of Permitted Development Rights with effect from the 30th May 
2013, for a period of 3 years.  This has now been extended permanently. In 2015, 
further permitted development rights were granted affecting storage and distribution. 
 
9.2 Included in the changes is permissible change of use from an office to a 
dwelling(s).  However, development is not permitted where: 
 

• The building was not used for a use falling within Class B1(a) (offices) of the 
Schedule to the Use Classes Order immediately before 30th May 2013 or, if 
the building was not in use immediately before that date, when it was last in 
use 

• The use of the building falling within Class C3 (dwellinghouses) of the 
Schedule to the Use Classes Order began after 30th May 2016 

• The site is or forms part of a safety hazard area 
• The site is or forms part of a military explosives storage area 
• The building is a listed building or a scheduled monument 

 
9.3 In addition, change of use of storage or distribution buildings (B8) to 
residential is also permitted although there are conditions including the fact that the 
property must have been used solely for storage or distribution on the 19th March 
2014 or at its last use, it must have been used solely for this purpose for at least 4 
years and cumulative change of use is restricted to gross floorspace of 500 sq.m in 
total. 
 
9.4 This new PDR does not mean that conversions can be undertaken without 
contacting the Local Planning Authority.  Prior to undertaking the change of use, the 
developer must apply to the LPA for a determination as to whether prior approval of 
the authority will be required for:  
 

• Transport and highways impacts of the development 
• Contamination risks on the site 
• Flooding risks on the site 

 
9.5 In order for a developer to benefit from the changes, the change of use must 
be implemented without building operations, which would still require planning 
permission.  Where no building operations are required, the change of use must be 
technically deliverable and economically viable. 
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9.6 Therefore, large purpose-built offices are usually not vulnerable to permitted 
development, because they have large floorplates that would require building 
operations to turn them into habitable buildings. 
 
9.7 Smaller sites are more vulnerable, particularly buildings that were originally 
residential and have been converted into offices.  This is because they can easily 
revert back to their original use, providing no building operations are required. 
 
9.8 It is concluded from the site appraisals that the impact of permitted 
development changes on the existing stock is likely to be minimal outside the town 
centre.  Therefore, the new PD rights are likely to have little negative impacts on the 
wider office employment in the Northampton area.  However, in the town centre, 
there has been a slight increase in activity associated with change of use from 
offices to residential, with 2 prior notifications in 2013 rising to a total of 11 in 2016 
and the first half of 2017.     
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10 POLICY RECOMMENDATIONS 
 
 
10.1 The new Local Plan Part 2 should formulate a policy which seeks to 
safeguard the sites recommended in Part B of this document for employment uses, 
as included in the B Use Classes Order (Offices, General Industrial and Storage and 
Distribution/ Warehousing), and clarify how viability issues will be considered.  This 
will accord with Policy S7 and Policy E1 of the West Northamptonshire Joint Core 
Strategy 2014.  The Local Plan should also seek to support the allocation of new 
employment sites once they have been comprehensively assessed as being suitable 
for allocation through the local plan preparation process. 
 
10.2 The policy could also include a list of criteria which will assist in determining 
whether the site/ property should be released for alternative uses.  One of the criteria 
is the timescale from which marketing evidence is required.  When the Council 
undertook its Northampton Local Plan Part 2 Options consultation in October 2016, 
the Council asked the following question: 
 
 
In demonstrating that existing employment sites have been actively marketed 
before they are considered for release to other uses, should active marketing 
be required to be undertaken for a minimum period of 12 months or 24 
months? 
 
 
10.3 The question was asked because Policy E1 of the Joint Core Strategy states 
that employment sites should only be released if it can be demonstrated that the site 
is no longer economically viable for employment purposes in the long term.  One 
way of identifying if this is the case is through active marketing. 
 
10.4 There were 15 respondents to this question, some of whom were commercial 
agents.  6 (40%) agreed that 12 months was sufficient.  3 respondents (30%) did not 
consider timescale to be of relevance because each case needs to be considered on 
its merit, and placing a long time limit for marketing is considered to be an efficient 
use of land given the conflicting pressures and limited land availability.  One 
respondent commented that with the fluctuating market, there is no guarantee that 
the current market condition will be the same in 12 or 24 months. 
 
10.5 It is considered that a criteria based policy will ensure that a consistent 
approach is applied to planning applications which proposes a change of use from 
employment to alternative uses.  It is recommended that a 12 month marketing 
timeline be included in the Northampton Local Plan Part 2 employment policy. 
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11 DELIVERY, MONITORING AND REVIEW 
 
 
11.1 In safeguarding the employment sites through allocations within the 
Northampton Local Plan, there are organisations and establishments that will play a 
critical role in their promotion and success.  In compliance to its Duty to Co-operate 
requirements, the Council has worked with: 
 

• South East Midlands Local Enterprise Partnership (SEMLEP) – which aims to 
deliver the strategic infrastructure and skills project that are essential for 
economic growth (new homes and new jobs) in the South East Midlands area 

• The Northamptonshire Enterprise Partnership (NEP), which was the Local 
Enterprise Partnership for Northamptonshire but has now dissolved 

• the West Northamptonshire Joint Planning Unit (WNJPU) – it was responsible 
for strategic plan preparation for Northampton Borough, Daventry District and 
South Northamptonshire Councils as well as delivering annual monitoring 
reports   

• internally, the Planning Policy Team works closely with the Council’s 
Enterprise Zone & Regeneration Team, who is actively engaged with local 
and external business operators with the aim of delivering the jobs 
requirement within the Enterprise Zone and the Central Area through the 
Northampton Alive projects 

 
South East Midlands Local Employment Partnership (SEMLEP) 
 
11.2 SEMLEP is a public private partnership, which was set up to drive growth 
across the South East Midlands.  The organisation works closely with local 
authorities and private sector partners and is committed to delivering the strategic 
infrastructure and skills projects that are essential for economic growth including new 
jobs and new homes.  SEMLEP also works closely with 7 universities to ensure that 
businesses have highly skilled workforce in order to grow.  Their key focus of 
attention is the Northampton Waterside Enterprise Zone.  SEMLEP’s vision is “to 
reinforce and develop the South East Midlands as one of the most innovative, 
successful and high performing economies in England by 2020”.23 
 
11.3 The Plan adds that SEMLEP is committed to delivering economic 
development by demonstrating clear leadership and a collaborative approach to 
enable private sector led growth and capture inward investment.  They aim to work 
with the business community, local authority partners, the voluntary and community 
sector, further and higher education institutions, business and governmental 
networks and overlapping/ neighbouring LEPs. 
 
 
 
                                                           
23 http://www.semlep.com/what-we-do/ 
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Northampton Waterside Enterprise Zone (NWEZ) 
 
11.4 SEMLEP has already been designated as a national growth region.  It aims to 
create a strong, sustainable and balanced growth across the South East Midlands 
region by working with businesses, Government and wider stakeholders.  Its role is 
to unlock barriers to growth and accelerate economic performance.  In delivering this 
role, SEMLEP also seeks funds for and oversee the progression of Northampton 
Waterside Enterprise Zone (EZ), which was launched in August 2011.   
 
11.5 The NWEZ targets high performance technology, low carbon and sustainable 
technology and other supporting businesses.  The benefits associated with 
developing and operating within the Enterprise Zone include: 
 

• Business rate relief – businesses that occupy a building in the Zone before 
April 2018 could be eligible for business rate discount of up to £55k per year 
over a five year period 

• Simplified planning process – development proposal will benefit from a 
quicker and simpler planning process 

• Infrastructure investment – public sector partners are investing in the 
infrastructure to support success 

• Superfast broadband - links have been established with service providers to 
ensure the EZ is well served by superfast broadband 

• A one stop shop approach – developers, landowners and business operators 
have access to the skills and services of the EZ team, led by Northampton 
Borough Council 

 
11.6 Further information on the Enterprise Zone can be found by accessing the 
following link: 
 
http://northamptonez.co.uk/ 
 
University of Northampton 
 
11.7 The University of Northampton provides higher level skills across a wide 
range of subjects including creative arts, logistics, business studies and leather 
technologies.  It was accredited by Ashoka with “Changemaker Campus” status.  
This relates to “Ashoka’s vision for a world where everyone is a changemaker – 
working with colleagues and universities to break down barriers to institutional 
change and foster a campus wide culture of social innovation.”24  This means that 
the University has received international recognition for its commitment to social 
innovation and entrepreneurship. 
 
11.8 In both 2011 and 2012, the University was given the UnLTD/Hefce award for 
“Enterprising University of the Year” in recognition of the work in social enterprise.  
Social enterprises are businesses that operate and trade in a manner which also 

                                                           
24 https://www.ashoka.org/changemakercampus 

http://northamptonez.co.uk/
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seeks to tackle social problems, improve communities, people’s life chances or the 
environment.   
 
11.9 The University is developing a new campus in Bedford Road, close to Avon 
Headquarters.  This campus is expected to be completed and open in time for the 
September 2018 intake.  It also has a £7.5m Innovation Centre in the Enterprise 
Zone, located close to Northampton’s Railway Station.  This 3,000 sq.m Innovation 
Centre provides office accommodation and support services for up to 55 small 
businesses in the social enterprise centre. 
 
11.10 SEMLEP considers that the University of Northampton, together with 
University of Bedfordshire, share a commitment to business focused provision, 
enterprise development and top workforce skills with important niche research 
specialisms.  Both universities are considered to be well positioned for delivery 
across the SEMLEP geography. 
 
Northampton Town Centre Business Improvement District (BID) 
 
11.11 The Northampton BID was formed in January 2011, and worked towards the 
following objectives:25 
 

• To create a safer and more secure Town Centre 
• To improve the perception and image of the Town Centre 
• To make Northampton Town Centre a cleaner and more attractive 

environment 
• To improve accessibility to and within the Town 
• To act as a facilitator and collective voice for the businesses 

 
11.12 In October 2015, businesses voted YES to renewing the BID for five more 
years.  The new BID commenced on the 1 January 2016.  The aims are to: 
 

• Build on the assets of Northampton town centre as a destination and as a 
place and develop an identity which sets it apart from other towns and cities 

• Increase the awareness of all the different parts of the town centre and 
encourage people to explore and discover all that Northampton town centre 
has to offer 

• Encourage growth, development and investment of businesses which 
complement and build on the strengths of Northampton town centre 

 
 
Brackmills Business Improvement District (BID) 
 
11.13 Brackmills Industrial Estate Business Improvement District runs from June 
2014 until May 2018.  It accommodates around 140 companies, including nationally 

                                                           
25 http://www.northamptonbid.co.uk/about.html 
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and internationally known operators like Barclaycard and Panasonic, employing over 
11,000 people.  The estate comprises around 3.9 sq.km of business premises.26   
 
11.14 The area was originally declared a Business Improvement District in 2009.  It 
works in partnership with organisations like Northamptonshire County Council, 
Northampton Borough Council, Northamptonshire Police and Northamptonshire 
Chamber.  Its vision is to “re-establish the Brackmills Industrial Estate as the premier 
business and logistics park in the country”.  Its principal goal is to provide an 
environment which enables businesses to operate more effectively and successfully 
in the estate.  The BID developed a programme of investment which will be delivered 
through the following 4 new strategic aims: 
 

1. Work closely with others to provide a great infrastructure and a smart working 
environment for businesses to operate and people and services to access and 
move around, safely and effectively 

2. Work closely with the Police to maintain a safe and secure working 
environment for freight transport, all vehicles, customers and the people who 
work on the estate 

3. Provide a smart, tidy and safe environment which supports the values and 
standards of the businesses which operate on Brackmills 

4. Support businesses and staff who work on Brackmills through the provision of 
facilities, services and benefits which attract skilled people and which promote 
a positive and productive working environment 

 
11.15 One of the benefits of the BID is that it enhances the image of the estate for 
visiting customer and suppliers and an improved sense of well-being and pride in the 
area within which people work potentially helping sales, increased leverage on 
supplier costs, improved productivity and improved retention of skilled people to the 
area.  All these have a positive impact on business profitability and subsequently the 
continued success of the estate.   
 
Broadband coverage 
 
11.16 Across Northamptonshire, superfast broadband was approved by Broadband 
Delivery UK (BDUK) in December 2011, making it only the 5th area in the UK to use 
the framework.  A contract has been signed with BT to deploy fibre access 
infrastructure to areas of the county that would otherwise not be provided 
commercially.   
 
11.17 This will improve the performance of commercial enterprises across 
Northampton and the County.  This will allow them to remain competitive regionally, 
nationally and internationally. 
 
Monitoring 
 

                                                           
26 http://www.brackmillsindustrialestate.co.uk/brackmills-industrial-estate-northampton-history 
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11.17 The Council has contributed to the publication of a Joint Annual Monitoring 
Report for West Northamptonshire, which includes datasets on employment activity.  
The Council will continue to publish annual monitoring reports, as part of a joint 
report and an individual publication.  The Council’s Employment Monitoring Report 
will also be one of a suite of technical documents which will inform the Northampton 
Local Plan Part 2.  
 
Employment Land Reviews 
 
11.18 The Government recommends that an employment land review be 
undertaken alongside the review for housing delivery.  In addition, they also 
recommended that these reviews should be undertaken every five years.  The 
Government considers it likely that a comprehensive review of employment land 
provisions will need to be undertaken as part of a future local plan review.   
 
11.19  It is recommended that a study update be undertaken in due course to take 
on board emerging changes in national guidance, planning activity and the progress 
of the local plan site investigations. 
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GLOSSARY 
 
 
Abbreviation Name Details 
   
AA/ HRA Appropriate 

Assessment / 
Habitat 
Regulations 
Assessment 

Directive on the Conservation of natural habitats and 
of wild flora and fauna requires that any plan or 
project not directly connected with or necessary to the 
management of a designated habitat site, is to be 
subject to an AA – assessing the implications of the 
plans in relation to the site’s conservation objectives 

CAAP Central Area 
Action Plan (for 
Northampton) 

Adopted plan for Northampton Town Centre and its 
surrounding areas, adopted in January 2013 

DDC Daventry District 
Council 

Local authority within West Northamptonshire 

EA Environment 
Agency 

Established in 1996, the EA aims to protect and 
improve the environment.  It has a range of 
responsibilities including managing the risk of flooding 

HE Historic England Looks after the National Heritage Collection of historic 
sites and monuments and the safeguarding of over 
500,000 objects 

HRA Habitats 
Regulation 
Assessment 

Required under the European Directive 92/43/EEC on 
the “conservation of natural habitats and wild fauna 
and flora for plans” that may have an impact on 
European (Natura 2000) Sites.  Its purpose is to 
consider the impacts of a land use plan against 
conservation objectives of the site and to ascertain 
whether it would adversely affect the integrity of the 
site 

LAA Land Availability 
Assessment 

This identifies a future supply of land which is 
suitable, available and achievable for housing and 
economic development uses over the plan period.  
The assessment of land availability includes the 
Strategic Housing Land Availability Assessment 
requirement set out in the National Planning Policy 
Framework 

LEP/ NEP Local Enterprise 
Partnership/ 
Northamptonshire 
Enterprise 
Partnership 

A body designated by the Secretary of State for 
Communities and Local Government.  It was 
established to create and/or improve the conditions 
for economic growth in the area.  The local LEP for 
Northampton was the Northamptonshire Enterprise 
Partnership (NEP).  NEP has now dissolved 

LNR Local Nature 
Reserve 

Places with wildlife or geological features that are of 
specific interest locally, which offer people special 
opportunities to study or learn about nature or just to 
enjoy it 

NIC National Established by the Chancellor of the Exchequer in 
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Infrastructure 
Commission 

October 2015.  It will carry out independent and 
unbiased assessments of the UK’s long term 
infrastructure needs and monitor the progress made 
by government and industry in meeting these needs 

NP Neighbourhood 
Plan 

This is a plan prepared by a Parish Council or a 
Neighbourhood Forum for a particular neighbourhood 
area (in accordance with the Planning and 
Compulsory Purchase Act 2004).  Once adopted, 
they forms part of the development plan for the area 

NPPF National Planning 
Policy Framework 

This sets out the Government’s planning policies for 
England and how they are expected to be applied.  
Local Planning Authorities are required to take the 
NPPF into account when preparing local plans and 
neighbourhood plans.  It is also a material 
consideration in determining planning applications 

NPPG National Planning 
Practice 
Guidance 

This is a web-based resource which sets out the 
guidance for implementing the NPPF 

SA Sustainability 
Appraisal 

An assessment of the impact that policies and 
proposals within a Local Plan could have on the 
environment, the economy and society 

SEA Strategic 
Environmental 
Assessment 

This is required under the terms of the European 
Directive 2001/42/EC for “environmental assessment 
of  certain plans and programmes, including those in 
the field of planning and land use” 

SEMLEP South East 
Midlands Local 
Enterprise 
Partnership 

Covers Bedfordshire, Buckinghamshire and 
Oxfordshire and Boroughs and Districts of 
Northampton, Kettering, Corby, South 
Northamptonshire and Daventry.  It is one of 7 Local 
Enterprise Partnerships.  It is an economic 
development partnership, operated jointly by the 
private and public sectors in the area, to promote the 
South East Midlands as a prime growth location for 
business, investors and visitors 

SFRA Strategic Flood 
Risk Assessment 

A study that assesses the risk to an area from 
flooding from all sources, now and in the future, 
taking into account the impacts of climate change, 
and to assess the impact that land use changes and 
development in the area will have on flood risk 

SHLAA Strategic Housing 
Land Availability 
Assessment 

As assessment of sites to establish realistic 
assumptions about the availability, suitability and 
economic viability of land to meet the identified need 
for housing over the plan period 

SHMA Strategic Housing 
Market 
Assessment 

As assessment of the full housing needs for a 
housing market area.  It should identify the scale and 
mix of housing and the range of tenures that the local 
population is likely to need over the plan period 

SNC South Local Authority within West Northamptonshire 
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Northamptonshire 
Council 

SPA Special 
Protection Area 

Areas which have been identified as being of 
international importance for the breeding, feeding, 
wintering or migration of rare and vulnerable birds 
found within European Union countries.  They are 
European designated sites, classified under the Birds 
Directive.  The Upper Nene Valley Gravel Pits SPA 
was designated because of its association with 
wintering birds in the area 

SPD Supplementary 
Planning 
Documents 

Documents containing further details on the 
implementation of planning policies 

WNJCS West 
Northamptonshire 
Joint Core 
Strategy 

The strategic Local Plan covering the period to 2029.  
The Plan was adopted in December 2014 

WNJPU West 
Northamptonshire 
Joint Planning 
Unit 

Comprised Officers from Northampton Borough, 
Daventry District and South Northamptonshire 
Councils: tasked with the preparation of the West 
Northamptonshire Joint Core Strategy Local Plan 
(Part 1) 
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1 PROPERTY MARKET PROFILE 

Introduction 
1.1 In this chapter we analyse the current property market, considering the demand for 

floorspace and land from business occupiers, the supply provided by landowners and 
developers and the balance between the two. This market balance drives the need for new 
development, which in turn drives the demand for additional employment land. Where 
effective demand exceeds the land currently in employment use, there will be scope for new 
development and a resulting demand for additional land. Where there is not enough 
effective demand to cover the existing stock of employment land, some sites will become 
surplus to requirements and may be considered for re-allocation to other uses. 

1.2 We deal separately with two types of employment space: 

 Offices (B1a) 

 Industrial space, which covers light industry (B1c), general industry (B2), and 
warehousing (B8) uses. 

1.3 For each of these markets, and for sub-markets within them, we discuss in turn: 

 Profile of occupier demand – what types of businesses are attracted to different parts of 
the borough, what they are looking for and how well their needs are met. 

 The balance of the market, to see where there is viable demand for new employment 
development, and conversely where existing sites are no longer in demand and viable.  

1.4 Our assessment is based on analysis of market transactions and discussions with property 
agents, commercial developers and other stakeholders experienced in the local market. To 
estimate floorspace take-up and availability we use the property market database EGi.  
Analysis of this data allows us to identify market trends. Qualitative research involved 
telephone consultations with a number of local agents.  We also conducted a stakeholder 
workshop, where commercial property developers, investors and agents contributed their 
opinions and knowledge of the market.   

1.5 As main indicators we use rental values, recent take-up, total stock and floorspace 
availability (vacancy). In a property market context, ‘take-up’ means the occupation of 
business floorspace27,28. Take-up covers both new build and second-hand space (second-
hand being the larger share of the market). Availability means all space currently being 
marketed, both new and second-hand, 

1.6 In analysing these indicators, as mentioned earlier the analysis aims to identify where there 
is demand for new floorspace, and hence demand for development land; and conversely 
where existing sites are not in demand and viable, so they might be considered for re-

                                                           
27 By contrast, in a planning context ‘take-up’ means the land developed to provide new floorspace.   

28 Second-hand stock comprises all previously occupied floorspace, including refurbishments. 
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allocation for other uses. Where take-up is high, availability is low and rents are sufficient to 
support viable development, we infer that there is demand for new development. 
Conversely, if take-up is low, there is much floorspace available and rents are too low to 
support new development, or even the maintenance of existing buildings, then existing 
employment sites may be surplus to requirements and should perhaps be released for other 
uses. 

1.7 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 
being the same. The reason why there may be discrepancies with the unit type is that the 
VOA has 117 description codes which are used to classify the properties listed on their 
website, whilst EGi has five broad groups. Our analysis has focused on those VOA properties 
categorised as: offices and premises, office, warehouse and premises, workshop and 
premises, and store and premises. Agents may list 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 the VOA data 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.   

1.8 This report was written in June 2016, at a time when the results of the referendum of the 
UK’s membership of the European Union (EU) were announced. The result of the 
referendum was in favour for the UK to leave the EU.  The impact this announcement will 
have on the commercial property market is unclear.  In the early days after the 
announcement shares in property companies and banks fell, as did the value of the pound. It 
is too soon to tell if this is a short-term reaction to the referendum or more of a longer term 
trend.  The potential benefit of the weakening of the pound is that property prices will 
appear more affordable to overseas buyers which may help underpin the market in the 
short-term. But ultimately it will be mainly buyers’ expectations of economic prospects, 
availability of credit and interest rates that will determine the impact on commercial 
markets. 

Background 
1.9 Northampton is located in the East Midlands on the M1 corridor, approximately 60 miles 

north of London and 45 miles south east of Birmingham.  This central location means that 
Northampton is considered an important location for distribution occupiers, with 
Northampton forming part of the distribution golden triangle (formed with the intersection 
of the M1, M6 and M69 motorways). The attraction of the golden triangle is that the 
majority of the UK population can be reached in a 4-hour drive time. Furthermore, at nearby 
Daventry is the rail freight terminal which provides a rail link to the port of Felixstowe and 
Channel Tunnel.  

1.10 The distribution and general industrial market is the main thrust of the commercial market 
in Northampton. The office market is relatively weak in comparison.  
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1.11 The remainder of this chapter considers the office and industrial markets in turn. The 
analysis has two purposes: firstly to identify where there is potential demand for new 
development, and secondly where some of the existing property stock may become surplus 
to market requirements. 

Offices 
Overview 

1.12 During the recession in the later years of the 2000s, speculative office development in the 
UK came to a standstill. As the national economy began to improve (since around 2010), 
speculative office building restarted. This occurred first in London and now more recently in 
a number of core regional cities such as Manchester and around the Thames Valley. Office 
development is only currently viable and financeable in major towns and cities – typically 
with pre-let in place to a blue-chip covenant – i.e. on a long lease to a high-quality tenant 
that is likely always to pay its rent and adhere to its obligations. This structure gives 
sufficient security to their investment to enable funding to be obtained. Demand in these 
centres is coming from professional services such as lawyers and accountancy firms.  

Demand 
1.13 Northampton is not a core regional centre for offices. Demand for offices in Northampton is 

typically from small and medium enterprises (SMEs) with larger occupiers found in the town 
for historical reasons or needing to service the local/regional market. 

1.14 Larger occupiers, including Shoosmiths solicitors, the NHS and the County Council, are 
located on the established business parks such as The Lakes, Moulton Park, Brackmills and 
Grange Park29. They are attracted to these locations because of the modern quality 
accommodation providing relatively large floorplates. SME occupiers are more price-
sensitive, resulting in them being more flexible in the type and location of accommodation 
they take.   

1.15 As Table 1.1 shows, in the last five years annual office take-up averaged 8,000 sq m, across 
29 transactions.  Table 1.2 highlights that the majority of transactions in this period have 
been in smaller size ranges: 81% were up to 250 sq m and 87% up to 500 sq m. 

                                                           
29 Grange Park lies in the adjacent district of Northamptonshire, but it is included in our analysis because it is 
adjacent to the boundary of Northampton and the market considers it part of Northampton.  
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Table 1.1 Annual office take-up, 2011-15 

Year No. of 
transactions 

Total take-up,  
sq m 

2011 14 4,813 

2012 28 7,692 

2013 33 11,458 

2014 35 10,263 

2015 36 6,181 

Total 146 40,406 

Annual average 29 8,081 

Source: EGi  

Table 1.2 Office take-up 2011-15 by unit size 

Unit size No. of 
transactions 

% of 
transactions  

up to 100 sq m 53 34% 

101-250 sq m 57 37% 

251-500 sq m 25 16% 

501-1,000 sq m 12 8% 

1,001-2,000 sq m 5 3% 

2,001 sq m plus 2 1% 

Total 154 100% 

Source: EGi  

1.16 Not contained in the EGi data is the new 17,600 sq m County Council building that is 
currently being constructed in the Enterprise Zone (EZ) area of the town. This development 
will consolidate 12 County Council offices into one purpose-built office. The scheme is the 
only office development to come forward in the Enterprise Zone to date. It is not typical of 
the wider office market, because the County Council has particular reasons for locating in 
the area – by definition it needs to be in Northampton, and as a matter of policy it may wish 
to support the EZ and the regeneration of Northampton.  The property being released 
comprises three offices that are or were leased by the County Council and nine freehold 
properties. These offices are listed at Figure 1.1 below. 
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Figure 1.1 County Council property disposal as part of consolidation 
programme  

 
Source: Northampton County Council Cabinet paper, 1 October 2014  

Supply and market balance 
1.17 Offices of varying quality are found across the Borough. In our assessment we have 

considered the main office locations where the bulk of the office stock is found, comprising 
Moulton Park, Brackmills (including The Lakes) and the town centre.  

Moulton Park 
1.18 Moulton Park is located to the north of the town, accessed from the A5076 Outer Ring. The 

park is well established and provides a mix of offices and industrial units.  

1.19 Moulton Park contains around 47,000 sq m of existing office stock, with EGI reporting that 
there is 5,500 sq m (12% of floorspace, and 10% of units) available, all of it in purpose-built 
second-hand stock. Large office occupiers on the park include the Nationwide Building 
Society and Opus Energy. There is no new space currently available. The availability figure is 
distorted as the majority of this space is contained in a single building of 4,000 sq m (Unit 45 
Mansion Close); once this is excluded availability falls to 3% of total floorspace.  

1.20 As shown in Table 1.3 most of the office stock in Moulton Park is smaller suites of less than 
50 sq m.  These smaller suites are found in multi-tenanted buildings, rather than self-
contained. There is no current availability of suites of up to 100 sq m - which suggests a 
shortage of this type of accommodation, especially as this is the size range which typically 
sees the majority of letting activity.  In contrast, of the 22 units larger than 100 sq m as many 
as 10 are available. This suggests that these larger units may be over-supplied, but total 
numbers are too small to draw clear conclusions. 
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Table 1.3 Moulton Park office stock and availability 

Size range Total No of 
units  

% of units 
by size 

range  

No. of units 
available 

Units available 
as % of all units 

up to 50 sq m 72 70% 0 0% 

50-100 sq m 9 9% 0 0% 

101-500 sq m 11 11% 9 82% 

501-1,000 sq m 4 4% 0 0% 

1,001-2,000 sq m 3 3% 0 0% 

2,001 sq m plus 4 4% 1 25% 

Total 103 100% 10 10% 

Source: EGi, PBA  

Brackmills Industrial Estate  
1.21 Brackmills is located to the south east of Northampton town centre. The estate is accessed 

from its western boundary from the A45 and the A428 at its northern boundary. This estate 
is also well established with a mix of offices and industrial units. Occupiers include 
Barclaycard and Grant Thornton.   

1.22 Brackmills contains around 140,000 sq m of existing office stock, with EGi reporting there is 
7,200 sq m (5%) currently available. Again the space here is purpose-built second-hand, with 
no new space currently available.  Table 1.4 shows that two thirds of the current stock is 
smaller suites of up to 100 sq m, again found in multi-tenanted buildings.   

Table 1.4 Brackmills office stock and availability 

Size range Total No 
of units  

% of units by size 
range  

No. of units 
available 

Units available as 
% of all units 

up to 50 sq m 92 51% 2 2% 

50-100 sq m 27 15% 2 7% 

101-500 sq m 25 14% 5 25% 

501-1,000 sq m 11 6% 1 9% 

1,001-2,000 sq m 16 9% 1 6% 

2,001 sq m plus 9 5% 1 11% 
Total 180 100% 12 7% 

Source: EGi, AVL  

1.23 Table 1.4 shows that availability at Brackmills is around 7% of units30. But there are only four 
units available under 100 sq m – the size band where the bulk of the stock lies and where 

                                                           
30 As this figure relates to numbers of units it is not directly comparable with the 7% vacancy mentioned at 
paragraph 1.23, which refers to floorspace. 
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most of the letting activity occurs in the town.  The majority of the availability, in terms of 
number of units, is in the size range of 101-500 sq m providing competition to Moulton Park. 
Again, it seems that small units up to 100 sq m are in short supply. For units above this 
threshold the market seems more balanced.  

Town centre offices 
1.24 Northampton town centre, as currently defined in policy by the 2013 Central Area Action 

Plan (2013), comprises two areas: the established town centre, previously defined by the 
1997 Local Plan, and the Enterprise Zone. We discuss these areas separately, because they 
are very different office markets: the town centre comprises a significant stock of existing 
offices, whereas in the EZ there is just one office development so far, the County Council 
scheme, which is still under construction. This section deals with the established town 
centre. The EZ is discussed elsewhere, mainly under the heading ‘opportunities for 
development’ below. 

1.25 Town centre offices are secondary space in a mix of conversions and purpose built 
accommodation. Some of this stock is dated and as we describe later is available at low 
rents.  Most of the town centre space is sub-divided to provide multi-tenanted premises. 
Few buildings are occupied by large single tenants such as the Borough Council. 

1.26 Total office stock in the town centre is approximately 86,500 sq m across 431 suites, 
representing around 60% of the size of the stock at Brackmills in floorspace terms but over 
twice as many suites. Table 1.5 shows there are around 40 office suites currently available in 
the town centre, equal to 10% of the stock. In the small size ranges, up to 100 sq m, the total 
stock comprises 345 units of which 23 (7%) are currently available. This is a reasonable 
availability rate, suggesting that in the town centre, unlike Moulton Park and Brackmills, 
these units are not in particularly short supply. For units above 100 sq m the total stock is 
only 86 units, of which 16 (20%) are available, suggesting that space is oversupplied. 

Table 1.5 Town centre office stock and availability 

Size range Total No of 
units  

% of units by size 
range  

No. of units 
available 

Units available as % of 
all units 

up to 50 sq m 207 48% 12 6% 

50-100 sq m 138 32% 11 8% 

101-500 sq m 46 11% 7 15% 

501-1,000 sq m 30 7% 9 30% 

1,001-2,000 sq m 6 1% 1 17% 

2,001 sq m plus 4 1% 0 0% 
Total 431  40 10% 

Source: EGi, AVL  

Rents  
1.27 Rents for Grade A offices in Northampton range from £172-£215 psm (£16-£20 psf) and 

good quality second-hand space circa. £156 psm (£14.50 psf).  The gap between second-
hand and prime rents in the town is relatively narrow.  Rents for some of the town centre 
units are at less than £108 psm (£10 psf), for example at 7-8 The Parade and Belgrave House, 
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1 Greyfriars.  Agents tell us that the presence of these low-rent properties tends to 
discourage new development.  

1.28 Current rents and the tenant quality (SMEs offering relatively poor covenants) mean that 
office development is generally unviable everywhere in Northampton, on either a 
speculative or pre-let basis.  The only exception is in the Enterprise Zone, where a new office 
building is let to the County Council, which provides a blue-chip covenant. Although we do 
not know the terms of the letting to the County Council, to enable viable development it is 
likely to be on institutional terms (i.e. long term lease of 15 years plus with rent reviews) at a 
rent of a least £215 psm. Without the surety of income that blue chip occupier can offer, 
rents would have to be much higher than £215 psm to stimulate viable development.   

Space surplus to requirements 
1.29 Since the introduction of permitted development rights the town centre has lost some office 

space to residential use. In other towns and cities this has resulted in supply for secondary 
stock becoming scarce and pushing rents up.  As office rents have been increasing in these 
locations developers have started to become interested in building again.  

1.30 In Northampton the position is different.  Currently there is still sufficient supply of offices in 
the town centre to meet current demand; and rents are low, suggesting that much of the 
stock is not attractive to occupiers. Agents tell us this poorer quality office stock in the town 
centre should continue to be released for alternative uses, which hopefully will start to 
restrict supply and push rents up. Once rents start to increase this will act as a signal to 
developers and investors to refurbish existing offices and develop new ones, providing space 
that is better quality and more attractive to occupiers. 

1.31 By contrast, in the out-of-town market there is no office space surplus to requirements. 
Admittedly, across the borough there are relatively high proportions of vacant units in the 
larger size bands, above 100 sq m. But this does not mean that the market is seriously 
oversupplied, because the total numbers involved are small and would be readily absorbed 
by even a small upturn in take-up. Also in out-of-town locations some of the larger office 
units can be subdivided into smaller suites, which are in high demand and viable to provide.  

Opportunities for development 
1.32 Given current rents and occupier demand, the market potential for new office development 

in Northampton is likely to be very limited, unless a significant pre-let to a blue-chip 
covenant is secured, as seen through the County Council taking new build space. The 
location most likely to attract such high-quality demand is the Enterprise Zone, which is 
currently being promoted for 21,000 sq m (225,000 sq ft) of offices. This proposed 
development could provide modern space, including large floorplates, in an attractive 
setting close to the new rail station and town centre amenities.  

1.33 In effect, for the short to medium term the EZ provides the only credible location for new 
build offices in Northampton unless there is a specific occupier led requirement for space 
elsewhere in the town. Even so, given local market conditions we cannot be certain that all 
of the office space being promoted in the EZ will come forward. This was endorsed by agents 
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at the stakeholder workshop – who expected that some of the land proposed for offices 
would eventually be developed for other uses.  

The office market: conclusions 
1.34 The office market in Northampton is relatively weak compared to the industrial and 

distribution market. Most of the activity for office accommodation in the town is for smaller 
suites of up 100 sq m, taken by SMEs. The town does have some larger occupiers such as 
Barclaycard, Nationwide and Shoosmith solicitors but these are the exception rather than 
the rule.  

1.35 Rents in the town are low, with prime rent around £172-£215 psm (£16-£20 psf). There is 
office space in the town centre at less than £108 psm (£10 psf), which is discouraging 
development and investment. 

1.36 Rents achievable combined with the tenant profile taking the space means office 
development is unviable to speculative build. Development is currently occurring in the EZ 
but for a single occupier, the County Council – a scheme untypical of the wider office 
market.  

1.37 The relocation of the County Council to the EZ will release more second-hand stock onto the 
market.  As long as this stock is capable of being subdivided into smaller suites of up to 500 
sq m (ideally less than 100 sq m) then the local market should be able to absorb this supply. 
If the space is not physically capable of subdividing and the rents achievable are low, then 
this space may be released for other uses.   

1.38 We agree with agents that the poorer quality town centre office space, which is currently 
achieving low rents, should be considered for release for alternative uses to help move the 
market on.   

1.39 Under current market conditions, the market potential for new office development in 
Northampton seems very limited. The best chance to attract new office development is the 
Enterprise Zone. Even in the EZ we cannot be certain that all of the 21,000 sq m of the office 
space being promoted in the EZ will come forward.  But for the time being the sites 
proposed for offices should be safeguarded for that use, to give the market a chance to 
respond. The Council should consider such sites (or parts of them) for alternative uses if 
these uses will help stimulate or facilitate office development in the EZ.   

Industrial and distribution space 
Overview 

1.40 Northampton’s industrial heritage is based on shoe manufacturing but since the 1960s the 
town has been growing as a strategic distribution hub.  Northampton is attractive for 
distribution because of its access to the motorway networks and access to local labour. Due 
to these factors agents consider the town to be a ‘super prime’ location for distribution, 
which means it is highly attractive to occupiers and commands high values. 

1.41 For the purpose of this analysis we combine industrial and distribution uses (B1c, B2 and B8) 
into one property market sector, because these different uses occupy the same types of 
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building in the same location and are often indistinguishable in practice. Within this market, 
most buildings can be used for production, distribution or a mixture of both, although there 
are also specialist units purpose-built for distribution. For brevity and in line with common 
practice, we refer to this industrial and distribution market as ‘industrial’. 

1.42 Table 1.6 shows that the five-year average annual take-up for industrial premises in 
Northampton is 218,000 sq m.   

Table 1.6 Annual industrial take-up, 2011-15 

Year No of 
transactions 

Total take-up,  
sq m 

2011 60 201,444 
2012 42 202,056 
2013 75 273,515 
2014 77 203,949 
2015 75 209,955 
Total 329 1,090,919 

Annual average 66 218,184 

Source: EGi/AVL  

1.43 For our 
analysis we have divided the industrial / distribution sector into three size ranges:  

1) Small size - up to 2,799 sq m 
2) Mid-size - 2,800-9,299 sq m 
3) Large-scale 9,300 sq m plus. 

1.44 Due to the imperfect nature of the market, there will always be some occupiers that do not 
confirm to the size banding chosen, but typically for the large-scale units this captures 
nationwide and regional demand, mid-size captures occupiers servicing regional and local 
markets, and small size captures occupiers servicing the local markets.  In addition, these 
unit size ranges will have different land requirements.  The large units will require strategic 
sites with motorway access, mid-size units are more flexible in their site requirements but 
still require good road access, whereas small-size are the most flexible and can be delivered 
on smaller sites in close proximity to the town centre.  

1.45 We tested the size ranges at our consultation event and developers and agents confirmed 
that this was suitable for analysis purposes.  

1.46 The table below analyses the take-up of industrial property in Northampton in the five years 
2011, 2012, 2013, 2014 and 2015. The small-size category, up to 2,799 sq m, account for the 
great majority of transactions, with 77% units taken up, but only 16% of the floorspace taken 
up. 
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Table 1.7 Industrial take-up 2011-15, by size range  

Size range No of 
transactions

% of 
transactions

Floorspace 
transacted sq m

% of floorspace 
transacted

Total 2011-15
up to 2,799 sq m 254 77% 179,462 16%

2,800-9,299 sq m 38 12% 369,382 34%

9,300 sq m plus 37 11% 542,074 50%

Per annum

up to 2,799 sq m 51 77% 35,892 16%

2,800-9,299 sq m 8 12% 73,876 34%

9,300 sq m plus 7 11% 108,415 50%
 

Source: EGi/AVL 

1.47 Our analysis of the Northampton market has focused on the following main industrial areas 
in the borough: 

 Brackmills 

 Crow Lane 

 Moulton Park 

 Round Spinney 

 Lodge Farm Estate 

 Grafton Street 

 Westgate Industrial Estate 

 St James Mill Road Business Park  

 Riverside Business Park 

 Swan Valley 

1.48 The list covers enough properties to provide an accurate profile of the market as a 
whole. It does not cover all the industrial areas in Northampton, partly because for 
some other areas the VOA does not provide sufficient data for meaningful analysis.  

Large-scale 9,300 sq m plus 
Demand 

1.49 Large-scale units are typically strategic warehouses, occupied by national or global 
companies who use them to deliver to national or multi-region markets. The growth in the 
online retail sector has resulted in strong demand from retailers and third party logistic 
(3PLs) companies for large-scale distribution units. Agents tell us that they still see future 
growth in this sector, and do not believe it is at saturation point yet.  

1.50 Swan Valley appears to be the prime area for distribution in Northampton due to its 
proximity to Junction 15a of the M1. Swan Valley has attracted occupiers such as Wincanton 
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logistics, Poundland and Carlsberg. But agents state Brackmills and Moulton Park are no less 
attractive for this size range. This is due to the locational strength of Northampton in terms 
of servicing the wider country, which drives demand, and not just the proximity to a single 
motorway junction.  This is illustrated with Howden Joinery occupying a 90,000 sq m in 
Brackmills and Tesco’s in a 11,000 sq m unit at Moulton Park.  

1.51 Agents state demand for very large units (e.g. Howden Joinery and Tesco’s deals), has 
weakened, with occupiers now scaling back their requirements on large units to between 
20,000 and 30,000 sq m.  

1.52 Occupiers are ideally seeking new speculative-built space. But due to lack of speculative 
development occurring nationwide in the market (this has only recently returned over the 
last couple of years, after the financial crisis) occupiers have had to accept built-to-suit 
opportunities or second-hand space to satisfy their requirements.  

1.53 Occupiers are looking for modern, high-quality industrial warehousing. More specifically, 
they typically require: 

 Modern warehouse buildings 

 High eaves (10-15 m) 

 Loading doors 

 Access to major roads 

 Room for parking and turning HGV. 

 Secure yards. 

Supply and market balance 
1.54 In the large-scale market Northampton is subject to competition from surrounding locations.  

In the wider area mapped at Figure 1.2 below there is around 1.6 million sq m (17 million sq 
ft) of this type of space advertised on EGi. Most of this space is likely to come forward for B8 
distribution and the majority is advertised as being around Daventry, which benefits from 
motorway links and access to the international rail freight. Not all of this space is 
immediately available and some is advertised on a build-to-suit basis.  Agents tell us that 
despite this competition in the wider market Northampton remains attractive to occupiers, 
due to its labour pool and competitive rents.  
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Figure 1.2 Location of large-scale units in Northampton and competing 
areas 

 
Source: EGi, AVL  

1.55 Table 1.8 shows that in Northampton there is around 1m sq m of large-scale stock. 
Brackmills and Swan Valley have the largest existing stock in the borough.  Both of these 
estates provide modern purpose built stock with good access to the motorway network.  
Current vacancy is 8% of floorspace (8% of units), spread across four units located in 
Brackmills and Moulton Park.  

1.56 Considered in isolation, this vacancy rate seems reasonable. But we must also consider a 
further indicator of market balance: the years supply ratio, which is the ratio of available 
supply to average annual take-up over a past period. Dividing the vacant floorspace of 
78,438 sq m by the recent take-up of 108,415 sq m per year (Table 1.7), we get a years 
supply of 0.7 years – indicating that the available supply would last just under nine months. 
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This is very low, suggesting that property is in short supply; as an agent’s rule of thumb, for 
these very large units a balanced market would require some three years supply of available 
space. 

Table 1.8 Large-scale industrial & distribution stock and availability 

Location Total No. 
of units 

No. of units 
available 

Total 
floorspace sq 

m 

Floorspace available 
sq m 

Availability as % of 
floorspace 

Brackmills 19 3 493,791 46,715 9% 

Crow Lane 12 
0 11,535 0 0% 

Moulton Park 3 1 50,862 31,723 61% 

Round Spinney  1 0 9,862 0 0% 

Lodge Farm Estate 4 0 74,379 0 0% 

Grafton Street 0 0 0 0 0% 

Westgate Ind Est 1 0 11,169 0 0% 
St James Mill Road 
Business Park 1 0 11,123 0 0% 

Riverside Business 
Park 0 0 0 0 0% 

Swan Valley 11 0 368,357 0 0% 

Total 52 4 1,031,078 78,438 8% 

Source: EGi, VOA, AVL 

1.57 In addition to the built space shown in the table, large warehouse units are being offered on 
a build-to-suit basis. This offer comprises 105,000 sq m in 3-4 units being advertised by 
Prologis at Pineham and 49,000 sq m at Brackmills. If we add these build-to-suit units to the 
availability of built floorspace, the total supply (vacant space plus build-to-suit on offer) rises 
to 232,428 sq m. This equals 2.1 years (25 months) supply at the rate of take-up of the last 
five years. This still suggests a relatively tight market, where there is market potential for 
new development. 

Rents  
1.58 Rents for large-scale units are between £60-£70 psm. These rents are competitive with 

nearby locations but agents are concerned that if future supply becomes scarce, resulting in 
rents increasing, Northampton may become less attractive. Agents tell us that the tenant 
quality and rents achievable means that development is viable.  

Opportunities for development 
1.59 Our analysis of the large-scale industrial market in Northampton suggests that the 

availability (vacancy) rate is broadly normal, rents and tenant quality are high enough to 
support new development and the years supply ratio is quite low. All this suggests that there 
is healthy demand for new development. This is endorsed by the agents we have consulted 
and by the leading developer Prologis – who expect the 105,000 sq m they are advertising at 
Pineham to be taken up within 4-5 years. 
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Surplus to requirements 
1.60 Our evidence has not identified any large-scale units or estates that may be released for 

alternative use development. The market for this size of unit is very strong in Northampton. 
Admittedly some locations in the borough are more attractive than others, but by national 
standards all the areas we have reviewed in Northampton are prime locations for strategic 
distribution. 

Mid-size – 2,800-9,299 sq m 
Demand 

1.61 Occupiers of ‘mid-size boxes’ are more wide ranging than those in the ‘big shed’ market. 
They are a mix of national, regional and local companies, looking to service regional and 
local markets. The mid-size market also picks up online retailers and third-party distribution 
operators (‘3PLs’) as well as more niche companies.  In this size range occupiers are seeking 
speculative built premises or existing stock rather than pre-lets, because they are generally 
unable to plan for the short term, so when they do need space they have no time to wait 
until a new unit is planned and built. 

Supply and market balance  
1.62 Table 1.9 shows that the mid-size market in Northampton both in terms of number of units 

(36) and floorspace (173,000 sq m) is smaller than the large-scale. The largest amount of 
floorspace in the mid-size sector is at Brackmills, followed by Moulton Park and Lodge Farm.  
Current stock is generally good quality purpose built second-hand accommodation.  

Table 1.9 Mid-size industrial & distribution stock and availability 

Location Total No. of 
units 

No. of units 
available 

Total 
floorspace sq 

m 

Floorspace available 
sq m 

Availability as % of 
floor space 

Brackmills 13 1 61,831 3,221 5% 

Crow Lane 3 0 15,927 0 0% 

Moulton Park 5 1 35,716 3,941 11% 

Round Spinney 3 2 18,772 12,569 67% 

Lodge Farm Estate 7 3 31,705 12,090 38% 

Grafton Street 0 0 0 0 0% 

Westgate Ind Est 1 0 3,112 0 0% 

St James Mill Road 
Business Park 

3 0 14,586 0 0% 

Riverside Business 
Park 

1 0 2,909 0 0% 

Swan Valley 1 0 4,404 0 0% 

Total 36 7 184,557 31,821 17% 

Source: EGi, VOA, AVL 

1.63 19% of the floorspace stock and 17% of total units are currently available, which is a high 
vacancy rate, suggesting at first sight that the market may be oversupplied. But this 
inference would be wrong, because in relation to the recent annual take-up of 73,876 sq m 
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the current availability of 31,821 sq m represents less than six months’ supply. If we consider 
numbers of units rather than floorspace, the current availability of seven units represents 
just one year supply. This points to a tight market, where space is undersupplied relative to 
occupier demand. 

Rents  
1.64 Agents tell us that rents for new build mid-size units are between £70 and £73 psm. At this 

level, and given the typical tenant profile, speculative development is not currently viable 
(pre-let development may be financially viable but is not an option in this section of the 
market, as mentioned at paragraph 1.61 earlier). This is due to the high land values created 
by the demand for large-scale units. Compared to large-scale units, mid-size units have 
slightly higher build costs and significantly lower capital values, due to higher yield, reflecting 
investors’ perception of risk and future rental growth. But developers of mid-size sheds 
compete with large-scale sheds for the same sites and have to pay the same land price.  

Opportunities for development 
1.65 Our analysis suggests that in current market conditions there is occupier demand for new 

space in mid-size industrial units, but it is not financially viable to provide this new space. To 
bring forward new development would require higher rents, lower land prices or both.  At 
current land prices, agents indicate that rents would have to increase to around £86 psm to 
make development viable but this would set a new rental tone for the town, which has not 
been tested so far.  

1.66 If rents do not rise, one way to encourage development in the mid-size range could be to 
release additional development land, so the demand for large-scale units is met and land 
prices reduce to a level where mid-size units can compete. This could require very large 
amounts of land, because it is difficult to place a limit on the demand for large-scale units. At 
the stakeholder workshop agents suggested if the Council were to plan for the long-term 
future beyond the 15-year plan period there would be demand for an estate the equivalent 
of one and half times Brackmills, to provide industrial / distribution space across all size 
ranges. This suggestion should be understood as a broad judgment, not a precise number; 
agents are not in a position to provide a precise number, especially over such a long time 
horizon. 

1.67 Another way to reduce land values could be to place size restrictions on development sites, 
so that in some locations planning permission would not be granted for large-scale units. 
This could deflate land values at the sites selected, so that development becomes viable. The 
Council might wish to consider how far this is possible in line with national planning policy 
and guidance. Alternatively, if it owns land suitable for industrial development it could use 
landlord’s powers to control the mix of development on such land. 

Surplus to requirements 
1.68 We have not identified any sites surplus to market requirements. The demand for this size of 

unit is growing nationally and Northampton is well placed to capture it. 
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Small size - up to 2,799 sq m 
Demand 

1.69 Demand for smaller industrial units in Northampton is generally from local businesses 
servicing the local market.  Some regional and national companies also seek space in this size 
range, such as trade counter uses, but this is not representative of the wider market.  In this 
size range occupiers are more price sensitive and may compromise on quality to meet their 
budget.  Occupiers usually need ‘off-the-shelf premises, so they can move in quickly 
(typically it takes 2-3 months to agree terms, sign a lease and move in). Most cannot wait for 
a build-to-suit unit, which typically involves a lead time of around 1 ½ years – six months or 
longer to agree design and planning, nine months to build and 2-3 months to agree terms 
and move in). Also many occupiers cannot commit to medium or long leases. Some 
occupiers in this size range may seek to acquire buildings on a freehold basis, so company 
owners own the property and lease it back to the company.  

Supply and market balance 
1.70 Table 1.10 shows that small size units make up the majority (447 units) of the industrial 

market in Northampton.  This type of stock is mainly found in Brackmills, Moulton Park, and 
St James Mill Road Business Park.  The type and range of the existing accommodation is as 
wide ranging as the occupiers.  Agents advise that the quality of the existing stock is 
adequate to meet current demand.  

1.71 Current availability is around 11% (54 units) of total stock of this size range, which initially 
appears high. But the five-year annual take-up for this size range is 51 units (Table 1.7). 
Therefore, there is around one years supply currently available. This points to an 
undersupplied market, where there is demand for additional space. 

Table 1.10 Small-size industrial & distribution stock and availability 

Location Total No. of 
units 

No. of units 
available 

Total 
floorspace sq 

m 

Floorspace 
available sq m 

Availability as % of 
floor space 

Brackmills 65 14 62,168 15,838 25% 
Crow Lane 10 0 12,550 0 0% 

Moulton Park 138 14 63,306 8,915 14% 

Round Spinney  40 6 30,963 4,914 16% 

Lodge Farm Estate 25 6 20,126 3,203 16% 

Grafton Street 55 9 16,395 3,328 20% 

Westgate Ind Est 52 2 29,918 4,126 14% 
St James Mill Road 
Business Park 63 3 36,105 263 14% 

Riverside Business 
Park 9 0 14,843 0 1% 

Total 457 54 286,375 31,281 11% 

Source: EGi, VOA, AVL 
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Rents  
1.72 Agents tell us that the general tone of rents for smaller units is £75 psm, rising to £97-£108 

psm in the EZ.  Development is not viable, even in the EZ, due to build cost for these smaller 
units being much higher and the relative poor covenant strength achievable for SMEs. The 
only way schemes have come forward (e.g. Cygnet Court) is where developers acquired land 
not suitable for larger units (e.g. site constrained therefore able to reflect this in a purchase 
price) and sold units on a freehold basis, producing higher capital values than leasehold 
units. 

Development opportunities 
1.73 Small units are unviable to develop for the same reason as mid-size units, which we 

discussed earlier: they compete for sites with larger units, so where land becomes available 
it is more profitable to develop it for larger units. But for small units the problem is more 
acute that for mid-size ones, because providing them involves higher construction costs and 
more risk. Unlike for mid-size units, there is no realistic prospect that occupiers of small 
units can pay high enough rents to compete with ‘big box’ development. 

1.74 If new small units are to be built, therefore, this will happen on land which is not suitable for 
bigger sheds – due to site characteristics, planning restrictions, or both. While large units are 
ideally located on large sites close to motorway junctions, small units work well on smaller 
sites, close to urban areas with less strategic accessibility to built-up areas. But such sites 
must be carefully planned to avoid conflict with neighbouring uses, especially residential. It 
also takes planning policies that safeguard these sites against alternative uses. Alternatively, 
or additionally, planning conditions could be used to reserve part of larger employment 
estates for small-scale units. 

Surplus to requirement 
1.75 We have not identified any small-scale units that are surplus to market requirements. There 

is continuing market demand for poorer-quality industrial units around the town centre to 
be transferred to higher-value uses, especially housing. But this is due to the pressure of 
demand from those alternative uses, not because the industrial units are unwanted. 

1.76 Agents tell us that these urban employment sites should be protected from alternative uses. 
How far this is feasible and advisable will depend on whether new land can be provided 
elsewhere for development of new smaller units, so the space lost is replaced. 

The industrial market: conclusions 
1.77 There is a strong market for industrial space in Northampton. The main focus for 

development in recent years has been for large-scale units (9,300 sq m plus) to service the 
distribution market. This is because Northampton’s strategic location combined with the 
availability of labour makes it a ‘super prime’ location for occupiers. Development for this 
size of unit is viable due to the covenant strength of the occupier and rents achieved.  The 
rents currently achieved are competitive compared to other nearby locations but agents are 
concerned if future supply is not made available then there will be rental inflation which 
may make Northampton uncompetitive to attract occupiers. There is sufficient supply of 
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large-scale units to meet demand over the next 4-5 years but not over the course of the plan 
period.  

1.78 Growth of demand at a national and regional level is for mid-size units, but this type of 
development is currently not viable in Northampton due to the slightly higher build cost not 
being offset by higher rent or lower land value. Existing total stock in Northampton for this 
size range is low compared to the large-scale and small size units with most of the existing 
stock of this size range found at Brackmills and Lodge Farm.  

1.79 The availability for mid-size of units appears high at 19% of total stock in this size range but 
this is only across seven units. This level of availability is low as the five-year average take up 
for this size range is around seven units per annum therefore leaving only one-year supply. 

1.80 There is a similar picture with small sized units, i.e. development is unviable and there is 
around one year supply. Development viability for smaller units is a common problem 
nationwide due the higher build costs and higher risks associated with these unit types and 
inability for developers to competitively bid for sites against alternative uses.  

1.81 We have not identified any small-scale units that are surplus to market requirements. There 
is continuing market demand for poorer-quality industrial units around the town centre to 
be transferred to higher-value uses, especially housing. But this is due to the pressure of 
demand from those alternative uses, not because the industrial units are unwanted. 

Summary of policy implications 
Offices 

1.82 For offices, the policy implications from our analysis are that: 

 Low-quality town centre office space should be considered for release for other uses; 

 In current market conditions there is no requirement for additional land to 
accommodate new office development; 

 For the time being sites identified for office use in the EZ should be safeguarded for that 
use. 

Industry and distribution 
1.83 Our analysis suggests that there is substantial demand for new industrial / distribution 

development across all unit sizes in Northampton Borough. Thus, if new land is provided in 
suitable locations it will be viable and developed. Which side of the town the estate is 
located is not important, as long as there is access to the motorway network. To estimate 
how much land may be required over the plan period is beyond the scope of market 
analysis, which by definition is a short-term analysis; it requires long-term forecasting and a 
comparison of forecast demand with planned and available supply, which should be 
provided elsewhere in the employment land review. 

1.84 If additional land is provided for industrial development, any such land that is suitable for 
large-scale units will be taken up for such units. Mid-size and (especially) small-scale units 
cannot deliver high enough land values to compete, except on sites which are unsuitable or 
not permitted for large-scale units.  
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1.85 In regard to mid-scale units this issue may be resolved by the market, if rents rise sufficiently 
to make such units viable. For small-scale units, to encourage new development the Council 
could allocate for development small sites close to built-up areas rather than motorway 
junctions. Such sites must be carefully planned to avoid conflict with neighbouring uses, 
especially residential. It also takes robust planning policies to safeguard them against higher-
value uses, again especially residential. Alternatively, or additionally, planning conditions 
could be used to reserve part of large employment estates for small-scale units. 

1.86 How far existing employment sites should be protected from higher-value uses depends 
partly on policy priorities between alternative uses. It also depends on the extent of new 
land supply. The more development land can be provided for smaller units, so existing space 
that is lost can be replaced, the more existing land can be released for other uses while still 
meeting industrial demand.  
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APPENDIX 2: WEST NORTHAMPTONSHIRE JOINT CORE 
STRATEGY (KEY EMPLOYMENT POLICIES) 

 
 
POLICY S7: PROVISION OF JOBS 
 
Provision will be made for a minimum net increase of 28,500 jobs in the period 2008 
– 2029 in order to maintain a broad balance between homes and jobs and to 
maintain a diverse economic base 
 
POLICY S8: DISTRIBUTION OF JOBS 
 
The majority of new job growth will be concentrated within the Principal Urban Area 
of Northampton through: 
 

a) Renewal and regeneration of existing employment sites as set out in 
Policy E1 

b) Industrial/ mixed/ office land (120ha) within the SEMLEP Northampton 
Waterside Enterprise Zone including office and leisure development in the 
Central Area following a sequential approach as set out in Policy E2 

c) Industrial land (including research/ light industry/ general industry) 
d) Local employment provision within Sustainable Urban Extensions as set 

out in the Northampton Sustainable Urban Extension policies 
e) Development within existing business areas including Swan Valley, Lodge 

Farm, Moulton Park and Brackmills 
f) The allocation of a strategic employment site (42 ha) at Northampton M1 

Junction 16 
 
 
POLICY E1: EXISTING EMPLOYMENT AREAS (extracts) 
 
To help support a vibrant, successful and developing local economy, existing and 
allocated employment sites and industrial estates across West Northamptonshire will 
be retained for uses within Use Classes B1, B2 and B8 and appropriate non-B 
employment generating uses. 
 
Change of use to other (non-employment generating) uses will be resisted unless it 
can be demonstrated that the site is no longer economically viable for employment 
purposes in the long term, there is a clear conflict with adjoining uses, or its release 
would offer significant benefits to the local area. 
 
Detailed implementation of this policy will be through the Part 2 Local Plans. 
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POLICY E2: NEW OFFICE FLOORSPACE (extracts) 
 
Northampton 
 
Major office development (1,000 sq.m gross or more) will be located in Northampton 
following a sequential approach comprising: 
 

• Sites allocated in the Northampton Central Area Action Plan, and 
• Within the town centre boundary, then 
• Edge of town centre, followed by 
• Other suitable office sites as allocated in the Northampton Related 

Development Area Local Plan Part 2 
 
POLICY E3: TECHNOLOGY REALM, SEMLEP NORTHAMPTON 
WATERSIDE ENTERPRISE ZONE   
 
The Local Planning Authority will seek to negotiate a range of business unit sizes 
within the SEMLEP Northampton Waterside Enterprise Zone to enable and 
encourage the start-up and grow-on of businesses  
 
POLICY E6: EDUCATION, SKILLS AND TRAINING   
 
The role of the University of Northampton, Moulton College, Northampton College, 
Tresham College and other educational institutions will be supported.  New 
educational facilities will be encouraged and should be developed at sites which are 
accessible by sustainable transport modes. 
 
Training and employment agreements will be supported to secure employment and 
skills development for the local workforce.  
 
POLICY E8: NORTHAMPTON JUNCTION 16 STRATEGIC 
EMPLOYMENT SITE (extracts) 
 
The boundary of the Northampton Junction 16 Strategic Employment Site…the 
development opportunities constitutes major development…and as a minimum will 
be expected to comply with the requirements set out in Policies S10 and S11.   
 
The development will make provision for B1, B2 and B8 uses and is subject to the 
following criteria: 
 

o The site will be 42 ha gross 
o A minimum 2 ha secure lorry park 
o Ancillary facilities with the lorry park 
o Proposals for a B1(a) office use shall not exceed 1,000 sq.m 
o The maximum size of any unit will be 40,000 sq.m gross 
o Necessary highways works to mitigate the impact of the development, 

including provision of Junction 16 improvements and a financial contribution to 
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the Daventry development link road 
o An integrated transport network focused on sustainable transport modes, 

including public transport, walking and cycling with strong links to adjoining 
neighbourhoods and the town centre 

o Structural greenspace and wildlife corridors as indicated on the policies map  
o Archaeological and ecological assessment of the site and required mitigation 

and 
o Flood risk assessment, including surface water management and from all 

other sources 
 
Necessary infrastructure must be phased alongside the delivery of the development. 
 
Development proposals must be accompanied by a Masterplan. 
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APPENDIX 3: 
WORKSHOP (25TH MAY 2016) NOTES 

 
 

Presenters: Cristina Howick (Peter Brett Associates), Stuart Cook (Aspinall Verdi) 
 
Introduction 
 
CH explained that the purpose of the workshop was to gather evidence (in their role 
as critical friend) to aid the preparation of the Northampton Local Plan.  They have 
done some initial research and they will present their findings.  The workshop will be 
interactive to allow attendees to provide their own opinions and factual information. 
 
They will focus on 4 key market sectors: large industry/ middle sized/ small sized/ 
offices. 
 
Large warehousing/ industry 
 

• Large sheds have grown in size and demand 
• Online retailing – strategic location to service national markets 
• Competition from outside Northampton, query on how this affects the 

Northampton market 
• Large warehousing/logistics has not reached saturation point 
• Rental growth would not occur if we are at saturation point 
• Need large scale logistics sites up to 2029 
• Units get taken up during construction or upon completion 
• Golden shed triangle: Nottingham to Birmingham to East Northamptonshire 
• Northampton is the largest conurbation, but large occupiers get rejected on 

sites already allocated 
• Need to plan effectively for the future 
• Not enough land supply, need to find another large employment area the size 

of Brackmills and a half.  Needs to start in 3 years to service demand over the 
next 10 – 15 years 

• Localised market needs supply now 
• No spaces within the confines of the Borough boundary 
• Northampton absolutely prime for logistics 
• Tenants in Brackmills want to grow and do not want to relocate miles away 

and lose labour supply 
• Need to consider the impacts of neighbouring areas and not in isolation 
• Ensure that discussion about employment land takes place with other local 

authorities 
• Need to allocate affordable/ smaller units 
• Coca cola site is vacant, LPA should CPO and sell to Brackmills occupiers  
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Medium sized industry 
 

• Strong demand (around 550- 650 sq.ft), availability tend to be second hand/ 
secondary stock 

• 10% - 11% vacancy of stock 
• Need to allocate specifically for these sites 
• There are some sites in town which has mid-range stock, but these are limited 

and taken up quickly 
• Size isn’t the only thing that’s important, shape is too 
• Construction cost/ viability will be reflected in the land value.  Shortage of land 

also driving up land values 
• Land values pushed to levels not seen in the market before.  Pricing very 

sensitive 
• £6.50/ £6.75 psf for rent for mid-size but lack of supply 
• Rental levels in Northampton marginally lower than Milton Keynes and on par 

with Coventry 
• Freehold market has an appetite to pay higher levels 
• Locations can be more flexible 
• Need to consider how people get to work/ public transport/ cycleways/ traffic 

generation 
 
Small industry 
 

• Need land allocated for small businesses like haulage, scrap yards etc 
• Existing sites should be safeguarded and improved upon 
• Allocate new sites because rents are growing in the secondary stock and 

there is not enough new stock 
• Could achieve £9/ 9.50 psf 
• Losing stock to alternative uses such as trampoline centres, gym etc 
• Allocation of large scale employment areas should include supporting facilities 

like catering services/ crèches etc 
 
Offices 
 

• So few Grade A space on the market 
• Need to protect out of town offices and bring new sites forward 
• Problems with low unemployment and low employability 
• Growth might go elsewhere 
• Construction cost is a major problem 
• £18 – 20 psf for prime is available out of town but difficult for the town centre 
• Occupiers want proximity to town centre and labour supply 
• Getting into the town centre is not ideal.  Congested. Parking is a problem 

outside the town centre too 
• Need to diversify the town centre/ mixed use 
• Infrastructure needs to be right 
• Consider delivery of existing sites 
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APPENDIX 4: SITE APPRAISAL FORM 
 
 
DATE OF SITE VISIT  
  
BASICS  
  
Site Name  
LAA Reference Number  
Site Address  
Site area (ha)  
Estimated floorspace (sq.m), if 
available 

 

Number of units (approx)  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description  
Local Plan designations  
Relevant planning history  
Any environmental / 
conservation designations? 

 

Is the site in the floodplain?  
Is it part of a regeneration area 
of other priority area? 

 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 



88 | P a g e  

 

Describe: eg station, bus stops  
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

 

Vacant units – count and 
describe 

 

Vacancy – approx. floorspace 
if known (sq.m) 

 

Vacant unit – agents details  
Current rent £ per sq ft (sq.m)  
Opportunities for 
redevelopment / intensification 
/ extension for current use 

 

Any constraints on 
redevelopment / intensification 
/ extension 
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Other market intelligence – 
enquiries, opportunities etc 

 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use?  
For alternative or mixed use?  
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

 

Any further advice?  
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PART 2 

 
Site Appraisals 

including recommendations 
for the new Local Plan 
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CONTENTS 
 

LIST OF SITES  
(in alphabetical order) 

 
STRATEGIC EMPLOYMENT AREAS 

Site Recommendation Page No 
   

1. Brackmills Retain majority, remove 
a few, add area in 
Cattlemarket Rd 

94 

2. Lodge Farm Retain 100 
3.  Moulton Park Retain 106 
4. Round Spinney Retain 112 
5. Swan Valley and Pineham Merge Pineham and 

Swan Valley and retain 
117 

   
LOCAL EMPLOYMENT AREAS 

Site Recommendation Page No 
   

6. Anglian Water / L & H Polymers Retain 123 
7. British Timken (former) Retain 127 
8. Bunting Road Part retain, part remove 132 
9. Cliftonville House and adjoining areas Remove 136 
10. Countess Road Remove 141 
11. Crow Lane Retain, add area to the 

south 
146 

12. Gladstone Road Retain 151 
13. Harlestone Road Remove 155 
14. Horsley Road Retain 159 
15. Kettering Road North Part retain, part remove 163 
16. Kings Heath / Heathfield Way Retain 167 
17. Kingsthorpe Hollow Remove 172 
18. Martin’s Yard Retain 176 
19. Mobbs Miller House and adjoining site Remove 180 
20. Orchard Hill Remove 185 
21. Pearce & Co Remove 190 
22. Phoenix Retain 195 
23. Queenswood Retain 199 
24. Ross Road Retain 203 
25. Rothersthorpe Retain 207 
26. Sharman Road Retain 212 
27. St James  Part retain, part remove, 

add vacant site 
215 

28. Studland Road Part retain, part remove 221 
29. Westgate Part retain, part remove 225 
30. Weston Favell Retain, add area 229 
31. Wootton Hall Park Remove 233 

   
VACANT SITES   
Sites Recommendation Page No 
   

32. Kings Heath / Dallington Grange Retain 239 
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33. Milton Ham Retain 243 
   
EMPLOYMENT / VACANT SITES WITHIN 
THE CENTRAL AREA 

  

Sites Recommendation Page No 
   

34. Albion House Remove 248 
35. Angel Street / Bridge Street Retain 253 
36. Avon Nunn Mills Retain 258 
37. Bedford Road Remove 263 
38. Chronicle & Echo (former) Remove 268 
39. Eastern Island Retain 273 
40. Grafton Street North Part retain, part remove 277 
41. Great Russell Street Remove 281 
42. Hazelrigg House and adj units Remove 285 
43. Various: Hazelwood Road / Spring 

Gardens and Cheyne Walk area 
Part retain, part remove 289 

44. Lower Mounts/ Albert Place Retain 295 
45. Maple Buildings / Oasis House (Campbell 

Street) 
Remove 299 

46. Monks Pond Street Remove 304 
47. Northamptonshire County Council Offices Retain 309 
48. Newland Car Park Retain 313 
49. Regent Square / Sheep Street Remove 317 
50. Royal Mail (former) Remove 322 
51. South of Bridge Street Retain 327 
52. St Andrew’s Road Retain 331 
53. St Katherine’s Retain 335 
54. Upper Mounts / Bailiff Street Retain 339 
55. Victoria House / Albert House (Campbell 

Square) 
Retain 344 

56. Victoria Street Car Park Retain 348 
57. York Road Remove 352 
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STRATEGIC EMPLOYMENT SITES 
 
 

 
These are sites which are considered to be strategic in nature.  They accommodate a range 
of local, national and international companies that require excellent access to key road 
networks including the M1 and the A45 / A43. 
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BRACKMILLS STRATEGIC EMPLOYMENT AREA 
 
 
DATE OF SITE VISIT September 2015/ March 2017/ May 2017 
  
BASICS  
  
Site Name BRACKMILLS STRATEGIC EMPLOYMENT 

AREA (incorporating Rushmills, Pavilion Drive and 
Waterside / the Lakes) 

LAA Reference number LAA1011/ LAA0182/ LAA0183/ LAA0026 (sites 
adjoining the employment area) 

Site Address Covers a wide area including properties within  
Caswell Road, Gowerton Road, Salthouse Road, 
Liliput Road, Rhosili Road 

Site area (ha) Approx 294 ha in total  
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Over 150 31 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Nursery/ fitness centre 
Brief description The largest strategic employment area in 

Northampton, it accommodates high profile 
occupiers – including Barclaycard, Coca Cola and 
Panasonic, established companies such as Howard 
Smith Paper and Pepper and Spice and more 
recent employers like Dascher.  It also 
accommodates Tungsten Business Park, a new 
development completed in 2017, which has 
occupiers including Costa Coffee and Pizza Hut 

Local Plan designations JCS Policies E1 (Existing Employment Area), E2 
(New Office Space) 

Relevant planning history N/2016/0412: Demolition of farmhouse, associated 
buildings and the residential property of “Little 
Norway”. Construction of 2 warehouse and 
distribution units (B8) with ancillary office 
accommodation (AIP) 
 
N/2015/1175: Erection of 10 industrial/ warehouse 
units (B1/ B2/ B8), 2 restaurant/ café, 1 retail unit, 1 
day care nursery at site A Caswell Road (Approved 
09/03/2016) 
 

                                                           
31 http://www.brackmillsindustrialestate.co.uk/background-to-brackmills-estate-bid-business-improvement-
district 

 

http://www.brackmillsindustrialestate.co.uk/background-to-brackmills-estate-bid-business-improvement-district
http://www.brackmillsindustrialestate.co.uk/background-to-brackmills-estate-bid-business-improvement-district
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Barclaycard planning applications for permanent 
use of car parks at Pavilion Drive and Caswell 
Road (2015) 
 
N/2013/0632: Change of use of existing industrial 
warehouse (B2) to karate (D2) and ancillary use 
(Approved 12/08/2013) 
 
N/2011/0865; N/2012/0988; N/2012/1211; 
N/2012/1212; N/2013/0639 etc: Warehouse 
distribution development at Liliput Lane (App) 

Any environmental / 
conservation designations? 

Adjoins Special Protection Area (Upper Nene 
Valley Gravel Pits) 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Adjoins Northampton South of Brackmills SUE 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Immediate access to the A45 and 5 minutes from 
the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Excellent local road access, speed bumps, mini 
roundabouts, cycle routes and bus services.  Lorry 
stops (3 hour stay, no return within 1 hour) along 
Gowerton Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stops along the key local roads like Rhosili 
Road and Gowerton Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 

Mixture of old and modern, combining established 
units, modernised units and newly built units – 
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and old offering a variety of options (including sizes on 
units) for investors  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

The nature of the business means that the layout 
has been designed in a manner which permits ease 
of movements for large vehicles and parking 
facilities for customers and staff.  Dedicated public 
transport area and pedestrian crossing directly 
opposite Barclaycard.  There are some soft 
landscaping and open spaces in the area 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

This is a strategic employment area, with buildings 
like Barclaycard being prominent from the A45.  It 
has access to facilities within the town centre (from 
5 minutes drive away, bus services or 10-15 
minutes walk/cycle).  Accommodates childcare 
nursery and fitness centre, with some A3 units in 
Tungsten Place 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Barclaycard, Northampton’s Criminal Justice 
Centre, British Pepper and Spice, Panasonic, 
Howard Paper Company, Panasonic, Coca Cola, 
estate agents / banks (Charles Church, HSBC, 
Persimmon Homes, Carter Jonas, Howes Percival)                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

Vacant units  See data below 
Vacancy – approx. floorspace 
if known (sq.m) 

See data below 

Vacant unit – agents details See data below 
Current rent £ per sq ft (sq.m) See data below 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes.  Also, capitalise on the potential of the 
safeguarded railway 

Any constraints on 
redevelopment / intensification 

Special Protection Area (SPA)   
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/ extension 
Other market intelligence – 
enquiries, opportunities etc 

See PBA’s Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – within the B category and related 
employment generating uses.  Whilst there 
have always been some low level vacancies 
within Brackmills since 2013, these units are 
subsequently occupied.   

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified, other than possible impacts on the 
SPA and if any retail development goes ahead, 
impacts on the town centre. 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Possibly – some units have been permitted to be 

used for D1 and Sui G.  These uses could be 
acceptable as a temporary measure until the 
market improves and as long as it does not change 
the key composition of the B employment uses 

  
CONCLUSION  
Key points Brackmills Employment Area remains a key 

strategic employment area for Northampton.  It still 
contains vacant land that can accommodate future 
employment uses within the B Use Class 
categories.  However, the wooded area at 
Gowerton Road can be considered for removal 
from designation.  In addition, the area occupied by 
a public house north of Bedford Road can also be 
excluded from the designation.  
  
The area to the east of Liliput Road should be 
included in the designation because part has been 
developed (Dascher) and part has been granted 
planning permission (Black & Decker) 
 
The Viability Study 2014 confirmed that the site 
adjoining Coca Cola is considered to be viable/ 
nearly viable. 

Should the site be 
safeguarded for its existing 
employment use? 

Some sites can be removed from designation.  
These are: 
 

• The wooded area in Gowerton Road 
• The area used for leisure (public house and 

children’s play facility) north of Bedford 
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Road 
 
RETAIN (with the exception of the wooded area 
in Gowerton Road and some non B uses) AND 
EXPAND (areas in Cattlemarket Road and 
further east) 

Any further advice? Some sites adjoining the employment area have 
been developed (Dascher site in Cattlemarket 
Road) and are in the process of being developed 
(new Black and Decker site).  These sites, and 
other sites close to Brackmills, have been 
assessed for the LAA exercise.  It was concluded 
that these sites should be allocated for 
employment.  These sites should therefore be 
added to the NELA Brackmills Employment site.   

  
 
Vacant Units: Agents and Details 
 
Agents: 
 
Lambert Smith Hampton (01604 664366) www.lsh.co.uk 
Drake Commercial (01604 620 616) www.drakecommercial.co.uk 
Ben Coleman Associates (01604 660014) www.bencolemanassociates.co.uk 
Budworth Hardcastle (01604 604070) www.budworthhardcastle.com.uk 
Burbage Realty (01604 232555) www.burbagerealty.com 
JLL (0207 4934933/ 0121 6436440) www.jll.co.uk 
M&G Real Estate www.brackmillstradepark.co.uk 
Avison Young (0207 663 6888) www.avisonyoung.com 
Prop-Search (01604 492000) www.prop-search.com 
Thompson Drummond and Brown TDB (01604 604020) www.tdbre.co.uk 
Let Direct (0800 8048600) www.ipif.com 
 
Details 
Pavilion Drive: Quadra; modern offices; 4,000 – 17,000 sq.ft to let 
Agent: LSH/ Drake Commercial 
Osyth Close: Units 11-22 
Agent: Drake Commercial 
Salthouse Road: purpose built manufacturing 44,539 sq.ft 
Agent: Budworth Hardcastle 
Brackmills 192: distribution unit 192,000 sq.ft 
Agent: Avison Young/ Burbage Realty 
Gowerton Road: warehouse to let 117,000 sq.ft 
Agent: Burbage Realty 
Gowerton Road: Pinnacle 15 – Unit A (99,161 sq.ft), Unit B (55,490 sq.ft), 
Unit C (35,045 sq.ft) 
Agent: JJL/ Burbage Realty 
Brackmills Trade Park: new trade counter/ warehouse unit (2,100 – 7,800 
sq.ft) 
Agent: M&G Real Estate/ Avison Young/ Prop-Search 
Salthouse Road, Brackmills Central: industrial/ warehouse to let (2,900 – 
39,500 sq.ft) 

http://www.lsh.co.uk/
http://www.drakecommercial.co.uk/
http://www.bencolemanassociates.co.uk/
http://www.budworthhardcastle.com.uk/
http://www.burbagerealty.com/
http://www.jll.co.uk/
http://www.brackmillstradepark.co.uk/
http://www.avisonyoung.com/
http://www.prop-search.com/
http://www.tdbre.co.uk/
http://www.ipif.com/
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Agent: TDB/ LSH 
Gallowhill Close (no details provided) 
Agent: TDB 
Liliput Road (Brackmills Gateway): from 19,377 sq.ft (1,800 sq.m) 
Agent: Drake Commercial/ TDB/ Let Direct 
The Lakes: Century House (HQ Office building), 9,300 sq.ft 
Agent: LSH 
Rushmills: Waterhouse Office (6,300 – 19,111 sq.ft with 82 parking 
spaces to let) 
Agent: Drake Commercial/ Ben Coleman 
Rushmills: Offices to let 906 – 1,815 sq.ft 
Agent: TDB 
Waterside: Offices to let (no details provided) 
Agent: Drake Commercial 
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LODGE FARM EMPLOYMENT AREA 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name LODGE FARM EMPLOYMENT AREA 
LAA Reference Number Not applicable 
Site Address Harlestone Road 
Site area (ha) 53 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 70 + (excluding sub-division)32 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Combination of old and modern construction, 

ranging from large scale international business 
operations to small and medium enterprises, as 
well as a retail warehouse 

Local Plan Designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Space) 

Relevant planning history N/2017/0432 (Open Space, Lodge Way Tree Belt): 
PN for proposed demolition of depot (PN not 
required) 
 
N/2016/1491 (EM Rogers Transport Ltd): erection 
of new storage building (approved) 
 
N/2015/0438 (Lodge Way House): phased 
demolition of existing buildings and redevelopment 
to provide new headquarters and other offices, 
shop, gym (in progress) 
 
N/2014/1153 (Swift House, Lodge Way): COU to 
car parking in association with adjacent offices 
(approved) 
 
N/2013/0098 (Northampton Distribution Centre): 
additional use of existing commercial vehicle 
maintenance unit for MOT testing of third party 
vehicles within the current facility (approved) 
 
N/2012/1176 (Recol Engineering): extension to 

                                                           
32 https://www.yell.com/s/all+buisnesses-lodge+farm+industrial+estate.html 

 

https://www.yell.com/s/all+buisnesses-lodge+farm+industrial+estate.html
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industrial unit (approved) 
 
N/2012/1142: COU from adult training centre (Use 
Class D1) to Freemasons Lodge (Use Class SUI 
G) including extensions and alterations to existing 
premises (Sheaf Lodge Adult Training Centre, 
Sheaf Close) – (Approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Related to the allocated employment site at Kings 
Heath 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic routes via Harlestone Road, 
Sandy Lane and Weedon Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Barn Way is the spine that links the whole area – 
allowing ease of access to and from key 
commercial operators 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stops along Barn Way 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of old and modern units, although some of 
the older units could do with refurbishment 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Excellent layout for an employment area which has 
a spine road that provides links to all the 
commercial operations.  However, the road is a bit 
narrow in places particularly when used by freight 
lorries for parking / unloading/ seeking directions. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location immediately accessible from 
Harlestone Road.  Surrounded by residential to the 
south and south east and greenspace to the north. 
Within 5 minutes drive of the Duston 
neighbourhood level centre, schools and leisure. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Travis Perkins, Norbert Dentressangle, Kuehne & 
Nagel Drinks Logistics, CET Glass Processing, IO 
Centre Pentagon Park (includes United Wipes, 
Comms GP, Manfred Sauer, Timken Rail Services 
etc), Lodge Farm Trade Park (Tingley Transport & 
warehousing, Prefix Ltd, Count on Us Ltd, Regal 
Fish Supplies, Britannia Bus etc), Sapphire 
Scaffolding, Belmont Press, Bestway Cash and 
Carry (part vacant), EM Rogers Transport, Abi 
Equipment Ltd 

Vacant units – count and 
describe  

One building at the junction of Barn Way/ Lodge 
Way is being prepared for demolition 

Vacancy – approx. floorspace 
if known (sq.m) 

No other vacant units identified 

Vacant unit – agents details None identified 
Current rent £ per sq ft (sq.m)  
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA’s Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 

1 Definitely 
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be reoccupied for its current 
use? 
 2 Likely – there has been some vacancies over 

the years but most have subsequently been 
occupied.  There is one building occupied by a 
non B uses but this is not a common 
occurrence 

 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Roads separate the area from the residential units 
so noise is not considered to be a major problem 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes, or employment generating uses 
For alternative or mixed use? No, nature of operations and layouts make the area 

unsuitable for other non-commercial use 
  
CONCLUSION  
Key points Lodge Farm is considered to be one of the smaller 

strategic employment areas.  Nonetheless, it 
remains a key provision for multi-national and local 
companies which provides local employment 
opportunities as well as opportunities for 
companies to relocate to 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 
 

Any further advice? The RTP/ PBA Study on SUEs and Community 
Infrastructure recommends that opportunities for 
expansion of the Estate or other means for 
providing scope for additional provision should be 
considered.33 

  
 
 

                                                           
33 Roger Tym & Partners; Supporting SUEs within Community Infrastructure (July 2013) 
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MOULTON PARK EMPLOYMENT AREA 
 
 
DATE OF SITE VISIT September 2015/ March 2017/ June 2017 
  
BASICS  
  
Site Name MOULTON PARK EMPLOYMENT AREA 
LAA Reference Number LAA0590  
Site Address Area includes properties in Deer Park Road, 

Summerhouse Road, Red House Road and 
Brickyard Spinney Road 

Site area (ha) 106 ha 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Over 35034 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: gym, children’s entertainment facility 
Brief description Third largest employment area in Northampton, the 

area is split into smaller pockets serviceable by 
their own access roads and parking spaces.   

Local Plan designations  JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2017/1649: Suite G6 – 6A Moulton Park 
Business Centre, Redhouse Road (erection of 4 
flexible commercial units (A1/ A3/ A5), 4 food units 
(A3/A5), 2 office units (B1a/ A2) and gym (D2) in 
two blocks with associated parking and 
landscaping (in progress) 
 
N/2014/1069: Demolition of existing building and 
construction of new 15,025 sq.m industrial building 
(B2) and associated works (Approved) 
 
N/2013/0018: COU from warehouse (B8) to light 
industrial (B1) for the programming, testing and 
packaging of microchips (Approved) 
 
N/2012/1277: COU of one room into physiotherapy 
(C1) at G3 Moulton Park Business Centre, 
Redhouse Road (approved) 
 

Any environmental / 
conservation designations? 

No 

                                                           
34 http://www.northamptonbf.co.uk/maps/displaymap.asp?id=21 

 

http://www.northamptonbf.co.uk/maps/displaymap.asp?id=21


107 | P a g e  

 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Located close to the Moulton Roundabout, 
providing easy access to both the A43 and the A45  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

The site accommodates key road networks with 
improved junctions and roundabouts for ease of 
traffic movements.  A few internal roads have poor 
visibility splays and poor layouts making it quite 
difficult to manoeuvre, however, majority are in an 
acceptable condition. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stops available on main roads including Red 
House Road, Deer Park Road and Lower Farm 
Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

A mixture of old and modern units available, of 
variable sizes.  Some sections are predominantly 
dedicated to specific uses for example offices in 
Duncan Close 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, The whole estate is well laid out and serviceable by 
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servicing, landscaping etc key roads like Redhouse Road and Deer Park 
Road, each of which have additional local access 
routes with associated parking.  Some parking 
facilities are informal and inadequate, leading to 
congestion in some areas – including during off 
peak hours. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The whole estate is a prominent strategic and 
actively operational employment area.  It is 
surrounded by mixed use including open spaces, 
educational establishments (including the existing 
University of Northampton to the south west), and 
residential and employment to the east.  It is 
compatible to other uses and provides local jobs 
and accommodation for local and national 
investors.  However, with the imminent move of the 
University of Northampton campus to the town 
centre, there are opportunities to capitalise on the 
potential of vacated land 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Robert Horne Group (national distribution), Great 
Bear Distribution (Camden Group), British Red 
Cross, BACA Workwear and Safety, Northampton 
Science Park, Nationwide, Opus Energy, Green 
Core, Benhams, UPS, Raybell, Winvic, Horiba 
 
Also includes 2 x day childcare centres and 1 
children entertainment centre (Berzerk) 

Vacant units – count and 
describe  

See below 

Vacancy – approx. floorspace 
if known (sq.m) 

See below 

Vacant unit – agents details See below 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Potential for intensification on some areas but need 
to cater for parking provision and / or improving bus 
services.  At Lower Farm Close, there’s an advert 
for “land available for development, 4.5 acres, 
contact Burbage Realty 01604 232555” 

Any constraints on None identified 
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redevelopment / intensification 
/ extension 
Other market intelligence – 
enquiries, opportunities etc 

See PBA’s Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely – there have been vacant units 
available over the years but most get 
subsequently reoccupied  

 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes, and employment generating uses. 
For alternative or mixed use? No – although option could be given to allowing 

short term non B uses provided they revert back to 
B uses at the end of the term, and that these 
permissions do not result in the change of the key 
B uses composition in Moulton Park 

  
CONCLUSION  
Key points Moulton Park is one of largest strategic 

employment areas in Northampton    
Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? The RTP study on “Supporting SUEs with 
Community Infrastructure” recommends that 
“provision of offices across the Estate is relatively 
limited, and demand for offices in the area is 
understood to be strong – so any additional 
provision may consider a focus on this”.35 

  
 
Vacant Units 
 
Details 
Refurbished industrial unit: 19,221 sq.ft – 43,694 sq.ft (LSH 01604 664366) 
Quarry Park Close (TDB 01604 604020) 

                                                           
35 Roger Tym & Partners; Supporting SUEs within Community Infrastructure (July 2013) 
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Moulton Park Business Park in Mansard Close (Hadlands 01604 639657)  
Moulton 336 distribution warehouse 336,619 sq.ft (Burbage Realty 01604 232555) 
Scirocco Close, Moulton Park Office Village (Drake Commercial 01604 620616/ Ben 
Coleman 01604 660014)  
Duncan Close 1st floor office suite 750 sq.ft/ 70 sq.m (LSH) 
Duncan Close (Hadlands) 
Cirrus Park (Prop-Search 01604 492000) 
Tenter Road (under offer, TDR 01604 604020) 
Stafford Place in Tenter Road, started units to let, 1000 sq.ft (93 sq.m) and 2000 
sq.ft (186 sq.m) – Neil Mason Associates/ Blacklee Smith 01604 799010 
Flexible offices and meeting rooms to rent – flexspace.co.uk 
Moulton Park Business Park 50,000 – 189,187 sq.ft (Prop-Search) 
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ROUND SPINNEY  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name ROUND SPINNEY  
LAA Reference Number Not applicable 
Site Address Area includes properties in Stone Circle Road, 

Gate Lodge, Edgemead Close and North Portway 
Close  

Site area (ha) 37 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Over 60 units36 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Employment area on the Round Spinney 

roundabout, limited vacancy indicating that the 
operations are successful 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2013/1123 (3 Stone Circle Road): ground/ first 
floor extension (approved) 
 
N/2013/0777 (8 Gate Lodge Close): COU from light 
industry/ office to radio controlled drift car circuit, 
ancillary shop, distribution centre and office space 
(approved) 
 
N/2012/1288 (13 Gate Lodge Close): proposed 
new built warehouse with associated offices 
(approved) 
 
N/2012/0704 (2 Stone Circle Road): COU from 
storage to light industrial/ research and 
development/ office (approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  

                                                           
36 https://www.yell.com/s/all+companies-round+spinney+industrial+estate-northampton.html 

 

https://www.yell.com/s/all+companies-round+spinney+industrial+estate-northampton.html
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STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

On the roundabout with immediate access to the 
A43 and A45 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Excellent visibility splays with good internal road 
access, complete with cycle routes and areas for 
safe pedestrian movements 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stop along Stone Circle Road. 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

A variety of large and small scale units, of various 
ages, including one under construction.  There are 
some older properties that could be modernised 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Excellent internal layouts, ease of movement for 
visitors and staff, car users and non-car users, 
minimal landscaping but access to playing field to 
the south west 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
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Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Conveniently segregated from residential units to 
the east and north west by dense trees and green 
space.  Access to local Round Spinney playing 
fields 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

KAB//Seating, Martin Group of Companies, CVC 
Commercial, Bourbon Commercial, Seabourne 
Group, Fitness Superstore, Warwick Burt 
Construction, Sovereign Court (Cave Tab Ltd, 
Sequel UK, GSM England Retail Ltd, CAIP Ltd) 

Vacant units – count and 
describe  

Edgemead Road: to let signs from Underwoods 
(01604 404060), TDB (01604 604020), 5,377 sq.ft 
refurbished unit Prop-Search (01604 492000) 
 
Sovereign Court Industrial Estate to let (1,741 
sq.m/ 18,740 sq.ft) – JJL (0121 643 6440), ipif 
(0800 8048600/ www.ipif.com) 

Vacancy – approx. floorspace 
if known (sq.m) 

 

Vacant unit – agents details  
Current rent £ per sq ft (sq.m)  
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Opportunities for intensification particularly along 
the southern end as well as north of North Portway 
Close 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA’s Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – if actively marketed.  There has 
been some vacancies over the years but these 
do subsequently get reoccupied 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 
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For employment use? Redevelopment / refurbishment of older units, and 
extensions 

For alternative or mixed use? No 
  
CONCLUSION  
Key points Although a smaller employment area, it 

accommodates a good mix of national and local 
companies, providing jobs for local people 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? No 
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PINEHAM AND SWAN VALLEY EMPLOYMENT AREAS 

 
 
DATE OF SITE VISIT September 2015/ February 2017/ May 2017 
  
BASICS  
  
Site Name PINEHAM AND SWAN VALLEY EMPLOYMENT 

AREAS 
LAA Reference Number LAA0208 (includes part of Swan Valley Gateway) 
Site Address Upper Valley Way East 
Site area (ha) 139 ha 
Estimated floorspace (sq.m), if 
available 

 

Number of units (approx.) Around 9 large warehouses plus clusters of offices/ 
businesses  

Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other:  
Brief description Predominantly large warehousing properties with 

immediate access to the motorway (M1) 
Local Plan designations JCS Policy E1 (Existing Employment Areas) and 

E2 (New Office Floorspace) 
Relevant planning history N/2016/0362: Erection of side extension, relocation 

of recycling area and shelter and extension to 
existing car park (Approved 03/08/2016) 
 
N/ 2015/1474: Extension to existing employment 
unit comprising development within Use Class B8 
(storage and distribution) with associated Use 
Class B1 office accommodation at Plot 1 Zone C 
Sepals Way (Approved 06/04/2016) 

Any environmental / 
conservation designations? 

Adjoins Local Wildlife Site east of its western 
boundary 

Is the site in the floodplain? Flood Zone 2, a small section of Flood Zone 3, 
contains areas with very high risk of flooding 

Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Close to Junction 15 of the M1, therefore 
immediately accessible to the motorway 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  



118 | P a g e  

 

Describe: eg visibility splays, 
new road access 

New roads built as part of the Cross Valley Link 
Road access route. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses available within the employment area. 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Relatively modern with some new built 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

New road layouts into new employment units, 
complete with dedicated parking and landscaping, 
room for servicing and turning 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location close to the M1, and within 5 
minutes drive of Sixfields Retail and Leisure Park, 
as well as new housing at Dragonfly Meadow 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

EBC Brakes, Fren Group, Pets At Home, 
Morrisons, Royal Mail, Carlsberg, Sainsburys, 
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Dalepak, BMW and smaller scale units (Bloor 
Homes, Irisys, Avumen, Knights Web, Physio First) 

Vacant units – count and 
describe  

Swan Valley Way: Link House approx. 10,710 sq.ft 
(995 sq.m) – agent LSH 
 
Corolla Way: modern distribution facility 374,132 
sq.ft (34,740 sq.m) – agent Cushman & Wakefield 
(0121 6977333) 
 
SEVEN at Pineham: new logistics/ industrial units 
41,097 sq.ft and 63,305 sq.ft – agent Burbage 
Realty and Seven Capital and IRE (0121 2659470) 
 
Nectar Way: Pineham Hub industrial/ warehouse 
64,000 sq.ft – agent TDB 

Vacancy – approx. floorspace 
if known (sq.m) 

See above 

Vacant unit – agents details See above 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Floodplain 

Other market intelligence – 
enquiries, opportunities etc 

See PBA’s Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – strategic sites like Pineham Swan 
Valley which are close to the motorway are 
consistently in demand  

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes as existing 
For alternative or mixed use? Yes as existing 
  
CONCLUSION  
Key points As a combined group of sites, both Swan Valley 

and Pineham remain an important strategic 
employment area for Northampton, particularly with 
regards to its location adjoining Junction 15 of the 
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M1 
Should the site be 
safeguarded for its existing 
employment use? 

 
MERGE AND RETAIN  

Any further advice? The original allocations split Pineham and Swan 
Valley as two different sites.  It is recommended 
that Swan Valley and Pineham boundaries be 
merged and renamed as one strategic employment 
area. 
 
The LAA assessment concluded that the site is 
available and suitable for development, subject to 
mitigation. 
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LOCAL EMPLOYMENT SITES 
These are employment sites which are considered local in nature, occupied predominantly 
by operators who cater for the local population.  It might still contain a small proportion of a 

national operator. 
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ANGLIAN WATER / L & H POLYMERS 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name Anglian Water / L&H POLYMERS 
LAA Reference Number Not applicable 
Site Address Crow Lane 
Site area (ha) 3.3  
Estimated floorspace (sq.m), if 
available 

Mainly vacant – units now demolished 

Number of units (approx.) Mainly vacant land – units now demolished 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: former sewage treatment centre 
Brief description  
Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history N/2014/0115: Implementation of the Great Billing 

Sludge Treatment Centre resilience scheme to 
include the following works: demolition of 2 existing 
gasholders, installation of a 1.5 megawatt 
containerised CHP engine, intercooler and jacket 
radiator, etc (approved) 

Any environmental / 
conservation designations? 

Flood zone 

Is the site in the floodplain? Flood zone 2 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Immediate access onto the A45, providing links to 
the A43 (5 minutes) and the M1 (10 – 15 minutes) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Access from Crow Lane (security access).  Cycle 
access available from Ravens Way 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable  
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT  
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ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops None within close proximity 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mainly vacant land 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Secure and private, internal layout difficult to gauge 
due to security access 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

It is securely positioned away from the main road 
and closed off to members of the public.  Close to 
pubs, restaurants and Billing Garden Centre which 
provides a range of retail services as well as car 
wash 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Previously occupied by L & H Polymers 

Vacant units – count and 
describe (also mark on map) 

Mainly vacant 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Drake Commercial (01604 620616) 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 

Due to the nature of the previous use, any 
opportunities for intensification would be for related 
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/ extension for current use use(s) only 
Any constraints on 
redevelopment / intensification 
/ extension 

Nature of previous on-site use and the recycling 
facility to the north (negative environmental 
impacts), and flood zone.  The site is contaminated 
and a mineral safeguarding area with moderate risk 
of flooding 

Other market intelligence – 
enquiries, opportunities etc 

See PBA’s Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – currently being marketed 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Together with the recycling and waste disposal 
centre to the north, these uses do have a negative 
impact on neighbouring uses. 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Highly unlikely for non-commercial use due to 

contamination costs and proximity to Crow Lane 
recycling and waste facility 

  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

The site should be retain for employment use.  The 
nature of the previous operation and the 
surrounding existing commercial uses mean that 
uses with the B category should continue to be 
promoted. 
 
RETAIN 

Any further advice? No 
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BRITISH TIMKEN (FORMER) SITE 
 

 
DATE OF SITE VISIT June 2017 
  
BASICS  
  
Site Name Land at former British Timken Site 
LAA Reference Number LAA0629 
Site Address Main Road, Duston 
Site area (ha) 5.6 
Estimated floorspace (sq.m), if 
available 

Vacant site 

Number of units (approx) Vacant site 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Vacant site 
Brief description The site is located within an area which is primarily 

residential.  There are also residential institutions 
which are being developed, with an expected 
completion date of December 2017.  There is a 
health centre, a pharmacy and a carvery adjoining 
or within close proximity to the site 

Local Plan designations Not relevant 
Relevant planning history N/2016/0829: care home for older people 

(approved) 
N/2014/0630: erection of amenity restaurant 
(approved) 

Any environmental / 
conservation designations? 

No  

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Part of the wider former British Timken 
redevelopment area 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

The site is approximately 10 – 15 minutes drive 
from Junction 15a of the M1 motorway and the A43 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

The site is accessed from Duston’s Main Road.  
The local road network within the estate is 
designed to facilitate ease of movement, however, 
with many using on-road parking, it makes 
movement quite tricky at peak times.  There are a 
few dedicated parking spaces for residents and 
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visitors but the units built so far have a higher 
dependency on on-road parking 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stop right outside the estate along Main Road 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

See notes above on layout and parking.  There are 
some landscaping on site.  However, any proposal 
to build employment (B category) units on the site 
should have its own separate access to minimise 
disruption to the existing access roads which 
already appear to be busy especially at peak times 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The site is around 5 to 10 minutes drive from 
Sixfields, which has a couple of supermarkets, 
leisure facilities including restaurants/ a cinema/ 
football and rugby grounds, a Local Nature 
Reserve.  There are also local facilities within the 
vicinity of the site along Main Road including the 
carvery, a Church and facilities within Duston 
Village 

Score (please tick) 1 Excellent 
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 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Not applicable 

Vacant units – count and 
describe 

Not applicable 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Limited 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination/ land availability 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
 Not applicable 
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Not applicable 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

The site should be promoted for employment use 
within the B categories 

Any further advice? The LAA assessment concluded that the site was 
not available.  This could be because most of the 
site is already developed, mainly for housing, and 
there are discussions being progressed on the 
future of the remaining sites.  Therefore, allocating 
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this site for employment purposes will ensure that 
the provision is provided on site and secure job 
opportunities for existing and emerging residents  
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BUNTING ROAD 
 

 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name BUNTING ROAD  
LAA Reference Number LAA0702/ LAA0689 
Site Address Bunting Area 
Site area (ha) 3 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 20 + (excluding sub division) 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other:  
Brief description Older units, some refurbished, accommodating a 

variety of users although not exclusively within the 
B category.  One building now converted to 
residential use 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2012/0201: variation of condition 2 of planning 
permission N/1982/179 to allow premises to be 
used for car repair and servicing (approved 
03/05/2012) 

Any environmental / 
conservation designations? 

Barratt Shoe Factory is a listed building.  Areas of 
high contamination 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic networks via local routes 
including Kingsthorpe Road, St James and 
Weedon Road to the south and Harborough / 
Welford Road to the north 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Area accessible from Balfour Road, Monarch Road, 
Kingsthorpe Road and Freehold Street 

Score (please tick) 1 Excellent 
 2 Good 
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 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses along Kingsthorpe Road, pedestrian and 
cycle access between sections of the industrial 
estate 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Predominantly older properties which would benefit 
from refurbishment 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

The whole area is accessible from 3 roads.  Good 
parking provision at the southern section, sufficient 
to the north (with on road parking).  Greenscape 
adjoining Bunting Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent from Kingsthorpe Road as the area rises 
to the north.  Surrounded by houses.  Close to 
shops and Asda 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Rushton Ablett Ltd, Park Mill Windmill, Chelsea 
Hire, JC Motors, Auto World, Nu Windows, Nene 
Enterprise Centre (Sports Injury Therapy, 
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Omniprescence Day Centre, Better Buddies Gym 
etc), Barratt House, Barratt Club (restaurant, bar, 
snooker, law firm, dance studio) 

Vacant units – count and 
describe  

See below 

Vacancy – approx. floorspace 
if known (sq.m) 

See below 

Vacant unit – agents details One unit under offer in Bunting Road (TDB Real 
Estate) 
 
Nene Enterprise Centre: Letting queries (01604 
792 171) 
 
Barratts: To Let, Office and Light Industry from 200 
sq.ft, Estate Manager (07740 763 996 / 01604 792 
171) 

Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes, but only in some areas. 

Any constraints on 
redevelopment / intensification 
/ extension 

Listed building/ contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell: some areas unlikely, others 

maybe.  There are some properties which have 
experienced vacancy for at least 2 years 

 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Possible noise in the northern section of the area 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? No 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Some areas have already been redeveloped for 
housing so these can be de-designated from 
employment allocation.  Some of the older 
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properties, with long term vacancy, or are used for 
leisure can also be de-designated.  The operational 
industrial units should be safeguarded for 
employment 

Any further advice? The LAA assessment concluded that the sites are 
developable.   
 
RETAIN OPERATIONAL UNITS AND REMOVE 
THE REMAINING AREA 
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CLIFTONVILLE HOUSE AND ADJ BUILDINGS 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name CLIFTONVILLE HOUSE AND ADJOINING 

BUILDINGS 
LAA Reference Number LAA0743/ LAA0746 
Site Address Bedford Road 
Site area (ha) 5.6 
Estimated floorspace (sq.m), if 
available 

Not available 

Number of units (approx.) Just under 10  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: café, charity shop and workshop 
Brief description Small scale, low density, post 60s buildings close 

to Barnes Meadow Interchange 
Local Plan designations JCS Policies E1 (Existing Employment Areas) and 

E2 (New Office Floorspace) 
Relevant planning history N/2015/1190 (Workbridge): COU of existing offices 

to charity shop (approved) 
 
N/2015/0838 (the Bungalow, Nene Training 
Centre): COU from dwelling to training and welfare 
facility (approved) 

Any environmental / 
conservation designations? 

Flooding 

Is the site in the floodplain? Flood zone 3 within the site 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Immediate access to the Barnes Meadow 
Interchange which has connections with the A45 / 
A43 and the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS Immediate access off Bedford Road – currently 2 

separate access roads individually serving 
Cliftonville House and the rest of the properties 

Describe: eg visibility splays, 
new road access 

 

Score (please tick) 1 Excellent 
 2 Good 
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 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Cycle routes along Bedford Road, about 20 
minutes walk from the railway station, and 15 
minutes walk from North Gate bus station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Post 60s, single and 2 storey premises 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Both Cliftonville House and the adjoining group of 
properties have on-site parking facilities, although 
some are not formally laid out (Cliftonville an 
exception) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Surrounded by a range of land uses including St 
Andrew’s Hospital (now landowners of Cliftonville 
House), Midsummer Meadow and Barnes Meadow 
Local Nature Reserve, car showrooms and offices.  
It is only 15 minutes walk to the core of the town 
centre and is prominent from the Barnes Meadow 
Interchange 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

St Andrews Hospital, Workbridge Centre (part of St 
Andrews Healthcare) 

Vacant units – count and 
describe (also mark on map) 

None known 

Vacancy – approx. floorspace 
if known (sq.m) 

None known 

Vacant unit – agents details None known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Flooding/ contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely – in association with facilities for St 
Andrews 

 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points The properties are owned by St Andrews Hospital.  

There is a high probability that the units will be 
used for uses which are ancillary to the hospital 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? The LAA site assessments concluded that the sites 
are not available.  However, deallocating the whole 
area from employment use will allow alternative 
uses to be considered, in conjunction with the St 
Andrew’s Hospital 
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            COUNTESS ROAD  
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name COUNTESS ROAD  
LAA Reference Number LAA0338/ LAA1065 
Site Address Countess Road 
Site area (ha) 5.3 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Under 10  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: automotive and storage 
Brief description A combination of operational and run down vacant 

units, including a three storey unit, within a 
predominantly residential estate. 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2017/0025 (Barker Buildings, Countess Road): 
part demolition and conversion of existing building 
to 54 apartments and erection of new 3 storey 
building to provide a further 10 apartments (in 
progress) 
 
N/2015/1021 (land at corner of Countess Rd/ 
Lyttleton Rd): part demolition of existing factory 
building and conversion of factory building into 45 
apartments and erect 2 dwellings at land corner of 
Countess Road and Lyttleton Road (approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? Flood Zone 2  
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Accessible to strategic routes only through 
accessing local routes like the A4500 Weedon 
Road and A428 Bedford Road. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
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Describe: eg visibility splays, 
new road access 

Accessible via Countess Road and Gladstone 
Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus services along Gladstone Road, tactile road 
surface slowing cars down, making it more 
pedestrian and cycle friendly.  About 15 – 20 
minutes walk to Northampton’s Castle Station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Some old and rundown buildings, ranging from 
single storey auto related and other B2 operations 
and vacant buildings up to 3 storeys high 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Multiple unkempt access routes in some areas, 
acceptable in others – including those accessed 
from the newer housing developments.  Overgrown 
in places 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Walking distance to Victoria Park (5 minutes), 
which has open space and play area for children.  
Walking distance (5 – 10 minutes) from local / 
neighbourhood type centre (newsagent etc) at the 
junction of Gladstone Road/ Tintern Road.  Some 
units front onto Countess Road, others are set back 
away from the main road. 

Score (please tick) 1 Excellent 
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 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Europa Engineering, Garbo Centre, Eagle Wilcox 
Limousine 

Vacant units – count and 
describe (also mark on map) 

3 - 4 including the main 3 story building and its 
outbuildings which has been vacant for around 4 
years 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details 3 storey unit: sandrovebrahams (0207 629 4949) 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Flood Zone 2 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market report 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely – based on the visible conditions of 

the existing operations and the planning 
approval granted for residential on the existing 
vacant building 

 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential noise related issues 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly 
For alternative or mixed use? Housing 
  
CONCLUSION  
Key points Most of the units are empty or rundown.  There is 

an opportunity to release the site from this 
designation, maximising its potential for alternative 
uses and the implementation of planning 
permission. 
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Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? The LAA assessment concluded that the site is 
available.  Its proposed removal from employment 
allocation supports this conclusion. 
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CROW LANE  
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name CROW LANE  
LAA Reference Number LAA0615 (southern, vacant part of the site) 
Site Address Crow Lane 
Site area (ha) 19 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) About 15 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Car sales/ children’s day nursery 
Brief description Combination of large scale warehouse distribution 

units and smaller scale businesses including parcel 
deliveries and telecommunications 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2017/1232: Construction of commercial 
fabrication facility including new highways junction 
(in progress) 
 
N/2013/0360 (8-10 Crow Lane): Change of use 
from offices (B1) to day nursery/ childcare (D1) 
including re-siting of vehicular access and 
installation of new fence to site entrance 
(approved) 

Any environmental / 
conservation designations? 

Flood zone 2/ part Flood zone 3/ topography 

Is the site in the floodplain? Flood zone 2/ part Flood zone 3 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Immediate access onto the A45, providing links to 
the A43 (5 minutes) and the M1 (10 – 15 minutes) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Single access road via Ravens Way, busy and 
sometimes dangerous with constant movements of 
large lorries, Royal Mail vehicles and customers. 



147 | P a g e  

 

 
Formal cycle routes available to Great Billing, 
Bellinge, Weston Favell, Brackmills and the town 
centre.  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops None immediately available within the vicinity 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Predominantly 1980s 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Single main access road via Ravens Way, busy 
with constant movements of large lorries, Royal 
Mail vehicles and customers.  On road/ off road 
parking/ customer parking available.  Minimal 
landscaping 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Uses compatible with the mixed use within the 
surrounding areas, particularly the recycling centre 
and the water sewage treatment works to the east 
and Billing Aquadrome, hotel and pub/restaurant to 
the south 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
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 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Royal Mail, Car Sales, Smurfit Kappa, Booker and 
smaller units like DHL Delivery, Iveco and 
Thunderpole Astra Communication 

Vacant units – count and 
describe 

1 

Vacancy – approx. floorspace 
if known (sq.m) 

22,404 sq.ft (2,081.4 sq.m) 

Vacant unit – agents details LSH (01604 664383) 
 

Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Opportunities for expansion to the south – 
overgrown site allocated business or leisure use in 
the local plan (saved Policy D1) 

Any constraints on 
redevelopment / intensification 
/ extension 

Flood zone 2/ part Flood zone 3/ topography 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – over the years, there has been 
limited or no vacancies as the units do get 
occupied eventually 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes.  The PBA Viability Study 2014 concluded that 
Crow Lane is marginally viable for employment use 
in the current condition 

For alternative or mixed use? No 
  
CONCLUSION  
Key points Purpose built area, limited environmental 

constraints and good highways access mean it is a 
good employment area, now and in the future.  
There is potential to expand the area to incorporate 
the undeveloped land to the south.  However, this 
is in Flood Zone 3 so development may not be 
capable of being implemented.  Consultation 



149 | P a g e  

 

exercise will assist in determining the future of the 
area to the south of this employment area 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN  

Any further advice? The LAA assessment concluded that there are 
constraints which require mitigation including 
flooding and topography 
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GLADSTONE ROAD / SPENCER BRIDGE ROAD  

 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name GLADSTONE ROAD/SPENCER BRIDGE ROAD  

(Jewsons and Continental Coachworks) 
LAA Reference Number LAA0771 
Site Address Junction of Gladstone Road / 138 Spencer Bridge 

Road 
Site area (ha) 1 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 2 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Located at the junction of Gladstone Road and 

Spencer Bridge Road, the site is bordered by 
residential and railfreight facility to the north, rail 
track to the east and further residential to the west.  
Site is considered underused 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2017/0450 (142 Spencer Bridge Road): 
refurbishment of existing building including renewal 
of warehouse roof, external cladding and windows 
and doors, demolition of existing structures to form 
new car park (in progress) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

No immediate links to strategic access route 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Its location on the junction of the two roads mean 
that it is highly visible from the main road as well as 
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easily accessible from local roads 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Within 10 – 15 minutes walk of Northampton’s 
Castle Station and North Gate bus station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Older, purpose built units suitable for its existing 
operations 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Car parking facilities along the front and rear, 
alongside open storage / yard.  Access from 
Gladstone Road, minimal on site landscaping 
although green areas available on the northern and 
eastern edges of the site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

It occupies a prominent location on the junction of 
Gladstone Road and Spencer Bridge Road, and 
this is made more prominent when accessing from 
Spencer Bridge itself.  Accessible to Millers 
Meadow on the other side of the rail track 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Jewsons (building trade suppliers) 

Vacant units – count and 
describe (also mark on map) 

1 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential noise issues 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly but costs might be too high to justify 
redevelopment for employment use only 

For alternative or mixed use? Employment and housing 
  
CONCLUSION  
Key points The site has potential for alternative uses, as part 

of it is vacant 
Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE  

Any further advice? The LAA assessment concluded that the site could 
be available because there were vacant units on 
site 
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HARLESTONE ROAD  
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name HARLESTONE ROAD  
LAA Reference LAA0719/ LAA0720/LAA0910 
Site Address Harlestone Road, Duston 
Site area (ha) 3.3 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 4 units (some subdivided) 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other – retail/ car sales  
Brief description Split level designated employment area, used 

predominantly for retail and car sales. 
Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic routes via Harlestone Road and 
Weedon Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Immediate access of Harlestone Road.  There are 
2 separate access roads serving the garage and 
another serving the rest of the area 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus services along Harlestone Road 
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Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Older buildings, some concrete and some steel 
cladding 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Some formal / informal parking (on the grass) 
facilities on site.  Limited turning area on the north 
western section of the area.  Limited landscaping 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location along Harlestone Road.  
Surrounded by residential uses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Car sales garage / petrol garage, SJN Motors, NAR 
Precision, Oriental Rugs and Carpets 

Vacant units – count and 
describe (also mark on map) 

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details None identified 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Split level/ contamination 
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Other market intelligence – 
enquiries, opportunities etc 

 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Possible noise to surrounding residential area 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes, but costs might be too high to justify 
redevelopment for employment use 

For alternative or mixed use? Yes 
  
CONCLUSION  
Key points Although the area is well occupied, the site is 

located close to Lodge Farm Strategic Employment 
Area.  There is potential for some of the existing 
operations to relocate.   Releasing this site from its 
employment designation will maximise its potential 
for alternative uses 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? The LAA assessments concluded that although 
these sites are not currently available, they could 
be deliverable if existing uses could be relocated  
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HORSLEY ROAD 

 
 
DATE OF SITE VISIT September 2015/ February 2017 
  
BASICS  
  
Site Name HORSLEY ROAD 
LAA Reference Number LAA1108, LAA0705 and LAA0706 
Site Address Off Kingsthorpe Road 
Site area (ha) 2.8 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Up to 15 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Accommodates a range of business operations and 

storage, with one vacant unit and some informal 
parking areas.  The road is of poor quality 

Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to strategic routes via local roads like 
Kingsthorpe Road, Weedon Road and St James 
Road (to the M1 and A43 / A45) and Harborough 
Rd / Welford Road (to Market Harborough) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from Kingsthorpe Road.  Horsley Road 
is very narrow, with parked sales car on one side, 
making access difficult during peak times  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses along Kingsthorpe Road 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Older units, some run down units (apart from the 
storage building).  Condition suitable for the nature 
of the operations 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable (for these operations) 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Poor parking and accessibility.  Road condition 
poor.  Informal parking spaces 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent from Kingsthorpe Road, within 5 -10 
minutes drive of Kingsthorpe District Centre 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Car dealers, Northampton Self Storage, Harpers Pit 
Stop (MOT etc), Car Wash, Auto Centre for Body 
Works, various small and medium commercial 
enterprises 

Vacant units – count and 
describe 

Former Dairy Crest depot 

Vacancy – approx. floorspace 
if known (sq.m) 

64,069 sq.ft (5,951 sq.m) 

Vacant unit – agents details GVA (0121 369 1352) 
Current rent £ per sq ft (sq.m) Not known 
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Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Access road needs widening/ contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely – based on mixed B and sui G uses.  
However, the former Dairy Crest site is vacant 
and is being promoted for housing through the 
Land Availability Assessment exercise 

 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Noise 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly.  The PBA Viability concluded that the 
refurbishment of existing stock or redevelopment 
for continued industrial use is not viable in the 
current market 

For alternative or mixed use? Yes 
  
CONCLUSION  
Key points This area provides opportunities for local 

employment and services at a lower rent and 
should therefore be safeguarded 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN MAJORITY OF THE SITE 

Any further advice? The former Dairy Crest Depot was submitted to 
Call for Sites (ref LAA1108).  The LAA assessment 
concluded that the site should be allocated for 
housing.  This site should be removed from the 
existing employment allocation.  The remaining 
sites were considered to be too small or not 
available.  These should be retained to ensure that 
demand for these types of units are met   
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KETTERING ROAD NORTH  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name KETTERING ROAD NORTH  
LAA Reference Number Not applicable 
Site Address Kettering Road North / Moulton Way South 
Site area (ha) 9.4 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 8 – 10 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: fire station 
Brief description Operation employment area providing a mix of 

large and smaller scale units to cater for both local 
and national occupiers 

Local Plan designations  JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2013/0291 (Autobarn, 571 Kettering Rd North): 
extension of existing industrial unit with additional 
parking spaces on site (approved) 
 
N/2012/0991 (Van Vliet, 565 Kettering Rd North): 
warehouse extension (approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Close proximity to the Moulton roundabout which 
has immediate access to the A43 and the A45 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Immediately accessible off the Kettering Road and 
Moulton Way South.  Units serviceable by 
individual separate access roads and parking 
facilities (both formal and informal) 

Score (please tick) 1 Excellent 
 2 Good 
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 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus services along Kettering Road and Moulton 
Way South 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Buildings off Kettering Road - moderate quality.  
Buildings off Moulton Way South - good quality. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Road off Kettering Road North not in great 
condition but acceptable.  Minimal landscaping. 
 
Road off Moulton Way South in good condition, 
with excellent parking provision and on site 
greenspace with seating facilities 

Score (please tick) 1 Excellent 
 2 Good – but with room for improvement 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location on the roundabout – opposite 
retail/ leisure units directly opposite to include 
newsagent and a pub 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Smurfit Kappa, Fire Station, Travis Perkins, 
Autohome Assistance, Shelltune Service Centre, J 
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Van Vliet 
Vacant units – count and 
describe  

None 

Vacancy – approx floorspace if 
known (sq.m) 

None identified 

Vacant unit – agents details None identified 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Opportunity for expansion on the overgrown within 
the centre of the site 

Any constraints on 
redevelopment / intensification 
/ extension 

Some contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely– due to the fact that there has been 
no vacancies for years 

 2 Likely  
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential noise impacts on adjoining residents (but 
great buffer in place) 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes but costs might be too high to justify 
redevelopment for employment use alone 

For alternative or mixed use? Yes 
  
CONCLUSION  
Key points The premises are located close to Moulton Park 

Strategic Employment Area, which accommodates 
a wide range of properties capable of meeting the 
needs of occupiers in Kettering Road North if 
required.  There is potential to increase the 
employment floorspace as the site is not fully 
developed.  However, the area currently used for 
the fire service and housing can be removed from 
allocation 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN (with the exception of the Fire Service 
and the housing area – which can be 
considered for removal from designation) 

Any further advice?  
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KINGS HEATH/ HEATHFIELD WAY  

 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name KINGS HEATH/ HEATHFIELD WAY 
LAA Reference Number Not applicable 
Site Address Heathfield Way/ Gladstone Road 
Site area (ha) 23.3 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Around 40 – 50 individual blocks, some subdivided 
into smaller business operations 

Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: sports facilities, retail, dancing school 
Brief description Local employment area occupied by a mixed range 

of uses from employment, small scale retail and 
leisure 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2017/0480 (Unit 8, Heathfield Way): COU from 
industrial to storage & distribution (approved) 
 
N/2016/0163 (Unit 303, K2 House): COU to taxi 
office (approved) 
 
N/2015/0307: COU from storage and distribution 
into gymnasium (D2) (approved) 
 
N/2013/1312 (Siemens Transportation, Unit 5, 
Heathfield Way): erection of rail training centre 
(approved) 

Any environmental / 
conservation designations? 

No  

Is the site in the floodplain? No, but within close proximity to one 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Accessible via key local roads like Mill Lane (to get 
to the A508 (to Market Harborough), A4500 (to get 
to the M1) and Bedford Road (to get to the A428) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
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 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from main local routes including Mill 
Lane and Gladstone Road, and local roads like 
Heathfield Way and Kingsfield Way.  Highly visible 
from the main roads 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses run along Gladstone Road which serves the 
estate well (several bus shelters on route).  Local 
roads allow easy pedestrian movements between 
different parts of the estate 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Combination of old and modern 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

The area is subdivided and made accessible by 
local access roads with off road parking and 
dedicated parking facilities.  Some open space 
(including along the embankment off Gladstone 
Road) and trees 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 

Prominent location, visible from Mill Lane and 
Gladstone Road – 5 minutes drive from 
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uses, access to amenities etc Kingsthorpe District Centre and walking distance to 
Kingsthorpe Local Nature Reserve 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Railworker Academy, Carlsberg UK / Norbert 
Dentressangle, Jones Discount Store, Daros 
Furniture, Pro-Martial Arts, Mainstream Direct 
Packaging, Screwfix, Knights of Old removal 
service, Northampton Driving Test Centre, Castle 
Coachworks, Hullaballoo, Northampton Orbital 
Trade Centre (Graham, Mr Clutch Auto Centres, 
Sally Hair & Beauty, Plumbase, Brewers, BHK, 
Topps Tiles) 

Vacant units – count and 
describe  

Gladstone Close: 7,807 sq.ft (contact Prop-Search) 
Gladstone Road: Former Oliver Adams premises 
Gladstone Business Centre: Offices to let 
(Hadlands, 01604 639657 or www.hadlands.co.uk) 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details See above 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – particularly with the number of 

non B uses on site 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 
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For employment use? Yes 
For alternative or mixed use? No - although option could be given to allowing 

short term non B uses provided they revert back to 
B uses at the end of the term, and that these 
permissions do not result in the change of the key 
B uses composition in this employment area 

  
CONCLUSION  
Key points Although there are non B uses within the area, 

employment related uses still dominate and the 
designation should therefore remain 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? No 
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KINGSTHORPE HOLLOW 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name KINGSTHORPE HOLLOW 
LAA Reference Number LAA0898/ LAA0834/ LAA0355/ LAA0703 
Site Address Off Kingsthorpe Road/ Balfour Road 
Site area (ha) 2.5 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 3 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses: storage 
 Other: housing 
Brief description Split level between the housing area to the south 

and the commerce to the north.  Building at the 
junction of Balmoral Road and Kingsthorpe Road  
is now demolished 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) 

Relevant planning history N/2016/1091 (United Trades Club, Balmoral Road): 
80 supported living apartments (principally older 
persons) covering residue of remaining 
undeveloped land (approved) 
 
N/2014/0079: full approval for erection of 13 
dwellings consisting of 12 x 4 bed terraced houses 
and 1 x 4 bed detached house and 28 car parking 
spaces (under construction) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic routes via local roads like 
Kingsthorpe Road, Weedon Road and St James 
Road (to the M1 and A43 / A45) and Harborough 
Rd / Welford Road (to Market Harborough) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
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Describe: eg visibility splays, 
new road access 

Accessible from Cranbrook Road and Balmoral 
Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses along Kingsthorpe Road 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Older single story unit along Cranbrook Road and 
refurbished unit along Balfour Road.  Contains a 
run down vacant former Club 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access from Cranbrook Road and Kingsthorpe 
Road, run down and overgrown at the corner of 
Kingsthorpe Road / Balfour Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location from Kingsthorpe Road, within 5 
– 10 minutes drive of Kingsthorpe District Centre 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northampton Self Store Centre, fitness centres 
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Vacant units – count and 
describe  

None 

Vacancy – approx. floorspace 
if known (sq.m) 

None 

Vacant unit – agents details Not relevant 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Not likely due to housing developments and 
planning approvals for housing 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? No  
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

No, most of the site is already developed for 
residential. Remaining site could be released for 
alternative use(s) including housing.   
 
REMOVE 

Any further advice? The LAA assessment concluded that 3 out of the 4 
sites are developable 
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MARTINS YARD  

 
 
DATE OF SITE VISIT September 2015 
  
BASICS  
  
Site Name  MARTINS YARD  
LAA Reference Number LAA1005 (Call for Sites submitted in 2016 for area 

to the north of the existing employment site) 
Site Address Spencer Bridge Road 
Site area (ha) 10.61 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 15 – 20 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Sui Generis 
Brief description A collection of small to medium sized units 

accommodating a range of industrial and sui 
generis uses such as car breakers, car repairs and 
skip hire 

Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history None identified 
Any environmental / 
conservation designations? 

Flood Zones 

Is the site in the floodplain? Flood Zone 2/ 3 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Easy access to the A508 to Market Harborough 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

New improved road access into the site, not easily 
visible from the main road as the units are set well 
back and there are existing greenspace buffer / 
trees at the entrance.  However, this ensures that 
the visual impact of the uses on site are minimised  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
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 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Immediate access to Castle Station Railway via 
Spencer Bridge Road.  Buses along Spencer 
Bridge Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Purpose built units, suitable for the commercial 
units in place 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable: for the nature of the operations 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Layout conveniently designed to meet operator and 
customer requirements, with larger areas for 
servicing, turning vehicles and parking.  No 
landscaping on site other than open space (not 
accessible) at the entrance.  Informal parking 
available, road condition poor but may be 
appropriate for the nature of the operations 

Score (please tick) 1 Excellent 
 2 Good  
 3 Reasonable – for the nature of the existing 

operations 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Sandwiched between the railway lines and 
Kingsthorpe Local Nature Reserve.  The nature of 
the operations (noise and environmental pollution) 
require that a proper buffer is in place to minimise 
any adverse impacts on residents 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Alpha Pellets, Abel Skip Hire, Euro Scaffolding Ltd,  
Veolia Environmental Service recycling  

Vacant units – count and 
describe  

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details None identified 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

There are opportunities for intensification subject to 
mitigation 

Any constraints on 
redevelopment / intensification 
/ extension 

Flood zone, contamination and the proximity to a 
designated Local Nature Reserve 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely  

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential for noise and environmental pollution 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? No 
  
CONCLUSION  
Key points This area provides local services for local people   
Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? An area of about 1.4ha has been submitted to Call 
for Sites.  Following a LAA assessment (LAA1005), 
the site was considered suitable for commercial 
development.  This site is recommended for 
employment allocation 
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MOBBS MILLER HOUSE AND ADJOINING SITES 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name MOBBS MILLER 
LAA Reference Number LAA0325 
Site Address Ardington Road, Northampton 
Site area (ha) 1.8 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 3 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Doctors and dental surgeries, and 

pharmacy 
Brief description 2 – 3 storey office block, separated by underused 

open space to 2 storey doctors and dental 
surgeries/pharmacy 

Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

Mobbs Miller House, its front walls, railings and 
gates are Grade II Listed Buildings 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

5 minutes drive to the Barnes Meadow Interchange 
which provides access to the A45 and 
subsequently the A43 and the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Located within a residential area, access is 
provided from local roads off Ardington Road and 
King Edward Road,  with off road and on site 
parking facilities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Located almost  in between Wellingborough Road 
and Billing Road (5 minutes walk), the property has 
easy access to bus services at these locations 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mix of older office block and modern medical centre 
(GPs, dentists and pharmacy) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Landscaping poor.  One way system operated at 
the surgeries.  Parking provision limited for the 
nature of the on site operations, sometimes 
resulting in congestion along the local roads  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Compatible with the established residential units 
within the neighbourhood, with walking distance to 
Wellingborough Road Local Centre 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Office block: Prospectus Financial Management 
Ltd, Aldbury Associates Ltd, Global Leathers Ltd, 
Penkenna Ltd, Marie Curie Cancer Care 
 
Surgeries: Christchurch Medical Centre, King 
Edward Medical Surgery, Dental Surgery, Lloyds 
Pharmacy 
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Vacant units – count and 
describe  

Some vacancies within Mobbs Miller 

Vacancy – approx. floorspace 
if known (sq.m) 

Varied 

Vacant unit – agents details Hadlands (01604 639 657) 
Current rent £ per sq ft (sq.m) Varied 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Possibility for extension on area between the 
Medical Centre and the office building 

Any constraints on 
redevelopment / intensification 
/ extension 

Contaminated land/ listed buildings 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – there has been vacancies within 

Mobbs Miller over the years 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

No adverse impacts identified.  Medical centre 
provides facilities for the community and the office 
block offers local employment provision 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes – but costs might be too high to justify 
redevelopment for employment use.  The PBA 
Viability Study 2014 concluded that Mobbs Miller is 
unlikely to be viable for 100% employment use for 
the foreseeable future 

For alternative or mixed use? Possible intensification for business and mixed use 
incorporating residential 

  
CONCLUSION  
Key points As it is located within a primarily residential area, it 

is considered that flexibility could be applied in 
terms of the future of this site.  The area currently 
occupied for community uses could be de-
designated.  There is potential for the remaining 
employment units to be considered for alternative 
uses because of its location within the residential 
area. Also, the Viability Study (May 2014) 
confirmed that the property is unlikely to be viable 
for 100% employment re-use 

Should the site be  
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safeguarded for its existing 
employment use? 

REMOVE 

Any further advice? The LAA assessment concluded that the site is not 
available because there is no evidence to suggest 
that it is.  However, its release from allocation 
would allow alternative uses to be considered 
should the uses become non-operational  
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ORCHARD HILL 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name ORCHARD HILL 
LAA Reference LAA0326/ LAA0810 
Site Address Off Little Billing Way 
Site area (ha) 1.5 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 4 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other (creative industry) 
Brief description Individual, quality and unique buildings 

accommodating predominantly office uses, each 
supported by privately accessed parking spaces.  
Also accommodates The Courtyard, used for 
creative industry purposes (split into individual 
units) 

Local Plan designations  JCS Policies E1 (Existing Employment Area) 
Relevant planning history N/2016/1075: Wilson House, 2 Orchard Hill – COU 

from office (B1) to Christian Resource Centre (D1) 
to include place of worship, day nursery for up to 
20 children, conference room, bookshop, internet 
café, offices, parking and cycle storage – approved 
 
Pa/2016/0160: Home Far Works – COU from 
offices (Grade II listed building) to 6th form school 
with charity shop and café - withdrawn 
 
N/2015/0999: 2 Wilson House, Orchard Hill - COU 
from offices (B1) to children’s day nursery (D1) and 
associate works – withdrawn 
 
N/2010/0986: 1 The Priory – change of use from 
offices to elderly persons day centre (D1) – 
approved 

Any environmental / 
conservation designations? 

Listed buildings within the site 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Within 5 – 10 minutes drive of the A43 (Lumbertubs 
Way) and the A45 
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Score (please highlight) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Securely tucked away within an established 
residential estate, easily accessible via units own 
private access 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS/ PEDESTRIAN AND 
CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stop at the junction of Orchard Hill / Manorfield 
Road – across the site.  Cycle routes along Little 
Billing Way  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Unique older buildings, between single storeys and 
two 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Private parking for each unit, separate access with 
good layout, minimal landscaping 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Feels out of place within this predominantly 
residential environment, however, it provides 
smaller scale local employment facilities to local 
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residents.  Access to a local Church to the south, 
and Weston Favell Centre is within 5 minutes drive 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Offices: Lloyds Banking Group, Matrix Polymers 
and Outlook Creative Group (The Courtyard) 

Vacant units – count and 
describe 

The offices south of the Courtyard (one building 
block) are vacant 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Underused land, potential for extension and 
intensification particularly on existing underused 
car parking. 

Any constraints on 
redevelopment / intensification 
/ extension 

Impacts on the listed buildings  

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes, although there will be impacts on listed 
building status 

For alternative or mixed use? Yes, primarily through conversion 
  
CONCLUSION  
Key points Underused land but occupied 
Should the site be 
safeguarded for its existing 
employment use? 

Although the area has potential for intensification, it 
is unlikely to be pursued unless the extensions 
relate to the needs of the existing occupiers.  
These do appear out of place within the 
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predominantly residential area. There has been 
applications for change of use to alternative uses 
including a day nursery, place of worship and 
residential home which imply that there is limited 
interest in office use within this area. 
 
REMOVE 

Any further advice? The LAA assessments concluded that the sites are 
not available.  However, their de-allocation from 
employment use will allow the sites to be 
considered for alternative uses should they become 
available 
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PEARCE AND CO 

 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name PEARCE AND CO (formerly known as Pearce 

Tannery Leather Works) 
LAA Reference Number LAA0337/ LAA0811 
Site Address Fishponds Road / Wellingborough Road 
Site area (ha) 5  
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 1 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Vacant 
Brief description Site formerly occupied by Pearce Leather Works, 

and was used for the production of leather between 
1939 and 2001.   
 
Site comprised Grade II listed buildings (former 
offices, factory, powerhouse, garages, piers, gates 
and forecourt pool).  Other buildings on site on 
listed.  To the rear is unmaintained open land.  
Buildings formally listed in 2002. 
 
Most of the site is now redeveloped or in the 
process of being converted into housing. 

Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history N/2016/0365: alterations and extensions to existing 

building and conversion to 14 flats and 4 offices as 
part of live work units or for communal use by 
residents, provision of bin storage areas and car 
parking (approved) 
 
10/0027/FULWNN: Lagan Homes - partial 
demolition of the existing factory building and 
outbuildings, with the remaining building to be 
retained as office use (comprising 1,685 sq.m of 
floorspace).  This is part of a planning application 
for the development of 126 residential units at 
Pearce Leather Works (6 of which will be flats 
created by the conversion of the existing power 
house). The building to be retained comprises the 
art deco building.  The building to be demolished is 
the former factory building to the rear 
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The power house building located adjacent to the 
main building is retained and converted into 6 flats 
 
06/0011/OUTWNN: residential development 
including area of open space and provision of 
access to the factory site 
 
06/0012/FULWNN: demolition of the factory 
 

Any environmental / 
conservation designations? 

Listed building 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Accessible to the A43 (Lumbertubs Way) via 
Wellingborough Road, and the A45 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Established network of footpaths around the site.  
Signalised pedestrian crossing on Little Billing Way, 
accessible within a few metres of the main 
entrance.  Cycle routes available along Little Billing 
Way.  New road access to Lagan Homes site 
(accommodating 2, 3, 4 and 5 bedroom units) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus stops available at Wellingborough Road, 
Fishponds Road and Little Billing Way 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 

Existing listed building (art deco) combined with 
new modern residential units 
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and old 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access points from Fishponds Road, with 
connections to Little Billing Way.  Access point from 
Wellingborough Road into the main entrance of the 
site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent position off and set back from 
Wellingborough Road, surrounded predominantly 
by residential uses, an educational establishment 
and walking distance to Weston Favell District 
Centre 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Lagan Homes 

Vacant units – count and 
describe  

1 x Listed building vacated  

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

  
Current rent £ per sq ft (sq.m) Not relevant 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Planning consent in place 

Any constraints on 
redevelopment / intensification 
/ extension 

Listed building to be protected as part of housing 
development as unlikely to be fit for purpose for 
high quality office  

Other market intelligence – 
enquiries, opportunities etc 

The listed building was marketed for offices but 
there were no expressions of interest (delegated 
report to application N/2016/0365) 
 
See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 

1 Definitely 
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be reoccupied for its current 
use? 
 2 Likely 
 3 Hard to tell 
 4 Unlikely – no current interest expressed 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Not redevelopment  
For alternative or mixed use? Mixed use can be considered 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Majority of the site has been developed for 
housing.  The listed building has planning approval 
for housing conversion and 4 offices for live work/ 
community use 
 
REMOVE 

Any further advice? The LAA site assessment concluded that the site is 
available because there are 24 houses left to 
develop.  Its removal from its employment 
allocation is therefore justified 
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PHOENIX (HUNSBURY HILL OFFICES) 
 
 
DATE OF SITE VISIT September 2015/ February 2017 
  
BASICS  
  
Site Name PHOENIX (HUNSBURY HILL OFFICES) 
LAA Reference Number LAA0760 
Site Address Hunsbury Hill Avenue 
Site area (ha) 1.04 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 1 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Up to 2 storey buildings located on a roundabout, 

surrounded predominantly by residential units 
Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history N/2016/0873: Installation of a single storey 

temporary building for use as a break out area for a 
period of 3 years (approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

The site is within 5 – 10 minutes drive to the A43 
which links to the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Clear access off the roundabout, into the property 
as well as to the formal parking spaces on the 
opposite side of the road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
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AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops None identified nearby.  Closest appear to be 

located at Tesco Mereway (10-15 minutes walk) 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Good quality post 60s building, up to 2 storeys in 
height 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access road leading two ways, one to the property 
(with formally laid out parking spaces) and one to 
additional formal and informal spaces), and straight 
on into a larger informal car park which provides 
views to some greenspace (sloping downwards 
from the site) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Surrounded predominantly by residential estates as 
well as some greenspace, and borders onto a 
strategic road network 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Phoenix Company 

Vacant units – count and 
describe (also mark on map) 

None 

Vacancy – approx. floorspace 
if known (sq.m) 

None 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
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Opportunities for 
redevelopment / intensification 
/ extension for current use 

Opportunities for intensification and extension onto 
the informal car parking areas which appear 
underused 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – the property has not been 

vacant since the study began 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes – but costs might be too high to justify 
redevelopment for employment use 

For alternative or mixed use? Possibly for housing – but not recommended 
because the operation is successful and has been 
in place for some time 

  
CONCLUSION  
Key points The property has been operational for some time, 

and is set back from the residential areas 
Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN         

Any further advice? The LAA assessment concluded that the site is not 
available.  This supports the recommendation to 
retain the site for employment use 
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QUEENSWOOD OFFICES 
 
 
DATE OF SITE VISIT September 2015/ May 2017 
  
BASICS  
  
Site Name QUEENSWOOD OFFICES 
Site Address Off Newport Pagnell Road 
Site area (ha) 0.7 
Estimated floorspace (sq.m), if 
available 

Not available 

Number of units (approx.) 10 units within 4 blocks 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Built in 1991, these are modern 2 – 3 storey office 

buildings accessible from Newport Pagnell Way 
Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history N/2011/1160: Demolition of garden centre, 

concession buildings and erection of new 
supermarket (Waitrose).  Erection of new retail 
building and storage to serve garden centre and 
new service vehicle road and alterations to vehicle 
access (App 02/11/2012) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Immediate access onto the A45 and 5 minutes from 
the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Access off Newport Pagnell Way, one road access 
into the whole site – adequate.  Access to bus 
services along Newport Pagnell Road but not within 
close proximity 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus services along Newport Pagnell Road, rail 
station in Northampton’s railway station (10 – 15 
minutes drive) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Built in 1991, these 2 -3 storey units, split into 
individual blocks of almost fully operational offices 
are considered to be in excellent condition 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Landscaping outside the area, acceptable layout 
with communal parking servicing the blocks 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Adjoins the Queen Eleanor Public House and hotel 
to the south, and further away are Northampton 
High School for Girls and Wyevale Garden Centre.  
The blocks can be viewed on entry from the 
roundabout so is located on a prominent position.  
Compatible with other uses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Toymaster and insurance companies 

Vacant units – count and 
describe  

None 

Vacancy – approx. floorspace None 
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if known (sq.m) 
Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Limited land available for expansion 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – there was a vacant property in 
2015, but this was occupied in 2017 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Possibly, but the area is detached from the rest of 

the residential area and is close to the busy 
interchange 

  
CONCLUSION  
Key points The site is close to a variety of mixed commercial 

uses and the Queen Eleanor interchange, making 
the site suitable for retention as employment use 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? No 
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203 | P a g e  

 

 
ROSS ROAD  

 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name ROSS ROAD  
Site Address Ross Road 
Site area (ha) 8.4 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 7 plus additional smaller units 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description A mixture of operations occupying older premises.  

Each serviced by its own parking facilities.  Small 
area for public parking and some dedicated 
customer parking, but otherwise, difficult to park.  
Located adjoining residential and recreational 
grounds 

Local Plan designations  JCS Policies E1 (Existing Employment Areas), E2 
(New Office Floorspace) and E3 (Technology 
Realm, SEMLEP, Northampton Waterside EZ) 

Relevant planning history Enterprise Zone and St James LDO 
 
N/2012/1145 (Tripodcrest Contracts): COU from 
warehouse to general industrial including servicing 
and repair of commercial vehicles with ancillary 
offices and on-site parking (approved) 

Any environmental / 
conservation designations? 

Flood zone 

Is the site in the floodplain? Flood Zone 2  
Is it part of a regeneration area 
of other priority area? 

Enterprise Zone 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to the A43 via Edgar Mobbs Way.  Access 
to the M1 and A45 via Upton Way and Danes 
Camp Way 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, Access via Edgar Mobbs Way only, access from 
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new road access Weedon Road has been cut off 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

Bus services along Weedon Road, and cycle 
routes available at Edgar Mobbs Way to Upton and 
the rest of Sixfields 

Describe: eg station, bus stops  
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION  

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Older properties, some could do with updating.  
However, these properties serve the needs of the 
occupiers 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Each property served by individual parking spaces 
for staff and customers, poor quality paving, poor 
layout with limited turning areas, no landscaping 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Overlooking Edgar Mobbs Way, within the 
Enterprise Zone and walking distance to key leisure 
and open spaces, the employment area does not 
appear to capitalise on its surrounding and 
opportunities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, LEO House (Dynamic and PC Cox Ltd), Tripod 
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activities Crest (high visibility clothing), granite and stone 
companies, Ross Road Business Centre 
incorporating security, data centres etc 

Vacant units – count and 
describe  

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Topography/ lack of connectivity to Weedon Road/ 
contaminated land 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Possibly noise related problems for neighbouring 
residents 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes / or refurbishment / modernisation 
For alternative or mixed use? No 
  
CONCLUSION  
Key points The site accommodates units which could be 

offered at a lower rental, and has potential for 
refurbishment.  The area provides local services 
and local employment opportunities so should 
therefore be safeguarded 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? No 
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ROTHERSTHORPE INDUSTRIAL ESTATE (Far Cotton) 
 
 
DATE OF SITE VISIT September 2015/ May 2017 
  
BASICS  
  
Site Name ROTHERSTHORPE INDUSTRIAL ESTATE 
LAA Reference Number LAA0673 
Site Address Old Towester Road 
Site area (ha) 14.6 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) About 60 37 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: retail / sui generis / leisure 
Brief description A healthy and busy employment area with separate 

access and parking facility for groups of buildings.  
On street parking also available.  There is a healthy 
mixture of large scale operators and more small 
and medium enterprises on site 

Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history N/2013/1256: COU of part of unit from offices and 

general industrial (B1/B2) to badminton centre (D2) 
with single storey extension at 60 Rothersthorpe 
Crescent (approved 13/02/2014) 
 
N/2011/0708: COU from industrial (B1/B2) to tyre & 
exhaust repair / replacement to include MOT 
testing station (SG) at 10 Letts Road (approved 
19/12/2011) 

Any environmental / 
conservation designations? 

South of the Grand Union Canal/ flood zone/ some 
contamination 

Is the site in the floodplain? Flood Zone 2 and 3 
Is it part of a regeneration area 
of other priority area? 

Adjoins the Central Area boundary of the adopted 
CAAP 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Accessible to the A43 / A45 via Towester Road and 
Mereway 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 

                                                           
37 https://www.yell.com/s/all+companies-rothersthorpe+avenue+industrial+estate.html 

 

https://www.yell.com/s/all+companies-rothersthorpe+avenue+industrial+estate.html
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 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from local roads including Main Road 
and Rothersthorpe Road.  Some roads on the 
estate are in poor condition and could benefit from 
resurfacing 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops The area is served by buses.  Cycle and pedestrian 
access to the adjoining pocket park, but none 
visible within the estate 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

A mixture of modern and old, large units and 
smaller/ medium sized units, offering a wide range 
of B and sui generis operations 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Typical employment area layout with a main road 
serving the estate, and additional roads accessing 
individual groups of operators.  Minimal on site 
landscaping although the adjoining pocket park is 
within walking distance 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location south of the Grand Union Canal 
and close to key regeneration projects within the 
Central Area.  Within close proximity to Far Cotton 
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Local Centre, Far Cotton recreation ground, library 
and pharmacy 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Airflow Streamlines, Bearward Engineering, Lifting 
Systems, Stagecoach Bus Depot, Prestige Car 
Furnishing, Pinnacle Climbing Centre, NCAAC 
Gymnastics Club, Keystone Roofing Specialist, 
several MOT/ auto related operations, Recycling 
Solutions, and small and medium sized enterprises 
comprising textiles, towing, discount outlets, piano 
repairers etc 

Vacant units – count and 
describe  

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details Not applicable 
 

Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Flood zone 2/ contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential impacts on neighbouring residential units 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes.  The PBA Viability Study 2014 concluded that 
units selected for viability testing have shown that 
their continued use for employment is marginally 
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viable in the current market 
For alternative or mixed use? Possibly 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? The LAA assessment concluded that the site is 
completely within Flood Zone 3 and is therefore 
excluded from further assessment 
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SHARMAN ROAD  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name SHARMAN ROAD  
LAA Reference Number LAA0180/ LAA0766 
Site Address Sharman Road/ Weedon Road 
Site area (ha) 2.4 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 2 main operators 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: former bus depot 
Brief description  
Local Plan designations JCS Policies E1 (Existing Employment Areas) and 

E2 (New Office Floorspace) and E3 (Technology 
Realm, SEMLEP Northampton Waterside EZ) 

Relevant planning history N/2015/0412: Prior Notification for the demolition of 
the former bus club, ambulance building, 
compressor shed, toilet block, boiler room etc (PN 
not required) 

Any environmental / 
conservation designations? 

Flood zone 

Is the site in the floodplain? Flood Zone 3 within the site 
Is it part of a regeneration area 
of other priority area? 

Within the Northampton Waterside Enterprise Zone 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic networks (including A43) via 
local roads including Weedon Road and Edgar 
Mobbs Way  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from both Weedon Road and Edgar 
Mobbs Way, allowing easy access from both the 
town centre and Sixfields 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses available from St James Road, and the area 
is within 10 – 15 minutes walk from Northampton’s 
railway station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Old units, up to 4 storeys in height, some of which 
are boarded up 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access off St James Road or via Lincoln Road, on 
street parking available.  No landscaping, looks 
rundown in parts 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location, on the main road and within the 
Enterprise Zone, and walking distance to St James 
Local Centre and the Saints Rugby grounds   

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Church’s Shoe Factory 

Vacant units – count and 
describe (also mark on map) 

Former bus depot buildings are now vacant and 
have been purchased by Church’s Shoe for 
expansion.  Notice outside the entrance “Acquired 
for expansion” 

Vacancy – approx. floorspace Not known 
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if known (sq.m) 
Vacant unit – agents details None 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Church’s is set to expand its manufacturing 
operation into the site formerly occupied by First 
Bus depot 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

Expansion of the Church’s operation is expected to 
create 150 jobs (source: Northampton Waterside 
Enterprise Zone website) 
 
See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – within the Enterprise Zone, and 

simplified planning rules, there will be options to 
pursue various employment uses 

 4 Unlikely 
 5 No: see conclusion 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

There could be impacts once the new operation on 
the former bus depot site gets underway 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Possibly 
  
CONCLUSION  
Key points Church’s is set to expand its manufacturing 

operation on the former bus depot, which they have 
acquired.  The expansion is expected to create 
around 150 jobs 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? The LAA site assessments concluded that neither 
sites were available for development.  These 
should therefore be retained for employment 

  
 



215 | P a g e  

 

 



216 | P a g e  

 

ST JAMES  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name ST JAMES  
LAA Reference Number LAA808 (part of) 
Site Address Include properties in Harvey Reeves Road and St 

James Mill Road 
Site area (ha) 38 
Estimated floorspace (sq.m), if 
available 

Not available 

Number of units (approx.)  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Located within the Enterprise Zone (and within St 

James LDO), the area is dominated by B uses, and 
sub-divided into smaller groups (eg St James Mills 
Business Park, St James Mill Industrial Estate) with 
individual access and parking provision 

Local Plan designations JCS Policies E1 (Existing Employment Areas) and 
E2 (New Office Floorspace) and E3 (Technology 
Realm, SEMLEP Northampton Waterside EZ) 

Relevant planning history St James Link Road: at Cabinet in January 2018, 
Cabinet approved the purchase of a parcel of land 
owned by Network Rail and to design a new 
section of a road that would connect St James Mill 
Road to Towester Road at the B&Q roundabout.  
 
St James Mill Local Development Order (LDO) 
 
N/2016/0823: full planning permission for vehicle 
emissions test facility from Mahle at Costin House, 
52 St James Road (approved 21/09/2016) – 20 
additional employees 
 
N/2014/0183: proposed new 3,372 sq.m production 
building (B2) with access and parking  for Cosworth 
(approved 09/04/2015) 

Any environmental / 
conservation designations? 

Parts are within the Mineral Safeguarding Area/ 
areas of contaminated land/ hazardous area/ 
historic landfill 

Is the site in the floodplain? Flood Zones 2 and 3 within the site with moderate 
risk of flooding 

Is it part of a regeneration area 
of other priority area? 

Northampton Waterside Enterprise Zone 
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STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access via local roads including Weedon Road and 
Edgar Mobbs Way, which have access to the A43 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from both St James Road / Weedon 
Road and Edgar Mobbs Way.  However, as Edgar 
Mobbs Way is used as an alternative route to 
Weedon Road, St James Mill Road and Harvey 
Reeves Road suffer from traffic problems 
particularly during rush hour 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus services in abundant along Weedon Road and 
St James Road, and the area is within 10 – 15 
minutes walk from Northampton’s railway station.  
There are cycle routes on site connecting the area 
with Sixfields and Upton.  Pedestrian movements 
eased by some zebra and pelican crossings 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

A mixture of old and modern units, of varying sizes 
and quality, suited to the requirements of the 
operators 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Typical layout of a large employment area, 
whereby some units are grouped into smaller scale 
areas with their own access routes, car parking and 
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servicing provisions.  Some areas of greenspace 
within the site, but not much 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location on the edge of the Central Area, 
therefore being close to St James Retail Park, St 
James Local Centre and Northampton’s public 
transport networks.  Compatible with surrounding 
mixed uses although there might be compatible 
issues associated with the housing area nearby 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Cosworth, Mahle, Wrefords Transport, Materials 
Reclamation Facility (Enterprise, Jacksons MOT, 
Neil Faulkner JCB & tip hire etc), Jewsons, Fabric 
Warehouse, St James Mill Industrial Estate (PTS 
plumbing trade, Northampton Radiators, Eurocel 
Building Plastics etc) 

Vacant units – count and 
describe  

St James Mill Business Park: unit 3 (1,621 sq.ft), 
unit 5 (799 sq.ft), unit 6 (802 sq.ft), unit 11 (1,232 
sq.ft) (contact LSH on 01604 664 366 or 
www.lsh.co.uk)  propsearch.com) 
 
1 vacant unit at the junction of St James Mill Road 
and Harvey Reeves Road – no other information 
available 

Vacancy – approx. floorspace 
if known (sq.m) 

See above 

Vacant unit – agents details See above  
Current rent £ per sq ft (sq.m) Business rates discount available 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Within the Enterprise Zone, and St James LDO, the 
operators are able to expand without the need for 
planning permission.  There are opportunities to 
redevelop the older premises and room to extend 
existing properties.  At the time of the site visit in 
June 2017, the following was promoted:  
 
Edgar Mobbs Way: proposed development of high 
quality business/ trade counter units 3,000 – 
40,000 sq.ft (279 – 3,716 sq.m) for sale/ to let.  
Enquiries: TDB Real Estate (01604 604020) or 
www.tdbre.co.uk  

http://www.lsh.co.uk/
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Any constraints on 
redevelopment / intensification 
/ extension 

Floodplain, contamination, hazardous area 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – over the years, there has been 
some small scale vacancies which were re-let 
without difficulties 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Some noise/ smell impacts on residents along 
Lincoln Road 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? No, the site is suitable for employment use within 

the B categories 
  
CONCLUSION  
Key points The area offers a wide range of employment 

opportunities in terms of operator size and 
occupancy.  There are some leisure uses (Go Kart) 
but these uses complement the surrounding area.  
Overall, it is a successful commercial area and 
should be safeguarded.  A small area which are 
used for retail can be considered for removal from 
the designation 

Should the site be 
safeguarded for its existing 
employment use? 

Yes – also because it is within the Enterprise Zone. 
The vacant site adjoining should also be retained 
for employment use. 
 
RETAIN (with the exception of the retail units 
which could be considered for removal) 
 

Any further advice? The LAA assessment concluded that the site was 
not available.  However, as the site assessed is an 
operational retail area, it is considered appropriate 
to remove its employment allocation 
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STUDLAND ROAD 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name STUDLAND ROAD 
LAA Reference Number  Not applicable 
Site Address Off Kingsthorpe Road 
Site area (ha) 4.8 
Estimated floorspace (sq.m), if 
available 

 

Number of units (approx.)  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Mixture of older and modern units, some large 

scale, some sub divided into smaller units.  Some 
units have been demolished housing are either 
under construction or completed 

Local Plan designations JCS Policies E1 (Existing Employment Areas)  
Relevant planning history N/2014/1160: Studland Road – Orbit Homes – 

erection of 51 dwellings with associated access 
and landscaping at AT Toolcentre Ltd, Studland 
Road (approved) 

Any environmental / 
conservation designations? 

Close to flood plain and Kingsthorpe Local Nature 
Reserve 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic routes via local roads such as 
Kingsthorpe Road, St James and Weedon Road to 
the south and Harborough Road / Welford Road to 
the north 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Off Kingsthorpe Road, accessible from Thornton 
Road, Studland Road and Bembridge Drive  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
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 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Buses along Kingsthorpe Road 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mix of older and modern units, ranging from single 
storey to 3 storeys 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Parking facilities available to facilitate each 
operation 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent from Kingsthorpe Road, accessible to a 
range facilities within Kingsthorpe District Centre to 
the north and Asda to the south 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Bell Bathrooms etc, Briggs & Forrester, Queens 
Park Industrial Estate (Fedrigoni UK Ltd occupies 4 
units, R E Trickes, Andre Page Ltd, etc), B A 
International, Spectrum Healthcare, Turners, 
Paintcraft, Target Furniture Ltd 

Vacant units – count and 
describe  

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 
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Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell: with housing schemes being 

permitted 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Possible noise concerns to the south 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points Some areas could be considered for release 

because they have been developed for housing.  In 
addition, some units adjoin existing residential units 
and a more flexible approach could be applied to 
part of this site 

Should the site be 
safeguarded for its existing 
employment use? 

RETAIN IN PART.  REMOVE AREA IN RED 

Any further advice? No 
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WESTGATE 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name WESTGATE  
LAA Reference Number Not applicable 
Site Address Gambrel Road 
Site area (ha) 14.8 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx..) Around 25 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other – car sales 
Brief description A combination of larger scale and small scale 

operations ranging from delivery operations and car 
sales to paints and tile trade 

Local Plan designations JCS Policies E1 (Existing Employment Areas) 
Relevant planning history PA/2016/0151: 9 – 15 Gambrel Road – to provide 

discount foodstore, 197 car parking spaces and 
access to site via Weedon Road (Lidl) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to the A43 via Weedon Road and Upton 
Way 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Vehicle access from Gambrel Road on two sides, 
and pedestrian access from Duston Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Bus services along Weedon Road, pedestrian 
routes on 2 sides from Duston Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of modern, steel framed construction to 
older units in need of refurbishment, in varying 
sizes 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Units accessed off Gambrel Road, good layout, 
operators easily identified, on road and off road 
parking available for customers, staff and visitors 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The front of the area is dominated by car sales 
showroom and Homebase, which means that the 
dedicated employment and business operations 
are partly hidden from Weedon Road.  The uses 
are compatible with majority of the surrounding 
mixed uses including retail, supermarket and 
businesses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

VW and Audi showrooms, Homebase, Carlsberg, 
Norbert Dentressangle, 363, BMB Removals, 
Dyson, Dulux, Tile Choice, Newey Tyre, XPO 
Logistics, Tingley Transport Warehouse 

Vacant units – count and Lotus: 46,060 sq.ft (4,279 sq.m) Agents: JJL (0207 
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describe (also mark on map) 483 4833), TDB (01604 604020) 
Vacancy – approx. floorspace 
if known (sq.m) 

See above/ below 

Vacant unit – agents details See above 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes.   
To note: 12 Gambrel Road is being refurbished 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

None relevant 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely – there were vacant properties in 
2015 which were subsequently occupied in 
2017 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified, other than noise to residents along 
Duston Road 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? No 
  
CONCLUSION  
Key points The area used by Homebase can be excluded from 

the designation because of its retail use.  The rest 
can be safeguarded because they remain 
predominantly successful as a commercial area 
and has good access to local and strategic routes 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN (BUT REMOVE HOMEBASE, HATCHED 
IN RED ON THE PLAN) 

Any further advice? No 
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WESTON FAVELL  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name WESTON FAVELL  
LAA Reference  Not applicable 
Site Address Pyramid Close, Weston Favell 
Site area (ha) 2.8 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 5 (including sub-division) 
Main employment land use Industrial / warehousing 
(in bold) Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Individual blocks of 2 – 4 storey units, serviced by 

private car parking facilities 
Local Plan designations JCS Policies E1 (Existing Employment Areas), E2 

(New Office Floorspace)  
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Adjoins Weston Favell District Centre, which 
includes Lings Forum, health centre and retail 
warehouse units which could be subject to 
regeneration opportunities 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Immediate access to the A43 (Lumbertubs Way), 
providing easy access onto the A45 

Score (please highlight) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Existing visibility splays into the area considered 
excellent - Pyramid Close slopes downwards 
towards each unit 

Score (please highlight) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT  
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ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops Bus stop available within 5 minutes walk of each 

unit, within the parking area of Weston Favell 
shopping mall.  Taxi ranks available on the same 
location 

Score (please highlight) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

2 – 4 storey blocks of modern buildings (post 60s), 
predominantly brick built.  Bridge linking the centre 
with the residential area recently modernised 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Each block is individually services by its own 
private parking spaces.  Bounded by and includes 
trees and open spaces 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Compatible with the mixed use contained within 
Weston Favell Shopping Centre which includes 
retail, A2 offices, banks and building societies, 
health centre, leisure centre and restaurants.  To 
the north are additional greenspaces and 
established residential units. To the south east is 
Northampton Academy, a secondary school 
providing community facilities (accommodation 
rental for sports and extra-curricular activities) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Police Station, Diversey, Underwoods, fed3, 
Sealed Air, CABE, Association of Building 
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Engineers (office and administration)  
Vacant units – count and 
describe  

Shire House, ground floor 

Vacancy – approx. floorspace 
if known (sq.m) 

See above 

Vacant unit – agents details Underwoods (01604 404060) 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Low rise nature of the units and the underused 
parking spaces (site visit undertaken during 
morning working hours) provide room for expansion 
and intensification 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified – although costs associated with 
redevelopment will be a significant factor in viability 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? No 
  
CONCLUSION  
Key points Appears effective for now, but buildings are aging 

and may not be considered fit for purpose by newer 
occupants should they become available.  
However, they provide local employment 
opportunities and services including policing, and 
should therefore be safeguarded.  The area could 
benefit from some expansion/ intensification to 
maximise its potential and capitalise on brownfield 
opportunities 

Should the site be 
safeguarded for its existing 
employment use? 

RETAIN AND EXTEND THE AREA SHOWN IN 
GREEN 

Any further advice? Site area could be extended 
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WOOTTON HALL PARK 
 
 
DATE OF SITE VISIT September 2015/ February 2017 
  
BASICS  
  
Site Name WOOTTON HALL PARK 
LAA Reference Number LAA0344/ LAA0197 
Site Address Mere Way 
Site area (ha) 10.5 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Up to 10 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other - housing 
Brief description Located immediately off Mereway, the site is easily 

accessible from the A45.  It provides a range of 
support and emergency services.  Also 
accommodates NCC offices and a free school 

Local Plan designations JCS Policies E1 (Existing Employment Areas) 
Relevant planning history N/2017/1664 – Wootton Hall Policy HQ: use of 

outdoor sports pitches including pavilion for 
education purposes (in progress) 
 
N/2016/0545 – Wootton Hall Policy HQ: erection of 
temporary modular units and associated alterations 
for educational use for a temporary period of 3 
years (approved) 
 
N/2014/0042 – the Lodge, WHP: erection of single 
and two storey rear extensions for use as meeting 
room and office space, together with additional 
parking spaces (approved 05/03/2014) 
 
N/2013/1210: variation of condition 2 of planning 
permission N/1996/507 to allow offices to be 
occupied by Northamptonshire Police Federation at 
the Lodge (approved 06/01/2014) 
 

Any environmental / 
conservation designations? 

Locally Important Landscape Area on parts of the 
land, Tree Preservation Orders on site 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Off the interchange with access to the A45 and 5 
minutes drive to the M1 
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Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

New traffic light junction constructed just outside 
the area along Mereway in 2016.  However, the 
roads within the area are of poorer quality, 
supported by formal and informal car parking 
spaces 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Nearest stop would be within the Hunsbury 
residential area or Tesco Mereway bus stop 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

New school building (opened in September 2016) 
on site.  Also older units, some in a state of 
disrepair (particularly those used for offices).  Run 
down, porta kabin style offices on site. Buildings 
occupied by emergency services / support service 
appears to be in a reasonable condition 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Formal and informal parking serviced by a single, 
poor quality road network.  Amenity space 
adjoining the site in the form of a playing field, 
which is also a Locally Important Landscape Area 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
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 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The site is within the vicinity of a centre occupied 
by Tesco, a library, Danes Camp Leisure Centre, 
restaurants, hairdressers 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Fire services, residential units, Police 
Headquarters, Northampton Trading Standards, 
Northampton Archaeology Unit 

Vacant units – count and 
describe (also mark on map) 

One vacant unit but not being marketed 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Underused land combined with some run down 
properties provide opportunities for redevelopment 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – because of the nature of the 

mixed use on site 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Noise                                                                                                                                                                                                                              

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly 
For alternative or mixed use? Yes 
  
CONCLUSION  
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Key points Although not considered to be compatible with its 
surroundings, the emergency services need to be 
in a location where they could conveniently leave 
for emergency purposes.  Area occupied by the fire 
service could be designated for community related 
uses.  The rest of the units, including the NCC 
offices, could be located more centrally within 
Northampton (town centre locations preferred).  A 
new road layout with traffic lights have been 
completed 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? The LAA assessment concluded that both sites 
were not available.  However, the site’s 
deallocation from employment will allow alternative 
uses to be considered should the sites become 
available 
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KINGS HEATH / DALLINGTON GRANGE 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name KINGS HEATH  
LAA Reference Number LAA1012 (part of the Dallington Grange SUE) 
Site Address North of Lodge Farm, Harlestone Road 
Site area (ha) 13.32 
Estimated floorspace (sq.m), if 
available 

Not applicable 

Number of units (approx.) Vacant greenfield site 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Open space 
Brief description The site is located immediately to the north of 

Lodge Farm and is separated from this 
employment area by Dallington Brook.  It forms part 
of a larger site currently allocated as a Sustainable 
Urban Extension 

Local Plan designations 
policies 

Part of JCS Policy N7 (Northampton Kings Heath 
Sustainable Urban Extension) 

Relevant planning history Live Dallington Grange application:- 
N/2014/1429: outline planning application for a 
Sustainable Urban Extension comprising up to 
3,000 dwellings including affordable housing, up to 
7.2ha employment land (B1/B2), local centre to 
accommodate food store, 6 shop units, 2 primary 
schools, secondary school, redevelopment of 
Grange Farm and extension of the North West 
Bypass 

Any environmental / 
conservation designations? 

Borders on the area designated as “Area of 
Archaeological Importance” and the North West 
Bypass 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Part of Kings Heath Sustainable Urban Extension 
(SUE) 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

Access to strategic routes via Harlestone Road and 
Weedon Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
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Describe: eg visibility splays, 
new road access 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Will improve when development is implemented 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Accessible to Lodge Farm Employment Area, and 
local centres within Duston and 10 – 15 minutes 
drive to Kingsthorpe District Centre 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Not applicable 

Vacant units – count and Not applicable 
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describe (also mark on map) 
Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m)  
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Not applicable 

Any constraints on 
redevelopment / intensification 
/ extension 

Archaeology / land ownership 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Will be considered as part of the wider scheme 
associated with the Sustainable Urban Extension 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Will be considered as part of the wider scheme 
associated with the Sustainable Urban Extension 

For alternative or mixed use? Will be considered as part of the wider scheme 
associated with the Sustainable urban Extension 

  
CONCLUSION  
Key points Northampton has limited vacant land for new 

developments so these sites should be 
safeguarded for new employment schemes 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN (although boundary of site may change 
within the SUE) 

Any further advice? No 
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MILTON HAM  
 
 
DATE OF SITE VISIT August 2015/ March 2017 
  
BASICS  
  
Site Name MILTON HAM  
LAA Reference LAA0804 
Site Address  
Site area (ha) 10 
Estimated floorspace (sq.m), if 
available 

 

Number of units (approx) Vacant greenfield site 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other – open space 
Brief description The site is located at the junction of the motorway’s 

Junction 15a.  It is currently an open space, 
surrounded by other open spaces, the motorway to 
the south and residential units further north 

Local Plan designations JCS Policies E1 (Existing Employment Areas) 
Relevant planning history N/2015/0335: redevelopment comprising a new 

distribution centre (B8) including related service 
roads, access and servicing – applicant Travis 
Perkins Ltd (refused and dismissed on appeal)  

Any environmental / 
conservation designations? 

Flood zone 

Is the site in the floodplain? Flood Zone 2 and 3 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, M43 
etc 

On the junction of the M1 and A43 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from the A5123 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Will be improved through any new on 
developments on site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location on Junction 15 of the M1. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Not applicable. 

Vacant units – count and 
describe (also mark on map) 

Not applicable 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 

Not applicable 
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/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

Not applicable 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential impacts to residents to the north when 
development is implemented. 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Employment generating use 
  
CONCLUSION  
Key points Northampton has limited vacant land for new 

developments so these sites should be 
safeguarded for new employment schemes. 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? The LAA assessment concluded that the site is not 
available.  However, the landowner is seeking to 
develop commercial use on the site and it should 
therefore be retained for employment purposes 
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ALBION HOUSE 
 
 
DATE OF SITE VISIT September 2015/ February 2017 
  
BASICS  
  
Site Name ALBION HOUSE 
LAA Reference Number LAA0731 
Site Address Junction of Albion Place and Victoria Promenade 
Site area (ha) 0.2 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 1 office block 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description 3 – 4 storey office block, accessed only from Albion 

Place with around 20 parking spaces.  
Local Plan designations None 
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Adjoins areas currently being developed and areas 
promoted for development including the student 
accommodation at St John’s car park and the 
proposed hotel accommodation north of the site. 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Victoria Promenade has access to Bedford Road, 
which is less than 5 minutes drive away from the 
Barnes Meadow Interchange (A45/A43/M1 
accessible) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from Albion Place only.  Although visible 
from Victoria Promenade, visitors and occupants 
need to drive north towards Derngate to access 
Albion Place 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Walking 10 to 15 minutes walk from both the North 
Gate bus station and Northampton Railway Station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Appears to be 1960s / 70s building in relatively 
good condition, 3 – 4 storeys high 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access from Albion Place, parking distributed 
around the building.  Spaces for manoeuvring are 
tight.  There are further public car parking facilities 
to the north.  No on site landscaping but opposite is 
Becket’s Park and further along is Midsummer 
Meadow 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The building occupies a prominent position 
overlooking Becket’s Park, adjoining the new 
student accommodation at St John’s and walking 
distance to the primary shopping area of the town 
centre.  It is within close proximity to the Royal and 
Derngate theatre  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Unit 3: Davenport Curo Ltd 
Unit 4: Blue Microelectrics Ltd 
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Unit 7: Abbey Ross Property Consultants 
Vacant units – count and 
describe (also mark on map) 

Suites 1, 2, 5, 6 - vacant 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Managing Agent: Claire Perry (01604 233 331) 
 

Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Possibly 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly 
For alternative or mixed use? Possibly  
  
CONCLUSION  
Key points This office block is dated and half of the property is 

vacant.  With the relocation of the University of 
Northampton, the availability of student 
accommodation, new developments within close 
proximity of the property, the chances of it being 
used long term for offices is questionable.  
Releasing it from an employment designation 
would open up opportunities for maximising the 
potential use of this town centre property 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? The LAA assessment concluded that the site is not 
available.  However, releasing it from an 
employment allocation will allow alternative uses to 
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be considered, should it become available 
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ANGEL STREET / BRIDGE STREET AREA 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name ANGEL STREET / BRIDGE STREET AREA 
LAA Reference Number LAA0850/ LAA0851/ LAA0852/ LAA0332 
Site Address Angel Street / Bridge Street / Fetter Street 
Site area (ha) 1.4 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 5 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other – student welfare unit / car park 
Brief description Located partly within a Conservation Area, the area 

accommodates a range of buildings including 
Grade II listed building and buildings on the local 
list, used for mixed use incorporating offices, retail, 
education and housing to the east and car parking 
to the west. Most of the site accommodates Angel 
Square, the new offices of Northamptonshire 
County Council  

Local plan designations  Part of CAAP Policy 21 (Angel Street) 
Relevant planning history N/2016/1193 (Vulcan Works): variation of condition 

for COU to provide community arts hub with 57 
workshops and meetings spaces (approved) 
 
N/2014/0213: erection of new building – offices & 
ancillary accommodation including café, 138 
parking spaces, cycle park, flexible space for part 
A1, A2 or A3 use (app in principle subject to 
conditions, 6th May 2014) 
 
N/2014/1452 at 13/15 Guildhall Road – COU of 
13/15 Guildhall Road to 13 bed hotel with café, 
restaurant and retail including demolition and 
reconstruction of rear extension and installation of 
fume extraction flue and rear dormers (Approved 
18/02/2015) 
 
N/2014/1328: at 36 Guildhall Road (Vulcan Works, 
nos 34 to 38) – COU to provide a community arts 
hub including 57 workshops, meeting spaces and 
associated amenities including alterations and 
refurbishment of existing building and demolition of 
existing structures (Approved 11/05/2015) 
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N/2015/0780: erection of cinema and creation of 
external terrace at Royal & Derngate Theatres Errol 
Flynn Filmhouse (approved 03/11/2015) 

Any environmental / 
conservation designations? 

Listed buildings and Conservation Area plus 
heritage assets consideration (see Derngate CA 
Appraisal & Management Plan 2006) 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Project Angel and Vulcan Works.  Within 
Northampton Waterside Enterprise Zone 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, accessible to strategic 
network via local town centre routes including 
Bedford Road and Barnes Meadow Interchange 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Guildhall Road slopes from north to south, making 
the area visible from Victoria Promenade and 
houses along Victoria Gardens 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Close proximity to North Gate bus station and 10 
minutes walk to the railway station.  Town centre 
location facilitates walking, cycling provision 
available via SUSTRAN routes from Beckets Park 
and the Lakes 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Accommodates heritage assets including listed 
buildings and buildings on local list.  Also occupied 
by modern office block which was built in 2017 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
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 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Heritage assets slopes southwards along Guildhall 
Road, with parking facilities on the western section 
and additional parking facility at St John’s car park.  
Walking distance to Becket’s Park and Midsummer 
Meadow, and Barnes Meadow Local Nature 
Reserve 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent town centre location adjoining the 
University of Northampton Hall of Residence (St 
John’s) within close proximity to Becket’s Park  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northamptonshire County Council, Berties 

Vacant units – count and 
describe  

Former Vulcan works building 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Northampton Borough Council 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Enterprise Zone 

Any constraints on 
redevelopment / intensification 
/ extension 

Listed building (Grade II) 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
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CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential noise issues  

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Part of Project Angel and Vulcan Works hub 
For alternative or mixed use? Part of Project Angel and Vulcan Works hub 
  
CONCLUSION  
Key points The site accommodates the Northamptonshire 

County Council offices and will eventually 
accommodate some creative industries supported 
by the University of Northampton.  The site 
therefore needs to be protected for employment 
and employment generating uses 

Should the site be 
safeguarded for its existing 
employment use? 

RETAIN 

Any further advice? The LAA assessments concluded these sites are 
not available.  This is because of the ongoing and 
emerging employment uses on the site.  Its 
retention for employment allocation is therefore 
considered to be appropriate 

  
 
 
 



257 | P a g e  

 

 

 
 



258 | P a g e  

 

AVON NUNN MILLS 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name AVON NUNN MILLS 
LAA Reference Number LAA0201 (part of) 
Site Address Nunn Mills Road 
Site area (ha) 1.2 
Estimated floorspace (sq.m), if 
available 

Office (10,659 sq.m) 

Number of units (approx.) 1 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Accommodates the Headquarters of Avon Nunn 

Mills and leisure provision (park and marina)  
Local Plan designations Within CAAP policies on The Waterside: Avon / 

Nunn Mills / Ransome Road (Policy 28), Flood 
Zone 2/ 3 (Policy 5), Waterside (Policy 25) 

Relevant planning history N/2013/0912: Outline planning permission for new 
campus for University of Northampton (approved in 
principle subject to conditions, 17th December 2013 
and 12th September 2014): 
 
Redevelopment of the site as a new campus for the 
University of Northampton proposal includes: 

• Up to 40,000 sq.m university floorspace 
• Up to 15,000 sq.m retail floorspace (up to 

1,800 sq.m of A1, up to 150 sq.m of A2, up 
to 1,600 sq.m of A3/A4) 

• Up to 1,500 beds of student 
accommodation 

• Reuse of listed locomotive shed (520sq.m) 
 
N/2013/0835: Change of use to increase residential 
moorings at marina by 12, erection of garage unit 
(Approved) 
 
N/2009/0813: Construction of 82 berth marina with 
mixed leisure use (76 berths) and residential use (6 
berths) and associated works (Approved) 
 
N/2006/1181: Demolition of existing Avon buildings 
and erection of a 5 storey office building, new 
access etc (Approved) 

Any environmental / 
conservation designations? 

Floodplain, close to the Barnes Meadow Local 
Nature Reserve, Listed Building shed to the south 
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of the area 
Is the site in the floodplain? Flood Zone 2/ 3 
Is it part of a regeneration area 
of other priority area? 

Part of a wider regeneration area for Waterside, 
incorporating additional offices, housing, leisure 
and educational uses.  Located within the 
Enterprise Zone 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to Bedford Road, and the Barnes Meadow 
Interchange, which is linked to the A45/ A43 and 
the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Access off Bedford Road.  A new access road 
bridge has also been constructed off Bedford Road 
to service the site of the new University 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops 15 minutes walk from Northampton railway station 
and 10 minutes walk from North Gate Bus Station  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Modern building built post 2006 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Parking facilities in place for existing Avon HQ 
occupants.  Landscaping in the form of an open 
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space and eating area overlooking the River 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent building, which can be viewed from 
various parts of the town centre and beyond 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Avon Headquarters 

Vacant units – count and 
describe (also mark on map) 

None 

Vacancy – approx. floorspace 
if known (sq.m) 

None 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Limited due to surrounding uses 

Any constraints on 
redevelopment / intensification 
/ extension 

Existing established surrounding uses/ 
contaminated land/ flood zone 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? As part of a wider regeneration scheme within the 
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Enterprise Zone 
For alternative or mixed use? As part of a wider regeneration scheme within the 

Enterprise Zone 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

RETAIN THE AREA OCCUPIED BY AVON HQ 
AND RELEASE THE REST OF THE SITE FROM 
EMPLOYMENT ALLOCATION 
 

Any further advice? The LAA assessment concluded that the site is 
completely within Flood Zone 3 and is excluded 
from further assessment.  The site occupied by 
employment use is recommended for retention 
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BEDFORD ROAD  
 
 
DATE OF SITE VISIT September 2015/ March 2017/ May 2017 
  
BASICS  
  
Site Name BEDFORD ROAD  
LAA Reference Number LAA0173 (car sales area only) 
Site Address Junction of Cliftonville Road / Bedford Road 
Site area (ha) 9 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Up to 20 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: car sales 
Brief description A mixture of office buildings and car sales / 

showrooms fronting Bedford Road and Cliftonville 
Road, and general industrial units to the rear  

Local Plan designation CAAP policies on Office and Business Use (Policy 
15), Flood Zone 3 (Policy 5) 

Relevant planning history N/2016/0322 (Progress Skoda): extension and 
alterations to existing motor dealership premises, 
including alterations to existing showroom, new 
workshop and MOT facilities and reconfiguration of 
the site with valeting and refuse facilities 
(approved) 
 
N/2014/1227: units 15 – 17 Norman-D-Gate: 
extension of existing car showroom, remodelling of 
existing building and reconfiguration of adjacent 
existing car park (approved) 

Any environmental / 
conservation designations? 

Flood zone and contamination 

Is the site in the floodplain? Flood Zone 2 
Is it part of a regeneration area 
of other priority area? 

NCC are consolidating their office premises and 
moving into Angel Square 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Within close proximity to Barnes Meadow 
Interchange, which has connections to the A45 / 
A43 / M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
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Describe: eg visibility splays, 
new road access 

Premises are accessible directly off the main roads 
or from Riverside  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Cycle routes along Bedford Road and within 
Midsummer Meadow opposite.  About 15 – 20 
minutes walk to the railway station and 10 – 15 
minutes walk from the existing bus station 
(Greyfriars) and new bus station (at the Drapery) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

A range of old (60s) and modern units, from single 
storey showrooms to 2 storey general industrial 
units and 6 storey offices 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Each premises served by access roads and 
parking facilities, with some landscaping and 
mature trees on site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The premises are surrounded by a range of land 
uses including residential, open spaces within 
Midsummer Meadow and Becket’s Park, the 
marina and health services. Opposite the site is the 
Avon Cosmetics Headquarters, and the land 
adjoining will eventually be occupied by the 
University campus 

Score (please tick) 1 Excellent 
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 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Former Northamptonshire County Council 
(Riverside House), BMW garage, Richard Sanders 
garage, Highfield (out of hours doctors), BSS 
pipeline and heating solutions, Northampton 
Orthotic Clinic 

Vacant units – count and 
describe  

Riverside House: enquiries to TDB 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details TDB (01604 604020) 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination  

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly and/ or mixed use.  However, the PBA 
viability Study 2014 concluded that Riverside 
House is unlikely to be viable for 100% 
employment use for the foreseeable future 

For alternative or mixed use? Yes 
  
CONCLUSION  
Key points With plans underway to relocate County Council 

officers into the town centre, there is a likelihood 
that Riverside House will be vacated.  An 
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opportunity arises for alternative uses to be 
considered, including those accepted under the 
new Permitted Development Rights  

Should the site be 
safeguarded for its existing 
employment use? 

Although included in the CAAP as a safeguarded 
employment area, viability assessment for 
Riverside House demonstrate that employment use 
is not viable in the longer term.  Some of the 
buildings are used for medical purposes including 
out-of-hours doctors.  There is also a dominance of 
car showrooms, which is Sui Generis and is not 
therefore within the B categories nor is it 
considered to be employment “generating”.  It is 
therefore considered difficult to justify its 
safeguarding for employment allocation when 
taking into account the requirements of the NPPF.  
In addition, opposite the site is where the University 
of Northampton will be relocating, therefore 
opening new opportunities for this site.  Removing 
the designation will allow other uses to be positively 
considered.  
 
REMOVE 

Any further advice? The LAA assessment concluded that the site was 
not available.  However, the site’s deallocation from  
employment use will allow it to be considered for 
alternative uses if it becomes available and 
capitalise on the new University development 
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 CHRONICLE & ECHO (FORMER)  
 
 
DATE OF SITE VISIT August 2015/ March 2017 
  
BASICS  
  
Site Name CHRONICLE & ECHO (FORMER)  
LAA Reference LAA0336/ LAA0866 
Site Address Upper Mounts 
Site area (ha) 1.2 ha  
Estimated floorspace 
(sq.m), if available 

Vacant site 

Number of units 
(approx..) 

Vacant site 

Main employment land 
use 

Industrial / warehousing 

 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Vacant 
Brief description Vacant site, formally accommodated by a 2 storey property 

comprising an office and reel store, with car parking to the 
rear (about 150 spaces).  Property demolished in 2014 

Local Plan designations Part of CAAP Policy 23 (Upper Mounts / Great Russell 
Street) 
 

Relevant planning 
history 

N/2015/0333 (approved in principle): hybrid planning 
application comprising: 

• Full planning application for the erection of a 1,810 
sq.m new retail food store with associated access 
from Earl Street 

• Outline planning application with all matters reserve 
except for up to 19 dwellings 

Any environmental / 
conservation 
designations? 

No, but it adjoins the Boot and Shoe Conservation Area. 

Is the site in the 
floodplain? 

No 

Is it part of a 
regeneration area of 
other priority area? 

Part of Policy 23 (Upper Mounts/ Great Russell Street) in the 
CAAP 

  
STRATEGIC ACCESS  
Describe: proximity to 
M1, A43 etc 

Town centre location, on Upper Mounts, accessible to 
strategic access only through local routes including Bedford 
Road to the south (access to M1 / A43 / A45) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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LOCAL ACCESS  
Describe: eg visibility 
splays, new road 
access 

Visible position on the junction of Upper Mounts and St 
Michael’s Road, with 150 parking spaces 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / 
PEDESTRIAN AND 
CYCLE 
ACCESSIBILITY 

 

Describe: eg station, 
bus stops 

Within 10 minutes walk of the North Gate bus station, and 15 
to 20 minutes walk from the railway station.  Walking 
distance to the core of the town centre with its retail and 
leisure facilities.  Walking distance to community facilities 
including Northampton General Hospital 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY 
AND CONDITION 

 

Describe: eg age, type, 
variations and mix of 
modern and old 

Vacant site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL 
ENVIRONMENT 

 

Describe: layout, 
parking, servicing, 
landscaping etc 

Vacant site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL 
ENVIRONMENT 

 

Describe: prominence, Prominent Central Area location, which makes office use 
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compatibility of 
surrounding uses, 
access to amenities etc 

compatible with adjoining mixed uses such as a pub, leisure 
and sports centre, and residential 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-
DEMAND 

 

Main occupiers – 
names, activities 

Not applicable 

Vacant units – count 
and describe  

Not applicable 

Vacancy – approx.. 
floorspace if known 
(sq.m) 

Not applicable 

Vacant unit – agents 
details 

Not applicable 

Current rent £ per sq ft 
(sq.m) 

Not applicable 

Opportunities for 
redevelopment / 
intensification / 
extension for current 
use 

Limited.  Site currently subject of a planning application for a 
supermarket and housing 

Any constraints on 
redevelopment / 
intensification / 
extension 

None identified for proposed use, which will generate 
employment.  Slight contamination but capable of being 
mitigated 

Other market 
intelligence – enquiries, 
opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, 
would it be reoccupied 
for its current use? 

1 Definitely 

 2 Likely  
 3 Hard to tell  
 4 Unlikely 
 5 No: the site will be developed for retail (supermarket) 

and housing 
  
CURRENT USE – 
IMPACT 

 

Any adverse impacts of 
existing use on 
neighbours / the 
environment 

None identified 

  
POTENTIAL FOR  
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COMPREHENSIVE 
REDEVELOPMENT? 
For employment use? No 
For alternative or mixed 
use? 

Yes, as part of a mixed use 

  
CONCLUSION  
Key points Approval granted for supermarket and housing uses 
Should the site be 
safeguarded for its 
existing employment 
use? 

REMOVE 

Any further advice? The LAA assessment concluded that the site was available 
for development meaning that its employment allocation 
does not need to be retained 
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EASTERN ISLAND 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name EASTERN ISLAND  
LAA Reference Number LAA1023/ LAA0331 
Site Address Junction of Wellington Street and Lady’s Lane 
Site area (ha) 0.4 
Estimated floorspace (sq.m), if 
available 

Greenfield site 

Number of units (approx.) Not applicable 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: open space 
Brief description Open space with mature trees 
Local Plan designations CAAP Policy 17: Strategic Sites Grosvenor Centre 

CAAP Policy 3: Priority Public Realm Improvement  
CAAP Policy 12: Proposed extension to PSA  

Relevant planning history None relevant 
Any environmental / 
conservation designations? 

Adjacent to Conservation Areas 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Adjoins the Grosvenor Centre proposed 
redevelopment 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Located within the core of the town centre, the site 
is not immediately accessible to strategic routes – 
but is within 10 minutes drive to Barnes Meadow 
Interchange which has access to the A45/ A43/ M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Town centre location, locally accessible from 
Lady’s Lane and Wellington Street 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
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AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops Within close proximity to North Gate Bus Station 

and 10-15 minutes walk to the railway station 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Open space with mature trees and pedestrian route 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location within the town centre, on the 
edge of large scale redevelopment proposals and 
town centre improvement schemes.  Site is 
pedestrian friendly and has access to a range of 
car parking facilities within minutes away 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Not applicable 

Vacant units – count and 
describe  

Not applicable 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 

To be considered as part of a wider area for 
regeneration 
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/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Policy 17 seeks the delivery of main town centre 
uses so there is potential for the site to deliver 
employment use 
RETAIN  

Any further advice? The LAA assessment concluded that the site is 
available 
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GRAFTON STREET NORTH 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name Grafton Street North 
LAA Reference Number LAA0477/ LAA0537/ LAA0819 
Site Address Grafton Street 
Site area (ha) 3.6 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 40-50 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: housing, community use, religious use 
Brief description Quorn Way has a range of business operators, as 

well as a storage company. Areas along the 
eastern end of Grafton Street and St George’s 
Street are primarily houses and community facility. 

Local Plan designations CAAP policies on Office and Business Use (Policy 
15)  

Relevant planning history N/2012/1045 at 6 Quorn Way: COU from self drive 
hire premises to car repairs/tyre sales (approved 
04/12/2012) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to M1 and A45 via Bedford Road to the 
south east 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Easily accessible from Grafton Street and St 
George’s Street, although parking can be an issue 
unless accessing Quorn Way.  Lower Priory Street 
and Upper Priority Street are not accessible by cars 
because they are barriers on the roads 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
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 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops 10 – 15 minutes walk from Northampton railway 
station and North Gate Bus Station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of relatively modern units and Victorian 
properties. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Accessible roads, all leading to Quorn Way and 
Upper Priory Street business premises.  Small 
wooded area close to the petrol station.  Limited 
landscaping elsewhere 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities 
etc 

Area is close to the railway station, Millers Meadow 
and town centre retailing and services 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Lok & Store, Ace Gearbox, Brown Brothers 
distribution, Northampton MOT centre, Formula 
One Auto Centres, Franklins Silencers, residential, 
places of worship 



279 | P a g e  

 

Vacant units – count and 
describe (also mark on map) 

None obvious but there is an advertisement: 
Grafton Trade Park to let – 
Unit 3 (5,575 sq.ft) 
Unit 14 (3,932 sq.ft) 

Vacancy – approx. floorspace 
if known (sq.m) 

See above 

Vacant unit – agents details Drake Commercial (01604 620616) 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Housing conversions at the eastern end.  
Contamination on parts of the site 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely: but only within the cluster of 
operational businesses 

 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Noise where the operation adjoins residential use 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes, but only on part of the site 
For alternative or mixed use? For the areas not recommended for retention 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

 
 
RETAIN IN PART, REMOVE THE REMAINDER 

Any further advice? Small sections of the site have been assessed for 
the purposes of the Land Availability Assessments.  
Some of these have been assessed as not 
available.  Whilst this may be the case, its de-
allocation from employment allocation, based on 
employment assessment, means that alternative 
uses can be considered in the future 
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GREAT RUSSELL STREET (rear of former Chronicle & Echo) 
 
DATE OF SITE VISIT August 2015/ March 2017 
  
BASICS  
  
Site Name GREAT RUSSELL STREET 
LAA Reference Number LAA0335/ LAA0814/ LAA0844/ LAA0845/ LAA0889 
Site Address Great Russell Street / Clare Street 
Site area (ha) 1 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (Approx) Up to 10 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: retail / housing 
Brief description An underused area occupied by a mixture of retail, 

leisure and business uses supported by car parking.  
Some areas are overgrown, some buildings are in a 
state of disrepair 

Local Plan policies CAAP policies on Upper Mounts / Great Russell Street 
(Policy 23), Conservation Area (Policy 1)  

Relevant planning history N/2016/1434 (temporary car park, Great Russell 
Street): proposed construction of 12 dwellings (in 
progress) 
 
N/2016/0319 (temporary car park, Great Russell 
Street): erect 24 maisonettes (refused) 
 
N/2014/1279 (Former Top of the Town Nightclub): 73 – 
91 Great Russell Street – full planning permission for 
the construction of 3 storey building to provide offices, 
12 flats and basement parking (approved) 

Any environmental / 
conservation designations? 

Included in the Boot and Shoe Quarter Conservation 
Area 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Part of CAAP 23 (Upper Mounts / Great Russell Street 
Strategic Development Site) 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, on Upper Mounts, accessible to 
strategic access only through local routes including 
Bedford Road to the south (access to M1 / A43 / A45) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
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Describe: eg visibility splays, 
new road access 

Accessible and visible from local roads including Great 
Russell Street, Earl Street and Clare Street  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Within 10 minutes walk from the North Gate bus station 
and 15 to 20 minutes walk of the railway station.  
Walking distance to the town centre and Kettering 
Road, which is also served by buses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Victorian and modern premises, some of which are in a 
state of disrepair 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Accessible from three sides: Clare Street, Overstone 
Road and Great Russell Street.  Parking facilities 
available along Great Russell Street, although these 
are of informal, sub-standard provision.  There are 
areas which are fenced off and vacant.  Some areas 
are overgrown  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

“Air of neglect” (extract from Inspector’s appeal letter, 
7th March 2013).  Uses compatible with the area to the 
north.  Accessible to community centres, churches, and 
Kettering Road/ Racecourse 

Score (please tick) 1 Excellent 
 2 Good 
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 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Picture Perfect, RACA International, Continental 
Supermarket, Mumbai Dreams restaurant, Balti King 
restaurant, The Crispin Public House, The Discount & 
Ex Catalogue warehouse 

Vacant units – count and 
describe  

3 properties fronting Earl Street  

Vacancy – approx.. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

None identified that could not be mitigated against, like 
contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly, as part of mixed use 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

There has been a historical attempt to deliver schemes 
here but this has not been achieved to date.  Removing 
its designation will allow the site to be considered for 
alternative uses which will maximise this underused 
land. 
REMOVE 

Any further advice? The LAA assessment concluded that the site is 
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available for development.  Its deallocation from 
employment designation supports this conclusion 
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HAZELRIGG HOUSE AND ADJOINING UNITS  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name HAZELRIGG HOUSE AND ADJOINING UNITS 
LAA Reference Number Not applicable 
Site Address Marefair/ Freeschool Street 
Site area (ha) 0.4 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 9 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: housing / flats 
Brief description Accommodates a combination of offices and a taxi 

company 
Local Plan designations CAAP policy on Office and Business Use (Policy 

15) 
Relevant planning history PN/2014/0044 (Saxon Court, 4 Freeschool Street): 

COU from office to 3 no 2 bed flats  
 
N/2012/0455 (2 Freeschool Street): COU from 
offices (B1) to 3 x 2 bed flats with Juliette balconies 
(approved 25/06/2012) 
 
N/2002/1180: Change of use and conversion from 
office use to children’s day nursery (App 
07/11/2003) 

Any environmental / 
conservation designations? 

Adjoins a Scheduled Monument / contains a 
statutory listed building 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to strategic routes via local roads including 
Weedon Road and Bedford Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Access directly from Marefair, with parking facilities 
to the rear 

Score (please tick) 1 Excellent 
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 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Walking distance to Northampton’s railway station, 
and within 5 – 10 minutes walk from the North Gate 
bus station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of old and modern / refurbished units, 
including the Grade II listed Hazelrigg House – one 
of Northampton’s oldest building built in the 16th 
century (2 ½ storey Tudor building) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Although located at Marefair, car access available 
via Freeschool Street and the side entrance into 
Saxon Court.  Car parking available 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location on Marefair, adjoining the 
historic St Peter’s Church and walking distance to 
the railway station, town centre retail and leisure 
facilities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, Bounds taxi, Anglian Home Improvement, Unite the 
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activities Union and Chartered Institute of Waste 
Management (CIWM) 

Vacant units – count and 
describe  

Hazelrigg House 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Listed building on site and adjoining Scheduled 
Ancient Monument/ hazardous area in parts 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – as units have been vacant for some 

time 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? No 
For alternative or mixed use? Mixed use 
  
CONCLUSION  
Key points Some units have been converted to residential.  

The remaining units are capable of being converted 
to residential under the new Permitted 
Development Rights.  Allowing alternative uses to 
be considered will ensure that heritage assets can 
be effectively protected 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? No 
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VARIOUS: HAZELWOOD ROAD, SPRING GARDENS AND 
CHEYNE WALK AREA 

 
 
DATE OF SITE VISIT September 2015/ February 2017 
  
BASICS  
  
Site Name VARIOUS EMPLOYMENT AREAS WITHIN 

HAZELWOOD ROAD, SPRING GARDENS AND 
CHEYNE WALK AREA 

LAA Reference Number LAA0330/ LAA0891/LAA0849/ LAA848/ LAA0847/ 
LAA0846 

Site Address Includes Hazelwood Road, Spring Gardens, 
Cheyne Walk, Derngate, Spencer Parade and 
Castilian Terrace 

Map reference  
Site area (ha) 0.78 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) Not known 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: residential homes, medical/health and 

wellbeing centres 
Brief description A mixture of residential, commerce, community 

facility and leisure.  Cheyne Walk accommodates a 
row of Victorian villas  

Local Plan designations CAAP Policy 15: Office and business use 
CAAP Policy 35: Telecom Exchange – mixed use 
comprising offices and other uses including 
residential 

Relevant planning history N/2016/1490 (3-5 Castilian Terrace): COU from 
office to residential town houses (in progress) 
 
PN/2015/0045: COU from offices to 20 apartments 
at 2 – 2A Castilian Street 
 
N/2013/0773: Change of use from HIMO (Sui G) to 
care home (C2) at 9 – 11 Hazelwood Road (App 
11/09/2013) 
 
N/2013/0500: conversion of existing office space to 
form 7 new residential flats (App 02/07/2013) 
 
N/2013/0236: Change of use from research & 
development offices (B1) to activity centre for 
persons with learning difficulties (D1) (App 
28/05/2013) 
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N/2009/0935: Demolition of existing building 
(former YMCA at 4 – 5 Cheyne Walk) to build a 4 
storey, 72 bed nursing home and ancillary works 
(App 22/01/2010) 

Any environmental / 
conservation designations? 

Conservation Area along the west. 1 – 9 Spencer 
Parade, 1 Cheyne Walk and 74 St Giles Street are 
Grade II listed buildings.  Locally listed building at 
number 6 Castilian Street, and 2 and 3 Cheyne 
Walk and 76 St Giles Street 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, accessible to Bedford Road 
and the Barnes Meadow interchange 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Town centre location, easily accessible by local 
roads including Billing Road (from the east) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Walking distance to North Gate bus station.  Cycle 
routes at Billing Road and south of the area at 
Becket’s Park. Town centre area suitable for 
pedestrian movement 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

There is a mix of building quality, age and condition 
resulting from the amalgamation of several 
employment premises.  These include: 
 

• Spencer Parade / Cheyne Walk: 19th 
century Jacobean style Grade II listed 
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buildings 
• Castilian Street / Castilian Terrace: 19th 

century terrace includes one building on the 
local list 

• Post war group of British Telecom buildings 
ranging from 4 – 8 storeys in height 

• Charles House at Derngate – 5 storey 
modern detached building 

Score (please tick) 1 Excellent – mix of heritage and modern 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Roads have parking facilities, with some larger 
commercial units supported by their own private car 
parks (eg Charles House car park to the rear, and 
Nationwide Car Parks Ltd at Hazelwood Road).  
Part of a one way system 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Town centre location, partly within a Conservation 
Area and adjoins Northampton’s Cultural Quarter.  
Compatible with adjoining town centre uses, 
accessible to retail, leisure and community facilities 
/ open space including St Giles Church and church 
grounds to the north and Becket’s Park to the south 
east 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Various including solicitors firms, accountancy and 
personnel, surveyors, architects, training 
personnel, recruitment consultants, 
psychotherapists, cosmetic surgery, clubs, 
community facilities and retail – such as: 
 

• King West / Drake Commercial / GSS 
Architect 

• Hewitsons / Franklins  
• Sevacare (caring professionals) / Relate 

and other counselling services / Willow Tree 
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clinic 
• Imperial Restaurant  

 
Vacant units – count and 
describe (also mark on map) 

Charles House 
5 storey unit with rear car parking 
1,129 – 7,193 sq.ft (105 – 668 sq.m) 
Drake Commercial (01604 620 616) 
Budworth Hardcastle (01604 60 40 70) 
http://charles-house.co.uk  

Vacancy – approx. floorspace 
if known (sq.m) 

See above 

Vacant unit – agents details See above 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes, particularly to the rear of some properties. 

Any constraints on 
redevelopment / intensification 
/ extension 

Conservation Area and Listed Buildings on site/ 
hazardous area/ contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – particularly with recent changes 

to Permitted Development Rights 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes but other uses will also be possible 
For alternative or mixed use? Yes including change of use to residential 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

No.  Following an increase in Prior Notification 
applications and subsequent change of uses, and 
conversions from offices to alternative uses, it is 
recommended that a more flexible approach be 
applied to this allocation with the exception of the 
British Telecom Exchange site, to ensure that some 
form of employment use remains on site 
REMOVE ALL EXCEPT FOR THE BRITISH 
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TELECOM EXCHANGE SITE  
Any further advice? The LAA assessment concluded that the sites were 

not available mainly because they were operational 
or they have been converted into housing.  
However, the varied uses within the area, 
combined with changes to permitted development 
rights mean that their deallocation from 
employment designation (apart from the BT site) is 
recommended 
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LOWER MOUNTS / ALBERT PLACE 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name Lower Mounts / Albert Place 
LAA Reference Number LAA0735/ LAA0736/ LAA0749  
Site Address Sites at Lower Mounts, Abington Street and Albert 

Place 
Site area (ha) 0.74 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.)  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office including Job Centre 
 Mixed B Uses 
 Other – Building society, retail, BBC Radio 

Northampton 
Brief description Post war and Victorian buildings located within the 

town centre boundary.  Compton House under 
construction for COU from offices to apartments 

Local Plan designations 
 

CAAP Policy 15: Office and business use 

Relevant planning history PN/2013/0021 (Compton House, Abington Street): 
COU from offices to 94 apartments (approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, accessible to Bedford Road 
and the Barnes Meadow interchange 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Close to the Bedford Road / Cheyne Walk 
interchange which allows quick access to the 
Barnes Meadow Interchange – which has access to 
the A45, A43 and the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
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 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Within 5 - 10 minutes walk from North Gate Bus 
Station, and a further 10 minutes walk to 
Northampton railway station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Post war and Victorian buildings located within the 
town centre boundary 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Parking spaces available at Albert Place, the rest of 
the premises have access to buses.  Nuns grave 
opposite the properties in Albert Place 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent buildings fronting Lower Mounts, 
including Job Centre and BBC Radio Northampton.  
Immediate access to town centre facilities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Job Centre, BBC Radio Northampton, David Niven 
House, Concept Care Solutions 

Vacant units – count and 
describe 

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

None identified 
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Vacant unit – agents details None identified 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Possibly within the site 

Any constraints on 
redevelopment / intensification 
/ extension 

None that could not be mitigated against, including 
contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified. 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes – Compton House is in the process of being 

converted into student accommodation 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

RETAIN in part, REMOVE area used primarily 
for residential and units along the high street 

Any further advice? The LAA assessment concluded that the sites were 
not available.  Their retention for employment 
purposes supports this conclusion 
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MAPLE BUILDINGS / OASIS HOUSE (Campbell Street) 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name MAPLE BUILDINGS / OASIS HOUSE 
LAA Reference Number LAA0599 
Site Address Campbell Street 
Site area (ha) 0.9 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx..) Up to 9 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Campbell Street slopes downwards and this 

southern end of the street is occupied by a mixed 
range of uses including uses outside the B 
category 

Local Plan designations CAAP policy on Office and Business Use (Policy 
15) 

Relevant planning history N/2015/1379 (former 31 Ash Street): erection of 
apartment block for 10 flats and car parking 
(approved) 
 
N/2011/0811(7 – 9 Upper Mounts): change of use 
of ground floor from commercial (A1) and first and 
second floor from residential (C3) to multiple 
occupation (Sui G)(App 11/10/2011) 
 
N/2009/0638 (35-37 Campbell Street): demolition 
of Maple Buildings and 37 Ash Street and the 
erection of a “Places for Change” building offering 
support and accommodation for vulnerable and 
homeless comprising 48 self-contained flats 
together with office accommodation, day centre, 
training (approved) 

Any environmental / 
conservation designations? 

A tiny corner of the site is within a Conservation 
Area 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location with access to strategic 
routes via local roads 

Score (please tick) 1 Excellent 
 2 Good 
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 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Fronting onto Campbell Street, the site is visible 
from the main road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

Less than 10 minutes walk from the North Gate bus 
station at the Drapery.  Pedestrian crossings 
makes it easy for pedestrian movement. 15 – 20 
minutes walk from the train station 

Describe: eg station, bus stops  
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of new (Oasis House, formerly known as 
Maple Building) and older units / factory (for B2 and 
Sui Generis) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Oasis House has private parking, otherwise there 
are on street parking available for other uses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Town centre location, on the junction of Campbell 
Street and Regent Square.  Close to a mixed range 
of uses including housing, courts and leisure 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
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 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Oasis House & Hope Enterprises, H1Q (tyres, 
exhausts, car sales etc), shops 

Vacant units – count and 
describe  

None identified 

Vacancy – approx.. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – redevelopment of Maple 

Buildings makes it a possibility that the 
remaining units may be suitable for alternative 
uses 

 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Noise from the car garage, and potential for social 
related issues at Oasis House on residents at 
Simon de Senlis Court 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? No 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points Oasis House is now used for community use 

purposes, and surrounding units are outdated and 
some in need of refurbishment.  There is limited 
justification for retaining the site for employment 
use only 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? The LAA assessment concluded that the site is not 
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available because there are existing operational 
uses on the site and planning approvals for 
housing.  The recommendation to remove its 
employment designation does not conflict with this 
conclusion as it will provide flexibility for other uses 
to be considered 
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MONKS POND STREET 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name MONKS POND STREET  
LAA Reference Number Not applicable 
Site Address Monk Ponds Street / Compton Street 
Site area (ha) 1.8 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (pprox..) 10 – excludes sub division 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Housing, retail, car sales, leisure etc 
Brief description Part of the area now developed for housing.  There 

are small and medium scale units within the area, 
supporting a range of commerce including retail/ 
cafe, roofing centre, car wash and general B2 uses.  
Some units could do with modernising although the 
fact that there are no vacancy indicates that these 
units are being successfully used 

Local Plan designations CAAP Policy 24: Spring Boroughs 
CAAP Policy 15: Office and Business Use 
 
Incorporated in the Spring Boroughs 
Neighbourhood Plan  

Relevant planning history N/2014/1122: Land at former Honda car dealership 
– erection of 38 dwellings (approved) 
 
N/2015/0201: COU from vet clinic to office / 
showroom including replacement windows and 
doors and single storey extension (approved) 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Spring Boroughs 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, accessible to strategic sites 
via local routes including Weedon Road (access to 
the A43 / M1) and Bedford Road (access to A45) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Units accessible from Spring Lane, Monks Pond 
Street and Compton Street 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Walking distance to Northampton railway station, 
and 5 – 10 minutes walk from North Gate bus 
station.  There is a pedestrian alleyway on site 
leading to Grafton Street 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Older units which could do with some 
modernisation 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Some on street parking available, but not many 
spaces for customers.  Layout is good as people 
can access the site from Lower Harding Street and 
exit into Spring Lane 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent town centre location, on the junction of 
Grafton Street and St Andrews Street.  Some uses 
are compatible with the surrounding area, which is 
predominantly housing (south of Grafton Street).  
Accessible to town centre retail and leisure facilities 

Score (please tick) 1 Excellent 
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 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northampton Business Centre (Vintage Retreat 
etc), Wedge Roofish Centre, car wash, Volvo, Ideal 
House and Safety and Kickboxing, Oakley Centre 

Vacant units – count and 
describe  

None identified 

Vacancy – approx.. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell: taking into account the current 

mix of use 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Potential noise impacts on nearby residents 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? No 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

 
Part of the site is being developed for housing.  The 
remaining properties have limited business B 
category uses.  The areas are also allocated for 
housing in the Spring Boroughs Neighbourhood 
Plan (made 2016), following evidence which 
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suggests a shortfall in affordable dwellings for 
families.  It is therefore recommended that the site 
be de-designated from employment use 
REMOVE 

Any further advice? No 
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NORTHAMPTONSHIRE COUNTY COUNCIL OFFICES 
 
 
DATE OF SITE VISIT August 2015/ March 2017 
  
BASICS  
  
Site Name NORTHAMPTONSHIRE COUNTY COUNCIL 

OFFICES 
LAA Reference Number LAA0733 
Site Address Guildhall Road 
Site area (ha) 0.8 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) 1 (subdivided) 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description County office buildings 
Local Plan designations CAAP policy on Angel Street (Policy 21) 
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

Derngate Conservation Area, incorporating some 
Grade 1 and 2 listed buildings and buildings on the 
local list.  Also partly within All Saints Conservation 
Area 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Yes (part of Project Angel) – provision of new 
offices and base for Northamptonshire County 
Council 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location with access to the M1 / A43 
and A45 via Bedford Road (Barnes Meadow 
Interchange) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Town centre location, easily accessible by road, 
public transport and pedestrians/ cyclists 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT  
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ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops Proximity to North Gate Bus Station, 10 minutes 

walk to Northampton’s railway station, cycle routes 
from Becket’s Park to Guildhall Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Built in 1791 – 4, 3 storey building, Grade II listed 
building (listed in 1968).  Other listed buildings on 
site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Parking available to the rear, as well as at St 
John’s multi-storey.  Town centre location 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Town centre location, prominent listed building with 
immediate access to retail and leisure facilities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northamptonshire County Council 

Vacant units – count and 
describe  

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 

Small scale 
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/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

Listed building and Conservation Area 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? The LAA assessment concluded that the site was 
not available.  Their retention for employment use 
supports this conclusion 
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NEWLAND CAR PARK 
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name NEWLAND CAR PARK 
Site Address Junction of Lady’s Lane and Newland 
Site area (ha) 0.14 
Estimated floorspace (sq.m), if 
available 

Not applicable 

Number of units (approx.) Not applicable 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: car park 
Brief description Car parking facility (about 40 – 50 spaces) 
Local Plan designations CAAP policy on the Grosvenor Centre (Policy 17) 

 
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

 

Is the site in the floodplain?  
Is it part of a regeneration area 
of other priority area? 

Area located opposite the former Greyfriars bus 
station redevelopment site 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Located within the core of the town centre, the site 
is not immediately accessible to strategic routes – 
but is within 10 minutes drive to Barnes Meadow 
Interchange which has access to the A45 / A43 / 
M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Located in the town centre, it is accessible by a 
range of local roads (Lady’s Lane, Upper Mounts, 
Broad Street) and walking distance from the 
shopping facilities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT  
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ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops Close to North Gate Bus Station and within 10 – 15 

minutes walk of the Northampton railway station 
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Not applicable 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access from Lady’s Lane 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location overlooking the Grosvenor 
Centre redevelopment, facilitates visitors to the 
town centre and the adjoining residential / 
employment uses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Car Park 

Vacant units – count and 
describe (also mark on map) 

Not applicable 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 

Yes 
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/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

Contamination – but not an issue for existing car 
park use 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Policy 17 seeks the delivery of main town centre 
uses including offices 
RETAIN  

Any further advice? No 
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REGENT SQUARE / SHEEP STREET 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name REGENT SQUARE / SHEEP STREET 
LAA Reference Number LAA0597 
Site Address Regent Square / Sheep Street 
Site area (ha) 0.6 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx..) 10  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: vacant public house / club 
Brief description Buildings, some of which are of heritage value, up 

to 4 storeys in height 
Local Plan designations CAAP policy 15 on Office and Business Use 
Relevant planning history N/2016/1643: PN for change of use from office to 

freeschool (D1) (approved) 
 
PN/2015/0046: Northgate House 59 – 77 Sheep 
Street (PN for COU of offices to 52 residential 
apartments) (approved) 
 
Although not within the designated boundary, this 
application is considered relevant: 
N/2013/0180: application for a lawful development 
certificate for use of buildings as community centre 
for education and social purposes at 37 – 45 
Regent Street (App 18/02/2013) 

Any environmental / 
conservation designations? 

Holy Sepulchre Conservation Area and some listed 
buildings 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No, although within the CAAP’s town centre 
boundary 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, accessible to strategic routes 
via local roads including Weedon Road and 
Bedford Road (access to the A43 / A45 / M1) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
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Describe: eg visibility splays, 
new road access 

Accessible predominantly from Sheep Street, 
Church Lane and Lady’s Lane.  Visible from 
Regent’s Square but the buildings back onto the 
main road at Broad Street.  On site parking 
available, also at Mayorhold multi storey car park 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Town centre location, within 5 minutes walk of the 
North Gate bus station.  About 10 – 15 minutes 
walk to Northampton’s railway station.  Pedestrian 
crossings and subways at lady’s Lane contributes 
to movement although there are safety issues 
associated with the subways 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Most are of heritage value / listed, some are older 
units which could benefit from modernisation 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

On street parking limited. Some on-site parking 
rear of the Northampton Ex Servicemen Club. 
Parking available at Mayorhold multi storey car 
park 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

These units, predominantly listed, make an 
impression on Sheep Street, despite the run down 
nature of the built environment and space further 



319 | P a g e  

 

north of the road.  The uses are compatible with the 
surrounding mixed uses.  It has access to retail and 
leisure facilities within the core town centre, and 
fronts onto the Church of the Holy Sepulchre and 
its surrounding greenspace 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Eagles Estate, Graphic Design company 

Vacant units – count and 
describe  

3 blocks 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Ben Coleman (01604 660014) 
Mapeley (0207 7881900) 

Current rent £ per sq ft (sq.m) See above 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

To the rear of the Northampton Ex Servicemen 
Club, as well as some parts rear of the buildings. 

Any constraints on 
redevelopment / intensification 
/ extension 

Listed Building and Conservation Area status/ 
contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell – however, there was an office 

block vacant in 2015 which was reoccupied in 
2017 

 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Possibly but a flexible approach is recommended.  
The PBA Viability Study 2014 concluded that 
should Northgate House become completely 
vacant, the continued use of Northgate House for 
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100% employment use is unviable 
For alternative or mixed use? Potential for reuse for mixed use 
  
CONCLUSION  
Key points There is opportunity to maximise the opportunity 

offered by the vacant units, and enhancing the 
heritage elements of the area by removing its 
employment designation.  In removing the 
allocation, there is potential for alternative uses to 
be considered, bringing empty properties back into 
use and enhancing heritage assets 

Should the site be 
safeguarded for its existing 
employment use? 

 
 REMOVE  

Any further advice? The LAA site assessed concluded that the site was 
suitable for development 
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ROYAL MAIL SITE (FORMER) 

 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name ROYAL MAIL SITE (FORMER) 
LAA Reference Number LAA0516 
Site Address Barrack Road 
Site area (ha) 1.5 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx..) 1 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: currently under construction for a 

school 
Brief description Former Royal Mail sorting office building, vacant 

since the fire damage caused in 2003, currently 
being converted into a school with ancillary retail 
and housing 

Local Plan designations CAAP Policy 34: Former Royal Mail Sorting Office 
promoting business or residential use 

Relevant planning history N/2016/0242: Installation of 3 single storey 
temporary module buildings to provide 12 
classrooms and support accommodation for up to 
360 pupils and associated external works (NBC no 
objection) 
 
N/2014/0757: Proposed conversion and extension 
of existing former Royal Mail sorting office building 
to provide a 420 place primary school, 1500 place 
secondary school with 300 place 6th form, as well 
as a private nursery, gym and 7 residential units 
(approved by NCC 29/10/2014) 
 

Use Gross External Area(sq.m) 
Education facility 23,485 
Nursery 175 
Café 165 
Gym 1,300 
Residential (2 x 1 bed flats, 
5 x 2 bed flats) 

725 

Total 28,850 
 
 

Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
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Is it part of a regeneration area 
of other priority area? 

Within the boundary of the Central Area, where 
major regenerations schemes are either underway 
or in progress 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, not immediately accessible to 
strategic access routes.  Nearest route would be 
via Horsemarket and Bedford Road towards 
Barnes Meadow roundabout, with access to the 
M1, A45 and the A43. 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Highly accessible from local routes along Barrack 
Road as it fronts onto the main road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops 15 – 20 minutes walk from Northampton’s railway 
station and less than 15 minutes walk from North 
Gate bus station.  Bus stops opposite the site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Being converted into a freeschool   

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Access off Barrack Road, some on site 
landscaping.  Good facility for parking and servicing 
due to the previous on site operation 
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Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent site because it fronts onto the Barrack 
Road, and is surrounded predominantly be 
residential units.  Also within easy access are the 
Castle Primary School, community facilities and a 
public house 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Under construction for a school 

Vacant units – count and 
describe  

Not applicable 

Vacancy – approx.. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Not for previous use (Royal Mail) 

Any constraints on 
redevelopment / intensification 
/ extension 

Being converted/ redeveloped for freeschool etc.  
There is contamination on site but mitigation 
measures may have already be in place  

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 
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For employment use? No 
For alternative or mixed use? Education 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 
 

 
REMOVE 

Any further advice? The LAA assessment concluded that the site was 
not available.  The removal of the employment 
designation because the site is in use for education 
supports this conclusion 
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SOUTH OF BRIDGE STREET (Cattle Market Road) 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name SOUTH OF BRIDGE STREET 
LAA Reference Number LAA0328/ LAA0853/ LAA0854/ LAA0855/ 

LAA0856/ LAA0857/ LAA0867/ LAA0868 
Site Address Bridge Street / Cattle Market Road 
Site area (ha) 1.3 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) About 10 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: public house and restaurant 
Brief description An area providing services to local people including 

car related services like garages and car hire.  Also 
accommodates 2 restaurants and a public house 

Local Plan designations CAAP policies on Bridge Street (Policy 22), Flood 
Zone 3 (CAAP Policy 3) 

Relevant planning history None relevant 
Any environmental / 
conservation designations? 

Flood Zone 

Is the site in the floodplain? Flood Zone 
Is it part of a regeneration area 
of other priority area? 

One of the CAAP’s strategic development sites 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Accessible via other local routes to the A43 / A45 
and the M1(and through the Barnes Meadow 
Interchange) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Visible from the main roads of Victoria Promenade, 
Cattle Market and Bridge Street (the latter 2 being 
one way streets) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops 10 minutes walk from Northampton’s railway 
station, less than 10 minutes walk from North Gate 
bus station.  Bus stop along Cattle Market Road.  
Walking distance to the town centre’s key facilities    

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of older and new properties, bespoke to the 
nature of the operations 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Each unit is accessible from either Cattle Market 
Road or Bridge Street, and half way along the area 
is Navigation Row, which allows people to easily / 
conveniently access Bridge Street from Cattle 
Market Road  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent town centre location at the junction of 
Bridge Street / Victoria Promenade, where large 
scale redevelopment projects are already 
underway nearby including Castle Station 
redevelopment and student accommodation at St 
John’s.  Located opposite Morrisons supermarket 
and walking distance to Becket’s Park and 
Midsummer Meadow 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
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Main occupiers – names, 
activities 

Kwik Fit, Capital Hire / Capital Claims 
Management, AVIS, Bradbury Equipment and 
training academy, SAKURA, Forum and the Malt 
Shovel PH 

Vacant units – count and 
describe  

None identified 

Vacancy – approx. floorspace 
if known (sq.m) 

None identified 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes, within the site 

Any constraints on 
redevelopment / intensification 
/ extension 

Location and shape, sandwiched between two 
roads/ flood zones 2 and 3/ contaminated land 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified as these services are separated 
from the residential areas at Auctioneers Way by 
Cattle Market Road 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Policy 22 of the CAAP promotes employment 
(including offices).   
RETAIN 

Any further advice? The LAA assessment concluded that the sites were 
not available and/ or not suitable and/or completely 
within Flood Zones 2 and 3.  Its retention for 
employment supports this conclusion 
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ST ANDREWS ROAD 
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name ST ANDREWS ROAD 
LAA Reference Number LAA0817/ LAA0333 
Site Address St Andrew’s Road 
Site area (ha) 5.7 
Estimated floorspace (sq.m), if 
available 

 

Number of units (Approx) 2 plus railfreight premises 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: railfreight / café/ builders yard 
Brief description Railfreight facility, with lorry park and café, and 

builder’s scrap yard to the north 
Local Plan designations Part of CAAP policy on Castle Station (Policy 19), 

included in the made Spring Boroughs 
Neighbourhood Plan  

Relevant planning history N/2015/0338: Super Sausage cafeteria – change of 
use to car wash on part of existing lorry/ car park 
(approved) 

Any environmental / 
conservation designations? 

Flood zone 

Is the site in the floodplain? Flood Zone 2 
Is it part of a regeneration area 
of other priority area? 

Adjoins the Castle Station redevelopment area 
which is within the Enterprise Zone 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location accessible to strategic sites 
via local roads including Weedon Road and 
Bedford Road, which have access to the A43, A45 
and the M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from St Andrew’s Road, and the 
operations are clearly visible from the main road 
and from the industrial / commercial units on the 
other side of the road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
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 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops On the site of the Northampton’s railway station.  
Walking distance (10 minutes) to the North Gate 
bus station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Rundown in parts 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Separate access routes into the railfreight site and 
the lorry park / café.  Landscaping used as buffer 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent location, particularly from rail users on 
route to Rugby.  Although not considered 
compatible with surrounding uses, because of 
noise and dust, the nature of the operation is reliant 
in parts on the railway and is therefore considered 
acceptable for the time being 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northampton Aggregates and Super Sausage café 

Vacant units – count and  
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describe (also mark on map) 
Vacancy – approx... 
floorspace if known (sq.m) 

 

Vacant unit – agents details  
Current rent £ per sq ft (sq.m)  
Opportunities for 
redevelopment / intensification 
/ extension for current use 

No 

Any constraints on 
redevelopment / intensification 
/ extension 

Long lease, station redevelopment/ flood zone/ 
contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Noise and dust 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Employment generating uses 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Policy 19 of the CAAP promotes a range of mixed 
use.  Spring Boroughs Neighbourhood Plan 
promotes the northern part of the area for 
employment.  Majority of the site is used for 
operational railfreight purposes on a long term 
lease.  The area should be retained for 
employment use. 
RETAIN  
 

Any further advice? The LAA assessment concluded that the sites are 
not available.  Its retention for employment 
supports this conclusion 

  
 

 
 



334 | P a g e  

 

 
 
 
 
 



335 | P a g e  

 

ST KATHERINE’S  
 
 
DATE OF SITE VISIT September 2015/ March 2017 
  
BASICS  
  
Site Name ST KATHERINE’S  
LAA Reference Number LAA0661 
Site Address St Katherine’s Street/ Horsemarket 
Site area (ha) 0.3 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx..) 2 key building blocks 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Up to 6 storey blocks of offices as well as units 

used by retailers at Gold Street. 
Local Plan designations CAAP policies on Town Centre Boundary (Policy 

11), Office and Business Use (Policy 15), borders 
All Saints Conservation Area 

Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Within the CAAP’s town centre boundary 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre site with access to strategic roads via 
local roads like Weedon Road and Bedford Road, 
providing links to the A43 / A45 / M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Off Horsemarket, the site is accessible by road and 
by pedestrian routes across the Memorial Square  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 

Walking distance to Northampton’s railway station 
and North Gate bus station 
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AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops  
Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Old buildings which could benefit from 
modernisation 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

St Katherine’s Street is quite narrow, and parking 
provision is limited.  This is offset by parking 
provision at Sol Central.  Some landscaping to the 
front of the property 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Town centre location, walking distance to key 
facilities within the town centre.  Compatible with 
surrounding mixed use including retail to the south 
and hotel to the north 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

St Katherine’s House (Northampton County Court, 
Tribunal Service, Bulk Centre, CSCS Card Testing 
Centre, Estates Gazette etc), SOL House 

Vacant units – count and 
describe  

Advertised: 
 
Sol House – 1,510 to 6,600 sq.ft to let (Ben 
Coleman Associates, 01604 66 00 14)  

Vacancy – approx.. floorspace 
if known (sq.m) 

See above 

Vacant unit – agents details See above 
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Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes 

Any constraints on 
redevelopment / intensification 
/ extension 

Memorial Square to the north, some on site 
contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points All properties are almost fully operational and 

would benefit from modernisation.  Maximising 
existing office place close to the town centre and 
Northampton railway station 

Should the site be 
safeguarded for its existing 
employment use? 

 
RETAIN 

Any further advice? The LAA Site Assessment concluded that the site 
is not completely available for development 
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UPPER MOUNTS/ BAILIFF STREET  
 
 

DATE OF SITE VISIT June 2017 
  
BASICS  
  
Site Name Upper Mount/ Bailiff Street  
LAA Reference Number LAA0485/ LAA0497/ LAA0900 
Site Address Upper Mounts/ Bailiff Street 
Site area (ha) 1.8 
Estimated floorspace (sq.m), if 
available 

 

Number of units (approx)  
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other – car sales 
Brief description The site accommodates a mix of uses where 

residential units are interspersed with commerce.  
There are properties reminiscence of the boot and 
shoe era.  There are dedicated parking spaces for 
the commercial uses and on street parking for 
residents 

Local Plan designations JCS Policies E1 (Existing Employment Areas) 
Relevant planning history  
Any environmental / 
conservation designations? 

Within Boot and Shoe Quarter Conservation Area 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to Bedford Road, south of the town centre, 
allowing easy access to the M1 and A43 via 
Towcester Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops 10 minutes walk to North Gate bus station and a 
further 5 minutes to Northampton’s railway station. 
There are bus stops along Lower/ Upper Mounts 
which are less than 5 minutes walk from the site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Mixture of Victorian properties and post war units, 
plus properties associated with the boot and shoe 
or leather trades.  They range from single storey to 
6 storey units including terraced dwellings 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

The commercial areas have dedicated parking 
spaces for staff and visitors although some back 
onto the rear of buildings and do not appear to be 
safe.  There are on road parking facilities for 
residents.  There are also footpaths within the site. 
Parts of the area have landscaping which are 
overgrown and has litter 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

The area is surrounded by a range of uses 
including the Court House, the Fire Service, 
Mounts Baths, a Church, Maple House and other 
residential units.  It is located on the border of the 
Central Area and is within a few minutes walk of 
the town centre’s facilities 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
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CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Mounts Business Centre (occupied by Midas 
Promotions, Tino’s Catering, Northants Tooling 
Supplies, Panelcraft, Motor Neurone Disease 
Association, Floor and Wall Tiles Ltd, Choice 
Foods, ERS Recycling, D&S Autos, William Street 
Autos), The Piano Factory, Zedi Designs, Fast 
Finish Toolmakers, Spectrum, UK Linen and 
Laundry, Trapp’d, Northampton & Midland Plating 
Co) 

Vacant units – count and 
describe  

2 units not named in the Mounts Business Centre 
board but no vacancies appear to be available 
within the area 

Vacancy – approx. floorspace 
if known (sq.m) 

Not known 

Vacant unit – agents details Not known 
Current rent £ per sq ft (sq.m) Not known 
Opportunities for 
redevelopment / intensification 
/ extension for current use 

Yes, within the employment site 

Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

Noise and fumes 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Housing 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

 
Yes.  The site is occupied by small scale 
operational businesses which benefit from lower 
rents and provide services for local people. Such 



342 | P a g e  

 

units are limited within and close to the town 
centre, and should be retained 

Any further advice? The LAA assessment concluded that the sites 
assessed have been built, had permission for 
housing lapsed and is too small 
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VICTORIA HOUSE / ALBERT HOUSE (Campbell Square) 
 

DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name VICTORIA HOUSE / ALBERT HOUSE 
LAA Reference Not applicable 
Site Address Church Lane/ Victoria Street 
Site area (ha) 0.6 
Estimated floorspace (sq.m), if 
available 

Albert House (828 sq.m) 

Number of units (approx.) 2 office development blocks 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other 
Brief description Modern 3 and 4 storey office blocks with security 

and dedicated parking facilities. 
CAAP Policies Office and Business Use (Policy 15) 
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

Adjoins the Grosvenor Centre and site of the 
former Greyfriars bus station (now vacant) 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Town centre location, with access to strategic 
routes via local roads 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Accessible from Lady’s Lane and Church Lane (off 
Upper Mounts) 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 

 

Describe: eg station, bus stops Within 5 minutes walk of the North Gate bus station 
at the Drapery and 15 minutes from the 
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Northampton railway station.  Access for 
pedestrians via subways  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Good quality modern units between 3 and 4 storeys 
high 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Dedicated on site private parking, with additional 
parking for members of the public to the east of the 
site.  No landscaping 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent town centre location, opposite a site with 
redevelopment proposals.  Compatible with its 
mixed use surroundings comprising some Courts, 
leisure centre, Church and residential 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northamptonshire Healthcare 

Vacant units – count and 
describe  

Albert House 

Vacancy – approx. floorspace 
if known (sq.m) 

Albert House vacancy: 828.70 sq.m (8,821 sq.ft) 

Vacant unit – agents details Rapleys LLP (07917 567026) and Drake 
Commercial (01604 620616) 

Current rent £ per sq ft (sq.m) £95,000 per annum 
Opportunities for 
redevelopment / intensification 

Yes, subject to mitigating contamination issues 
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/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

None identified provided contamination issues are 
mitigated against 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? The PBA Viability Study 2014 concluded that Albert 
House/ Victoria House remain viable/ nearly viable 
for employment uses in the current condition 

For alternative or mixed use? Possibly 
  
CONCLUSION  
Key points The units are relatively modern and some are 

operational 
Should the site be 
safeguarded for its existing 
employment use? 

RETAIN 

Any further advice? No 
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VICTORIA STREET CAR PARK  
 
 
DATE OF SITE VISIT September 2015/ June 2017 
  
BASICS  
  
Site Name VICTORIA STREET CAR PARK 
LAA Reference Number LAA0598 
Site Address Victoria Street 
Site area (ha) 0.7 
Estimated floorspace (sq.m), if 
available 

Not applicable 

Number of units (approx.) Not applicable 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: car park 
Brief description Car parking spaces (about 200) 
CAAP Policies Strategic Sites Grosvenor Centre (Policy 17) 

CAAP Policy 3 (Priority Public Realm Improvement) 
Relevant planning history None relevant 
Any environmental / 
conservation designations? 

No 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Located within the core of the town centre, the site 
is not immediately accessible to strategic routes – 
but is within 10 minutes drive to Barnes Meadow 
Interchange which has access to the A45 / A43 / 
M1 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Town centre location, easily accessible from Lady’s 
Lane, Victoria Street and Church Lane.  Walking 
distance to the core of the town centre 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT  
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ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 
Describe: eg station, bus stops Opposite the North Gate bus station and around 15 

minutes walk of the Northampton railway station.  
Subways available for pedestrians 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Easily accessible from three sides, walking 
distance to open spaces north and south of the site 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Prominent town centre location, on the edge of 
large scale redevelopment and town centre 
improvement schemes 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Not applicable 

Vacant units – count and 
describe (also mark on map) 

Not applicable 

Vacancy – approx. floorspace 
if known (sq.m) 

Not applicable 

Vacant unit – agents details Not applicable 
Current rent £ per sq ft (sq.m) Not applicable 
Opportunities for 
redevelopment / intensification 

Possibly 
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/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

Contamination 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Yes 
For alternative or mixed use? Yes 
  
CONCLUSION  
Key points  
Should the site be 
safeguarded for its existing 
employment use? 

Policy 17 of the CAAP promotes a range of mixed 
use. 
RETAIN FOR EMPLOYMENT USE 

Any further advice? The LAA assessment concluded that the site could 
be developed for commercial purposes should the 
site become available 
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YORK ROAD 
 
 
DATE OF ASSESSMENT September 2015/ June 2017 
  
BASICS  
  
Site Name York Road business units 
LAA Reference Number LAA0334 
Site Address York Road/ Spencer Parade 
Site area (ha) 0.42 
Estimated floorspace (sq.m), if 
available 

Not known 

Number of units (approx.) About 14 
Main employment land use Industrial / warehousing 
 Strategic warehousing 
 Office 
 Mixed B Uses 
 Other: Beauty centre, recruitment centres 
Brief description York Road: Victorian villas in modified Tudor style. 

Spencer Parade: early 19th Century buildings. 
CAAP Policies Office and Business Use (Policy 15) 
Relevant planning history N/2014/0519 (24 York Road): approved on appeal 

in November 2014 for a COU from offices (B1) to a 
10 person HiMO  

Any environmental / 
conservation designations? 

Within St Giles Conservation Area.  9, 10 and 11 
Spencer Parade are Grade II listed buildings 

Is the site in the floodplain? No 
Is it part of a regeneration area 
of other priority area? 

No 

  
STRATEGIC ACCESS  
Describe: proximity to M1, A43 
etc 

Access to the A45 and M1 via Bedford Road 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
LOCAL ACCESS  
Describe: eg visibility splays, 
new road access 

Fronts onto York Road/ Spencer Parade 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
PUBLIC TRANSPORT 
ACCESS / PEDESTRIAN 
AND CYCLE ACCESSIBILITY 
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Describe: eg station, bus stops Within 10 minutes walk of North Gate bus station, 
and within 20 minutes walk of Northampton railway 
Station 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
BUILDINGS QUALITY AND 
CONDITION 

 

Describe: eg age, type, 
variations and mix of modern 
and old 

Primarily Victorian and Georgian buildings  

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
INTERNAL ENVIRONMENT  
Describe: layout, parking, 
servicing, landscaping etc 

Fronts onto York Road and Spencer Parade, 
making the properties accessible by car, walking 
and buses 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
EXTERNAL ENVIRONMENT  
Describe: prominence, 
compatibility of surrounding 
uses, access to amenities etc 

Town centre location, 10 minutes walk 
approximately from North Gate bus station, minutes 
away from the Primary Shopping Area.  Part of a 
Conservation Area 

Score (please tick) 1 Excellent 
 2 Good 
 3 Reasonable 
 4 Poor 
 5 Very poor 
  
CURRENT USE-DEMAND  
Main occupiers – names, 
activities 

Northamptonshire Chambers, Family Law 
practitioners, Beauty Centre, recruitment agencies, 
Business Times 

Vacant units – count and 
describe (also mark on map) 

2 empty units but no details available 

Vacancy – approx. floorspace 
if known (sq.m) 

Not available 

Vacant unit – agents details Not available 
Current rent £ per sq ft (sq.m) Not available 
Opportunities for Space available but used for car parking 
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redevelopment / intensification 
/ extension for current use 
Any constraints on 
redevelopment / intensification 
/ extension 

Conservation Area and Listed Building status 

Other market intelligence – 
enquiries, opportunities etc 

See PBA Commercial Property Market Assessment 

Conclusion: 
If the site fell vacant, would it 
be reoccupied for its current 
use? 

1 Definitely 

 2 Likely 
 3 Hard to tell 
 4 Unlikely 
 5 No 
  
CURRENT USE – IMPACT  
Any adverse impacts of 
existing use on neighbours / 
the environment 

None identified 

  
POTENTIAL FOR 
COMPREHENSIVE 
REDEVELOPMENT? 

 

For employment use? Not for redevelopment due to heritage constraints 
For alternative or mixed use? Not for redevelopment due to heritage constraints 
  
CONCLUSION  
Key points Some properties are already being used for 

housing.  Other properties (including those at 
Spencer Parade, where alternative uses have been 
implemented) have the opportunity to be converted 
to alternative uses 

Should the site be 
safeguarded for its existing 
employment use? 

 
REMOVE 

Any further advice? No 
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	1.24 Northampton town centre, as currently defined in policy by the 2013 Central Area Action Plan (2013), comprises two areas: the established town centre, previously defined by the 1997 Local Plan, and the Enterprise Zone. We discuss these areas sepa...
	1.25 Town centre offices are secondary space in a mix of conversions and purpose built accommodation. Some of this stock is dated and as we describe later is available at low rents.  Most of the town centre space is sub-divided to provide multi-tenant...
	1.26 Total office stock in the town centre is approximately 86,500 sq m across 431 suites, representing around 60% of the size of the stock at Brackmills in floorspace terms but over twice as many suites. Table 1.5 shows there are around 40 office sui...
	Rents
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	Overview

	1.40 Northampton’s industrial heritage is based on shoe manufacturing but since the 1960s the town has been growing as a strategic distribution hub.  Northampton is attractive for distribution because of its access to the motorway networks and access ...
	1.41 For the purpose of this analysis we combine industrial and distribution uses (B1c, B2 and B8) into one property market sector, because these different uses occupy the same types of building in the same location and are often indistinguishable in ...
	1.42 Table 1.6 shows that the five-year average annual take-up for industrial premises in Northampton is 218,000 sq m.
	1.43 For our analysis we have divided the industrial / distribution sector into three size ranges:
	1) Small size - up to 2,799 sq m
	2) Mid-size - 2,800-9,299 sq m
	3) Large-scale 9,300 sq m plus.
	1.44 Due to the imperfect nature of the market, there will always be some occupiers that do not confirm to the size banding chosen, but typically for the large-scale units this captures nationwide and regional demand, mid-size captures occupiers servi...
	1.45 We tested the size ranges at our consultation event and developers and agents confirmed that this was suitable for analysis purposes.
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	Large-scale 9,300 sq m plus
	Demand


	1.49 Large-scale units are typically strategic warehouses, occupied by national or global companies who use them to deliver to national or multi-region markets. The growth in the online retail sector has resulted in strong demand from retailers and th...
	1.50 Swan Valley appears to be the prime area for distribution in Northampton due to its proximity to Junction 15a of the M1. Swan Valley has attracted occupiers such as Wincanton logistics, Poundland and Carlsberg. But agents state Brackmills and Mou...
	1.51 Agents state demand for very large units (e.g. Howden Joinery and Tesco’s deals), has weakened, with occupiers now scaling back their requirements on large units to between 20,000 and 30,000 sq m.
	1.52 Occupiers are ideally seeking new speculative-built space. But due to lack of speculative development occurring nationwide in the market (this has only recently returned over the last couple of years, after the financial crisis) occupiers have ha...
	1.53 Occupiers are looking for modern, high-quality industrial warehousing. More specifically, they typically require:
	Supply and market balance

	1.54 In the large-scale market Northampton is subject to competition from surrounding locations.  In the wider area mapped at Figure 1.2 below there is around 1.6 million sq m (17 million sq ft) of this type of space advertised on EGi. Most of this sp...
	1.55 Table 1.8 shows that in Northampton there is around 1m sq m of large-scale stock. Brackmills and Swan Valley have the largest existing stock in the borough.  Both of these estates provide modern purpose built stock with good access to the motorwa...
	1.56 Considered in isolation, this vacancy rate seems reasonable. But we must also consider a further indicator of market balance: the years supply ratio, which is the ratio of available supply to average annual take-up over a past period. Dividing th...
	1.57 In addition to the built space shown in the table, large warehouse units are being offered on a build-to-suit basis. This offer comprises 105,000 sq m in 3-4 units being advertised by Prologis at Pineham and 49,000 sq m at Brackmills. If we add t...
	Rents

	1.58 Rents for large-scale units are between £60-£70 psm. These rents are competitive with nearby locations but agents are concerned that if future supply becomes scarce, resulting in rents increasing, Northampton may become less attractive. Agents te...
	Opportunities for development

	1.59 Our analysis of the large-scale industrial market in Northampton suggests that the availability (vacancy) rate is broadly normal, rents and tenant quality are high enough to support new development and the years supply ratio is quite low. All thi...
	Surplus to requirements

	1.60 Our evidence has not identified any large-scale units or estates that may be released for alternative use development. The market for this size of unit is very strong in Northampton. Admittedly some locations in the borough are more attractive th...
	Mid-size – 2,800-9,299 sq m
	Demand


	1.61 Occupiers of ‘mid-size boxes’ are more wide ranging than those in the ‘big shed’ market. They are a mix of national, regional and local companies, looking to service regional and local markets. The mid-size market also picks up online retailers a...
	Supply and market balance

	1.62 Table 1.9 shows that the mid-size market in Northampton both in terms of number of units (36) and floorspace (173,000 sq m) is smaller than the large-scale. The largest amount of floorspace in the mid-size sector is at Brackmills, followed by Mou...
	1.63 19% of the floorspace stock and 17% of total units are currently available, which is a high vacancy rate, suggesting at first sight that the market may be oversupplied. But this inference would be wrong, because in relation to the recent annual t...
	Rents

	1.64 Agents tell us that rents for new build mid-size units are between £70 and £73 psm. At this level, and given the typical tenant profile, speculative development is not currently viable (pre-let development may be financially viable but is not an ...
	Opportunities for development

	1.65 Our analysis suggests that in current market conditions there is occupier demand for new space in mid-size industrial units, but it is not financially viable to provide this new space. To bring forward new development would require higher rents, ...
	1.66 If rents do not rise, one way to encourage development in the mid-size range could be to release additional development land, so the demand for large-scale units is met and land prices reduce to a level where mid-size units can compete. This coul...
	1.67 Another way to reduce land values could be to place size restrictions on development sites, so that in some locations planning permission would not be granted for large-scale units. This could deflate land values at the sites selected, so that de...
	Surplus to requirements

	1.68 We have not identified any sites surplus to market requirements. The demand for this size of unit is growing nationally and Northampton is well placed to capture it.
	Small size - up to 2,799 sq m
	Demand


	1.69 Demand for smaller industrial units in Northampton is generally from local businesses servicing the local market.  Some regional and national companies also seek space in this size range, such as trade counter uses, but this is not representative...
	Supply and market balance

	1.70 Table 1.10 shows that small size units make up the majority (447 units) of the industrial market in Northampton.  This type of stock is mainly found in Brackmills, Moulton Park, and St James Mill Road Business Park.  The type and range of the exi...
	1.71 Current availability is around 11% (54 units) of total stock of this size range, which initially appears high. But the five-year annual take-up for this size range is 51 units (Table 1.7). Therefore, there is around one years supply currently ava...
	Rents

	1.72 Agents tell us that the general tone of rents for smaller units is £75 psm, rising to £97-£108 psm in the EZ.  Development is not viable, even in the EZ, due to build cost for these smaller units being much higher and the relative poor covenant s...
	Development opportunities

	1.73 Small units are unviable to develop for the same reason as mid-size units, which we discussed earlier: they compete for sites with larger units, so where land becomes available it is more profitable to develop it for larger units. But for small u...
	1.74 If new small units are to be built, therefore, this will happen on land which is not suitable for bigger sheds – due to site characteristics, planning restrictions, or both. While large units are ideally located on large sites close to motorway j...
	Surplus to requirement

	1.75 We have not identified any small-scale units that are surplus to market requirements. There is continuing market demand for poorer-quality industrial units around the town centre to be transferred to higher-value uses, especially housing. But thi...
	1.76 Agents tell us that these urban employment sites should be protected from alternative uses. How far this is feasible and advisable will depend on whether new land can be provided elsewhere for development of new smaller units, so the space lost i...
	The industrial market: conclusions

	1.77 There is a strong market for industrial space in Northampton. The main focus for development in recent years has been for large-scale units (9,300 sq m plus) to service the distribution market. This is because Northampton’s strategic location com...
	1.78 Growth of demand at a national and regional level is for mid-size units, but this type of development is currently not viable in Northampton due to the slightly higher build cost not being offset by higher rent or lower land value. Existing total...
	1.79 The availability for mid-size of units appears high at 19% of total stock in this size range but this is only across seven units. This level of availability is low as the five-year average take up for this size range is around seven units per ann...
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