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1

Introduction

Scope of study
1.1

AspinallVerdi has been jointly commission by Kettering Borough Council and East
Northamptonshire Council to undertake a review of the market for employment provision in the
two authority areas, and to assess the suitability and achievability of employment sites from a
market and business perspective. The review of sites involves reviewing existing as well as
emerging employment land and premises to assist with policy formulation for jobs provision and
site allocations within the Part 2 Local Plans for each Authority.

1.2

In addition, we have been instructed to assess the potential latent demand for employment
provision affecting the wider region, and whether there is potential for capturing an element of
this market, especially from “overheating” in neighbouring areas. For example life sciences in the
Peterborough/Cambridge area.

1.3

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

Study approach
1.4

The study is split into two main elements, firstly we provide an assessment of the property market
for employment space, covering offices, general industrial space and strategic distribution.
Below, for each of these categories we will consider in turn demand, supply and the balance of
the market. The main purpose of the analysis is to identify where there is potential demand for
new floorspace, and hence a need for development land to be identified in the emerging plan.

1.5

In relation to demand, we identify the types of business that are taking space in the borough or
may consider doing so, and what property they are looking for in terms of size and quality. In
relation to supply and market balance, we analyse the stock which is currently available, recently
developed and in the pipeline, and the rental values and capital values that properties in the area
are achieving. The purpose of our analysis is to determine:
•

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

•

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

•

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

1.6

These findings help assess the potential demand for new employment floorspace, and hence the
quantity and qualitative mix of development sites that the new Local Plan should identify for
employment uses.

1
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1.7

A strength of the market facing analysis is that it considers real-life property transactions,
including the values (rents and prices) realised in such transactions, and whether these values
are enough to support viable development. This provides evidence of effective, or viable, demand
– which means that potential occupiers will pay enough, and (where relevant) have enough
covenant strength1, to support financially viable development. This is important because only
sites that are viable will be delivered in practice, and in line with national planning policy, sites in
Local Plans should be identified for employment only if they are likely to be delivered. Thus, the
revised National Planning Policy Framework advises that plans should be deliverable (para 16b3)
and planning should avoid safeguarding employment sites that have no reasonable prospect of
being used for that purpose (para 120).

1.8

Our analysis below splits the industrial market:
•

General industrial uses – including production space (factories and workshops) also small
to medium-sized warehousing (B1c, B2 & B8).

•

Large-scale strategic warehousing, in units of around 100,000 sqft or more, typically
provided as new build on specialist logistics parks (B8). This is considered in the following
section.

1.9

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

1.10

The second element of the study is the site appraisals. In this section we assess existing and
proposed/identified

sites

for

employment

sites,

from

a

demand

perspective.

For

proposed/identified employment sites we consider whether, if a site were to be allocated for
employment use is there viable market demand for the site. For existing sites, we consider
whether they are well occupied, still fit for purpose, have scope to redevelop/expand/or refurbish,
and whether the they should be safeguarded for their current use in the emerging Part 2 Local
Plan.
1.11

It is important to note that our site assessment only answers part of the question on whether sites
should be safeguarded, released or allocated because it takes no account of supply-side
constraints, including policy constraints – which are being assessed separately by the Local
Authority. Nor does the analysis at this stage take account of quantitative balance of total demand
and supply. Furthermore, it is import to stress that sites/existing estates should not be considered
in isolation but seen collectively within the context of the local market to ensure that there is not
an over allocation/safeguarding, or under allocation/managed release of employment areas

1

A business tenant has strong covenant if there is good evidence that they will be in good financial
health, and able to pay the rent, through the period of the tenancy.
2
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1.12

Therefore, to make final recommendations on land allocations it is necessary to bring together
the two site assessments, demand and supply, with the overall calculation of market balance.
This analysis will be undertaken by the local authority.

Sources and definitions
1.13

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

We have relied on the property market database Estates Gazette Interactive (EGi) and
commercial property research reports for evidence of take-up, availability and values, both
for the market overall and individual properties;

•

Total stock figures have been derived from analysis of Valuation Office Agency (VOA) data
on business rate assessments. We have cross-referenced this data with the EGi data to
provide an indication of vacancy rates. Cross referencing the EGi and VOA data does have
limitations as the sources are different therefore not guaranteeing the description on unit
type or size being the same. The reason why there may be discrepancies with the unit type
is that the VOA data has 117 description codes, of which we have used 222 in our analysis.
Whereas 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
VOA may list this into various suites, and vice versa. Due to the volume of data it has not
been possible to “iron out” these discrepancies.

•

For greater qualitative understanding of the market, we have consulted extensively with
agents, developers and investors active in Kettering and surrounding areas. The
consultation has been by telephone and at a stakeholder workshop hosted by the borough
Council.

•

Site visits, we have visited all of the sites assessed to enable us to verify; types of
occupiers, vacancy rates, quality of units, quality of environment and access.

1.14

The main market indicators we have considered are rental values, yields, capital values, recent
take-up and floorspace availability (vacancy). In a property market context, ‘take-up’ means the
occupation of business floorspace3. Take-up covers both new-build and second-hand space

2

Factory and premises, Land used for storage and premises, Land used for storage containers, Land
used for storage workshop, Office, Office and premises, Offices, office and premises, Offices &
premises, Offices and premises, Offices on site, Offices, office and premises, Store, Store and
premises, Stores and premises, Warehouse and premises, Warehouse, offices and premises,
Warehouse, showroom and premises, Workshop, Workshop & premises, Workshop and premises,
Workshop, office and premises, Workshop, workshop and premise
3 By contrast, in a planning context ‘take-up’ means the land developed to provide new floorspace.
3
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(second-hand being the larger share of the market) 4. When we consider availability, we consider
all space being currently marketed. This covers both new and second-hand space.

Report structure
1.15

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

Chapter 2 Study area - to provide context we set out the geography of the study area and
growth requirements set out in Joint Core Strategy (JCS).

•

Chapter 3 Office market assessment – sets out our analysis of the office market. To
provide context we provide an overall assessment of the national and regional office
markets and then provide detailed analysis at borough level looking at demand, vacancy
rates, current supply and proposed supply. We also assess rental levels and form a
conclusion on whether development is viable.

•

Chapter 4 General industrial market assessment – our assessment of the general
industrial market follows the same format as the office market assessment

•

Chapter 5 Strategic distribution market assessment – in our assessment of the
strategic distribution market we follow the same format as the office and industrial market
assessment – only distribution units over 100,000 sqft are considered strategic.

•

Chapter 6 Site appraisal: demand – sets out the scope and methodology for assessing
employment sites.

•

Chapter 7 Proposed/identified site assessment results – outlines conclusions on
whether sites should be considered as employment allocations in the emerging local plan.

•

Chapter 8 Existing employment site assessment results – outlines conclusions on
whether sites should be safeguarded for employment uses in the emerging local plan.

4

Second-hand stock comprises all previously occupied floorspace, including refurbishments.
4
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2

Study area

Kettering Borough context
2.1

Kettering Borough is one of the seven local authority areas which forms the county area of
Northamptonshire. As illustrated in Figure 2-1 the borough of Kettering lies to the north of
Northampton and to the east of Rugby / Coventry and is bordered by East Northamptonshire
district to the east, Corby Borough to the north, the Borough of Wellingborough to the south,
Daventry to the south west and Market Harborough to the north west. The borough lies at a midpoint between the M1 to the west and the A1(M) to the east.

Figure 2-1 Location and administrative boundary

Source: Google Maps, 2018
2.2

Kettering town is the largest settlement located in the borough, and it is surrounded by a number
of smaller towns including Desborough, Rothwell and Burton Latimer. The A14 runs along the
edge of Kettering town, providing direct access to the national motorway networks via the M1
and A1(M). Furthermore, the A14 is part of the European route E30. The E30 is part of an
international road network, forming an east/west link from the port of Felixstowe to the West
Midlands and beyond. Kettering also benefits from a railway station which provides a regular
service (approximately one every 30 minutes) into London St. Pancras, with a journey time of
between 50 and 65 minutes.

5
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2.3

In this study, we make reference to three different geographical area, defined as:
•

Kettering Town and Burton Latimer – the extent of the urban area of both Kettering Town
and Burton Latimer

2.4

•

Desborough and Rothwell – the extent of the urban area of both Desborough and Rothwell.

•

Rural Kettering Borough – the rest of the borough excluding the above geographical areas

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

Figure 2-2 The geographical areas

Contains OS data © Crown copyright and database rights 2018

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

Growth context
2.5

Kettering is identified as a growth town, meaning the role of the town is to provide the focus for
major co-ordinated regeneration and growth in employment, housing, retail and higher order
facilities servicing one or more of the surrounding districts.

6
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2.6

As set out in the JCS (2011- 2031) over the plan period there is a target of 8,100 new jobs created
(Policy 23) and 10,400 homes delivered (Policy 28). Much of this housing growth will be delivered
in sustainable urban extensions (SUE’s) planned at Rothwell, Desborough and Hanwood Park.
With the latter being approved, for up to 5,500 homes and up to 42,400 sqm of B class
employment space covering 328.5 ha.

2.7

The Council anticipates that their job growth target can be satisfied through their strategic site
allocations, where specific sites for employment uses have been allocated.

Cambridge-Milton Keynes-Oxford corridor
2.8

Kettering borough is located within the Cambridge-Milton Keynes-Oxford corridor. The
Cambridge-Milton Keynes-Oxford corridor is a national corridor of urban and agricultural land at
around a 50-mile radius of London stretching approximately 130 miles from Cambridgeshire via
the south-east midlands to Oxfordshire5.The corridor is bookended by two world class universities
(Oxford and Cambridge), and contains a number of research locations and educational
institutional including nine of the UK’s top 100 ‘high growth tech firms’. The corridor hosts some
of the most productive, successful and fast-growing cities within the United Kingdom. In terms of
connectivity, the principal transport arteries run north to south through the corridor providing
strong links to London, the Midlands and north England (e.g. M40, M1, A1 and A14 / M11),
however the corridor is not currently served by high-quality east to west transport links.

5

NIC.co.uk, Cambridge – Milton Keynes – Oxford interim report, November 2017
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3

Office market assessment

Introduction
3.1

This section sets out our assessment of the office market, first providing an overview of the
national and regional context with detailed analysis at borough level.

National context
3.2

Typically, new office development is financially viable in major towns and cities. Generally, new
development requires a pre-let to be in place to a blue-chip covenant – i.e. on a long lease to a
high-quality tenant (strong covenant) that is likely to always pay its rent and adhere to its
obligations. This structure gives sufficient security to the investment to enable funding to be
obtained.

3.3

There is evidence of speculative office building in London and key regional centres where there
is very strong office demand. Key regional centres where speculative office building has occurred
is in the Thames Valley and cities such as Birmingham and Manchester.

3.4

In recent years the main drivers of demand for new office space has been from finance,
professional services and Technology, Media and Telecommunications (TMTs). Since the
referendum to leave the European Union there has been a slight cooling of office demand from
finance and professional services, but demand from TMTs remains robust.

East Midlands as an office location
3.5

In the East Midlands region, the core office markets are found in the cities of Nottingham,
Leicester and Derby. These areas attract demand from some national professional services, that
require a regional presence, and regional and local based companies. Lambert Smith Hampton
quote6 prime rents as £19.75 psf for Nottingham, £17.50 psf for Leicester and £17.50 psf for
Derby.

3.6

The main office centre in Northamptonshire is the town of Northampton. Northampton has a
small-town centre office market and a relatively large out of town market. The town has a number
of large occupiers such as Barclay Card. New build development has recently occurred in the
town in the Enterprise Zone (EZ) but this has been facilitated by the public sector.

3.7

Closer to Kettering Borough, the surrounding centres such as Corby, Wellingborough and
Daventry have much smaller office markets than Northampton. In these locations office demand
is generally weak, coming mainly from regional and local companies. In these areas the market

6

Lambert Smith Hampton, Office Market Report, 2017
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is generally in balance with reasonable levels of vacancy. Rents vary but in all cases office
development is not viable to institutional developers, compounded by build costs rising faster
than rents in recent years. Both East Northamptonshire and Kettering local authorities (LAs) office
markets are in line with the smaller surrounding centres. With the focus of these markets primarily
industrial with the office markets more secondary.

Kettering Borough as an office location
3.8

The majority of office stock in Kettering town is focussed to the south of Kettering, along the A14.
The office stock found along the A14 is traditional pavilion style, two storey out-of-town offices
located on dedicated business parks (see Figure 3-1). The office space provides modern open
plan space with dedicated on-site car parking.

Figure 3-1 Examples of out of town office stock in Kettering

Source: EGi, Orion Way (left) and Kettering Business Park (right), 2018
3.9

Occupiers in Kettering town are generally a mix of start-ups, Small and Medium Enterprises
(SMEs) and national businesses. These occupiers cover sectors such as; software developers,
professional services and the public sector. Occupiers include:
•

•

•

Venture Park
o

Infrastructure Gateway Ltd (infrastructure contractors)

o

Ellacotts LLP (accountants)

o

National Accident Helpline (solicitors/call centre)

Orion Park/Orion Way
o

Papworth Trust (charity)

o

Adecco (recruitment)

o

Pegasus Software (IT)

Beechwood – Kettering Business Park
o

AMC (IT)

o

4G Design (product design)

9
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3.10

Outside Kettering town there are limited examples of purpose-built office stock except for Eckland
Lodge Business Park at Desborough. Eckland Lodge Business Park provides a mix of
employment accommodation, including new build offices and workshop space. Figure 3-2 shows
the Lincoln Building, which is modern purpose-built office space occupied by sectors such as
telecommunications

and

IT.

Occupiers

include

Krypton

Global

Networks

LTD

(telecommunications) and Close Global (IT).

Figure 3-2 Eckland Lodge Business Park

Source: AspinallVerdi (2018)

Office demand
3.11

Commercial property agents report that there is no one sector driving demand for office space in
the borough. Demand is on a small scale and tends to be from businesses already located in
Northamptonshire and serving local markets. Agents report that the borough does not tend to
pick up footloose regional or national requirements.

3.12

Units in demand are generally small, reflecting the profile of the current occupiers in the area.
Agents report that most requirements are for units between 700 – 3,000 sqft. Agents remarked
that the largest office occupiers in the borough were found in the office element of the strategic
distribution units.

3.13

Office occupiers prefer out of town location, generally with good road connectivity and reasonably
close to a town centre and supporting amenities. Occupiers prefer offices to be modern with some
form of air condition/comfort cooling.

3.14

The two key requirements for occupiers in the borough is access to car parking and broadband.
Agents report that occupiers require units with enough car parking spaces for all staff, which often
can be difficult. In terms of broadband, it has been reported that poor internet speed is a borough
wide issue therefore often making it difficult to satisfy occupiers needs.

10
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3.15

There is strong demand for freehold property and agents report that this accounts for a large
amount of take-up in recent years. Often this is down to the increased security, i.e. not on a shortterm lease, of being an owner occupier. Agents report that it is quite common for directors to
acquire their business premises for their SIPPS (self-invested personal pension).

Borough wide take-up
3.16

Table 3-1 shows that between 2013 and 2017 annual office take-up averaged 67,937 sqft across
13 transactions. 2017 was the most active year in terms of number of transactions and the largest
deals. In 2017 there was a 42,690 sqft freehold sale at Satra House, Rockingham Road and
25,000 sqft letting at Site B Magnetic Park. We understand Satra House has been bought with
the intention to be redeveloped for care home. The Magnetic Park deal was a design and build
development to an existing occupier in the borough, Partridge Printers. So far there have only
been two recorded transactions in 2018 equating to 6,996 sqft.

Table 3-1 Annual office take-up, 2013-17
Calendar year

No. of transactions

Total take-up (sqft)

2013

14

48,010

2014

14

61,367

2015

8

54,823

2016

14

51,432

2017

16

124,053

up to April 2018

2

6,996

Total

68

346,681

Annual Average

13

67,937

2013 - 2017
Source: EGi, 2018
3.17

Table 3-2 shows that the majority of the transactions (58%) since 2013 were between 1,001 sqft
and 5,000 sqft size range. This is reflective of the market, with agents reporting that demand for
space is usually for under 3,000 sqft units. There have only been two transactions above 20,001
sqft, both of which were freehold to single occupiers.

11
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Table 3-2 Office take-up 2013-18 by unit size
Unit size (sqft)

No. of transactions

% of transactions

Up to 1,000

9

13%

1,001-2,000

16

24%

2,001-5,000

23

34%

5,001-10,000

9

13%

10,001-15,000

5

7%

15,001-20,000

4

6%

20,001 + sqft

2

3%

Total

68

100%

Source: EGi, 2018

Kettering Town & Burton Latimer
3.18

Take-up for office space in the town centre tends to be for small units. Most of the larger take-up
i.e. over 5,000 sqft is for the out of town business parks e.g. Venture Park. But agents report that
Venture Park suffers from insufficient car parking and poor internet connectivity. Agents also
report that the recently developed space at Beechwoods at Kettering Business Park has also
been an attractive location for occupiers.

Rothwell and Desborough
3.19

There is limited demand for office space in Rothwell and Desborough and what demand there is,
is from small companies serving the local market. Notwithstanding this, Magnetic Park has
attracted one of the largest office transactions in the borough but we consider this to be a special
circumstance due to it being an existing local occupier and is not representative of the market as
a whole.

Rural Kettering
3.20

Generally, there is limited demand in Rural Kettering, but there is an exception with Eckland
Lodge Business Park, located north west of Desborough. Eckland Lodge are old farm buildings
that have been converted to office space. These are attractive as occupiers like the characterful
setting, bespoke buildings, extensive car parking and good access.

Supply and market balance
3.21

Table 3-3 shows that there are 17 units available which equates to a total of 44,131 sqft of
floorspace. This is against a total stock of 445 units / 738,966 sqft registered on VOA. Therefore,
the current vacancy rate is 6.0% of floorspace and 3.8% of number of units. If we cross reference
12
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the availability in Table 3-1 with annual take-up (shown in Table 3-3); the availability across the
borough equates to 1-year 4 months in relation to number of units and 8 months’ supply in relation
to floorspace.

Table 3-3 Availability of office space in the borough
Total stock
Availability

738,966 sqft

445 units

44,131 sqft

17 units

6.0%

3.8%

Source: EGi & VOA, 2018
3.22

In the floorspace the vacancy rate is reasonable but in terms of number of units it is on the low
side. Agents agree that vacancy was generally low across the whole area. But the generally low
vacancy is not a cause for concern due to the office market being relatively small and there is no
reported pent up demand in the area.

Kettering Town & Burton Latimer
3.23

Table 3-4 shows that there are 12 units available on EGi available in Kettering Town and Burton
Latimer area against a total stock of 349 units registered on VOA. The majority of vacant units
are under 2,000 sqft, which is the size range that agents indicated was the most in demand – the
vacancy rate for units under 2,000 sqft equates to 3.4% of units. Agents and the Council have
reported that some town centre office stock has been lost in recent years though permitted
development rights which has also led to a tightening of the market.

Table 3-4 Kettering Town & Burton Latimer office stock and availability
Unit size (sqft)

Total No of

% of units by

No. of units

% of units

units

size range

available

available

Up to 1,000

188

54%

4

2.1%

1,001-2,000

74

21%

5

6.8%

2,001-5,000

63

18%

1

1.6%

5,001-10,000

15

4%

0

0.0%

10,001-20,000

7

2%

2

28.6%

20,001 +

2

1%

0

0.0%

12

3.4%

Total

349

Source: EGi & VOA, 2018
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Rothwell and Desborough
3.24

Table 3-5 shows that there is 1-unit available on EGi against a total stock of 14 units registered
on VOA. The vacant unit is the largest in the area – The Manor House at 4,011 sqft. The office
market is very small in both areas which is reflected in the total number of units, and the fact
there are not any units larger than 4,011 sqft.

Table 3-5 Rothwell and Desborough office and availability
Unit size (sqft)

Total No of

% of units by

No. of units

% of units

units

size range

available

available

Up to 1,000

12

86%

0

0.0%

1,001-2,000

1

7%

0

0.0%

2,001-5,000

1

7%

1

100.0%

5,001-10,000

0

0%

0

0.0%

10,001-20,000

0

0%

0

0.0%

20,001 +

0

0%

0

0.0%

Total

14

1

7.1%

Source: EGi & VOA, 2018

Rural Kettering
3.25

Table 3-6 shows that there are 4 units available on EGi in Rural Kettering against a total stock of
82 units registered on VOA. Similarly, to Desborough and Rothwell, Rural Kettering’s office
market predominantly comprises units under 5,000 sqft, with only one unit larger. There are 82
offices in total throughout the area which is relatively small given its size. Outside of Eckland
Lodge Business Park, agents agree that the office market in Rural Kettering is very small.

Table 3-6 Rural Kettering office and availability
Unit size (sqft)

Total No of

% of units by

No. of units

% of units

units

size range

available

available

Up to 1,000

61

74%

2

3.3%

1,001-2,000

14

17%

1

7.1%

2,001-5,000

6

7%

1

16.7%

5,001-10,000

0

0%

0

0.0%

10,001-20,000

1

1%

0

0.0%

20,001 +

0

0%

0

0.0%

Total

82

4

4.9%

Source: EGi & VOA, 2018
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Development opportunities
3.26

There are a number of office development opportunities in the borough, the majority of which are
part of the Strategic Urban Extensions (SUEs), strategic sites, and Kettering town centre
allocations. The development opportunities are as follows:
•

Magnetic Park – has four undeveloped sites totalling 5.42 ha. The land is currently being
marketed by the developer Hampton Brook for B1 and B2 space on a build to suit basis.
All units will be available to occupiers on a freehold/leasehold tenure.

•

Rothwell SUE – is a planned urban extension to the north of Rothwell town-centre. Along
with residential development there are plans to deliver 3 ha a mix of B1 and B2 employment
space. This space will be delivered over the longer term.

•

Land at Kettering North – is a strategic site allocated in the joint core strategy, and it will
likely be developed over a number of phases throughout the plan period. The site is located
to the north of Kettering, with Prologis Park and Kettering Business Park located to the
west. Land to the west of the allocated site has been development with office, named
Kettering Business Park An element of the available land has site servicing in place. This
allocated site is proposed to deliver 40 ha of mix B1, B2 and B8 space.

•

East Kettering SUE (Hanwood Park) – is an urban extension that received planning
permission in 2010. There are plans for 14 ha of mixed employment uses, totalling 42,400
sqm of space. This space will be delivered over the longer term.

•

Land at Kettering South – is located to the south of Kettering town and the A14. It has
been allocated within JCS for employment uses. The allocations includes 2 parcels of land
A, and B. Currently Parcel B is being promoted by db symmetry whom have plans to
develop B8 logistics space. If this planning permission is granted it is unlikely it will deliver
any office space. Parcel A which is located to the west of parcel B is allocated for small
employment units primarily B1 and B2

•

Kettering Town Centre AAP allocations – included a number of employment, retail and
leisure uses. The main focus of office allocations in the town centre are in the Station
Quarter where there is a total of 32,000 sqm of office space proposed. There is also a
small amount of land allocated for 6,500 sqm of offices in the new residential quarter to the
north of the station. There is no evidence of these sites being promoted for these uses. If
delivered they it will likely be in the medium to long term and would have to be cross
subsided by higher value uses.

3.27

Due to the small and weak nature of the office market, speculative office development is generally
not viable unless cross-subsidised by higher value uses or there are special circumstances (e.g.
land is available at a low cost). In the short-term the lack of new build space is not an issue
because there is no pent-up demand. Over the medium to longer term the SUEs, strategic sites
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and Kettering town centre allocations will be sufficient to fulfil the borough’s office needs;
providing an opportunity for the residential to cross-subsidise the office space.
3.28

If new office space is delivered agents suggested that space should be small units, generally
under 2,000 sqft. Buildings should also be designed so they can be flexible, i.e. subdivided into
smaller office units.

Rents
3.29

Rents are highest in the purpose built modern stock in Kettering Town. There are limited
examples of recent transactions for modern stock. Agents confirmed the office stock that
achieved the highest rents in the borough was in Venture Park. Rents vary depending on the size
of the unit but generally small units, up to 1,500 sqft, are between £12 - £14 psf and larger units,
above 1,500 sqft, are between £11 -£12 psf. Town centre stock achieves less than out of town
office parks. This is due to the quality of stock and lack of car parking. Rents in the town centre
are as low as £7 psf. At the existing rents, agents state that office development is generally
unviable.

3.30

Rents would need to be higher than £20 psf to facilitate new build offices. Although development
is generally unviable new development has occurred in the borough.

3.31

Two examples of recent office development in the borough is Kettering Business Park
(Beechwood) and at Eckland Lodge Business Park. At Kettering Business Park, the developer
benefited from having a pre-let in place from the police, and the second phases of development
was brought forward on a design and build basis with occupiers like Telford Mann. Speculative
development has occurred at Eckland Lodge Business Park; this development was completed
by the landowner, a farmer. The landowner is able to take a longer-term view on the returns
sought compared to a traditional developer who will want to crystallise their returns post
development.

Conclusion: office market
3.32

The office market in the Kettering Borough is generally considered to be in balance. There is
steady demand from local occupiers and there is not pent up demand. Agents/developers believe
there is enough existing stock and development opportunities already in the pipeline to satisfy
demand over the plan period.

3.33

Agents report that office stock has been lost in recent years in Kettering town through permitted
development rights. The office space being lost through permitted development rights is not being
replaced because new build development is unviable. Although this has not had a negative
impact on the office market thus far it does need to be monitored.
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3.34

New build office development is only likely to come forward on the existing employment sites
where roads and servicing is already in place and is developed on a build to suit basis. Or on the
SUEs, strategic employment sites or town centre AAP allocations, whereby the higher value such
as residential or strategic B8 distribution uses can cross-subsidise the office accommodation.
These existing allocations will satisfy job growth forecasts outlined in the JCS.

17

Kettering Borough
Employment Land Review

4

General industrial market assessment

Introduction
4.1

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

National context
4.2

Nationally, the general industrial market is healthy due to good levels of demand and tightening
supply. In the global economic crisis speculative development came to a halt. At that point in time
there was sufficient supply to meet demand due to weakening occupier demand and the wave of
speculative development that had occurred pre-financial crisis (driven by easy access to finance).

4.3

In recent years supply has tightened, this is due to; improvement in the economy, changing
shopping patterns (increase in online sales), and some units being lost to higher value residential
uses. Most recently, the devaluation of the pound, has supported growth in the UK manufacturing
sector, by making exports more competitive.

4.4

In some areas of the country supply of industrial units have not kept pace with demand due to
the lack of new build development occurring. Developers are finding it much harder to fund
industrial warehousing development than compared to pre-financial crisis. This is illustrated in
Figure 4-1 which shows that outstanding development loans for commercial 7 fully pre-let
properties are currently less than half of that in 2007 and for speculative and part-let commercial
is around 1/5th.

7

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

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

4.5

Due to the tight nature of the funding markets, speculative development is generally only
occurring in super prime areas (e.g. parts of the M1 corridor, Heathrow etc.). These areas have
very strong occupier demand from blue-chip covenants, therefore the perceived risk is low.
Speculative development is often only occurring for larger units that can be occupied by these
large national /international firms. The economics for smaller and medium sized development is
different from large-scale distribution units both in terms of cost and values. Smaller and medium
sized units do not benefit from economies of scale for build costs compared to large units. Also,
the covenant strength of occupiers can be weaker and lease terms shorter; resulting in less
secure income. Small and medium sized development is typically only occurring on: previous
employment sites where infrastructure is currently in place; or as part of larger strategic
employment sites whereby the large-scale distribution units are able to pay for the infrastructure
to service the smaller and medium sized units.

4.6

The lack of speculative development has led to an imbalance in the market with some occupiers
having to wait for build to suit opportunities or taking second-hand space to satisfy immediate
requirements or operating from multiple units rather than a single unit.
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East Midlands as an industrial location
4.7

The East Midlands region is a strong industrial location due to its central location in the country
and good motorway access. The strongest industrial locations in the region are found towards
the west due to the stronger motorway links. As the market has tightened around Northampton
demand has spread further east due to the availability and affordability of units and sites.

4.8

The areas of Wellingborough and Kettering have predominately benefitted from the overflow of
demand from Northampton. Corby with its slightly poorer connectivity has been slower to capture
this overflow demand. But as markets in Wellingborough and Kettering have tightened Corby has
started to become more attractive to some occupiers.

Kettering Borough as an industrial location
4.9

Kettering has a number of industrial estates with units ranging in age and specification. Even with
the pent-up demand in other areas of the region, Kettering has not seen much new build
development. The majority of the industrial stock in the borough is second-hand and of
reasonable quality. But there are cases where units are over 40 years old and are coming to the
end of their economic lives.

4.10

The borough benefits from a diverse mix of employment sectors, giving it a varied and robust
economy. The wide-ranging employment sectors include:

4.11

•

Automotive industries

•

Advanced engineering/manufacturing

•

General manufacturing

•

Clothes manufacturing

•

Printing

•

Food production

•

Storage

•

Trade counters

To analyse different levels of take-up, amount of existing stock and availability we have broken
the data into different size bands as set out in Table 4-1.
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Table 4-1 Size bands
Unit size (sqft)

Name

up to 2,000 t

Micro

2,001-5,000

Small

5,001-25,000

Medium

25,001-50,000

Mid

50,001-100,000

Mid/large

+100,000

Large

Kettering Town & Burton Latimer
4.12

There are six main industrial estates in Kettering and Burton Latimer they vary in size age and
type of occupier:
•

Telford Way Industrial Estate – is located to the north of the town centre and is the largest
industrial estate in the borough. The estate has been developed over multiple phases, with
a mix of occupiers and sizes of units. Occupiers include Eclipse (printers) who have
multiple units of 22,000 sqft and 7,500 sqft (see Figure 4-2 for example of one of their
units); and Greggs (food production) who have a 28,000 sqft unit.

Figure 4-2 Telford Way Industrial Estate

Source: AspinallVerdi 2018
•

Kettering Parkway – is located to the south of the town centre. This is a mixed-use estate
that includes the office park, Venture Park. The industrial units are generally modern and
of reasonable quality. Occupiers include Sterling Press (printers) who have a 68,000 sqft
unit (see Figure 4-3) and Winkhaus (manufacturing) who have a 43,000 sqft unit.
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Figure 4-3 Kettering Parkway

Source: AspinallVerdi, 2018
•

Latimer Business Park – is located in Burton Latimer, south of Kettering and the A14.
There is a mix of logistics and general industrial occupiers. Units are modern and in good
condition. Occupiers include Alpro who have a 170,000 sqft unit.

•

Station Road Industrial Estate – is located in Burton Latimer, south of Kettering and the
A14. The estate is almost solely occupied by Weetabix (food production) with a total
operation of circa 1.1 million sqft. The estate is also occupied by Shield Aluminium. The
units are bespoke and a mix of ages, having been developed for different purposes.

Figure 4-4 Station Road Industrial Estate (Weetabix)

Source: AspinallVerdi, 2018
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•

Northfield Avenue – is located to the east of Telford Way Industrial Estate. The estate
consists of buildings with a mix of ages. Units are comparably smaller than some estates
in the borough. Occupiers include Wittering West (trade counter) who have a 4,000 sqft;
and Compressor Engineering (repair workshop - see Figure 4-5) who have a 10,500 sqft
unit.

Figure 4-5 Northfield Avenue

•

Pytchely Lodge and Orion Way Industrial Estate – Is located to the south of Kettering
town centre. The estate is dated but of reasonable quality and is well occupied. Occupiers
include I M Automotive (manufacturing) who have a 20,000 sqft unit and Salvation Army
who have a 35,000 sqft unit.

Rothwell and Desborough
4.13

There are three main industrial estates within Desborough. Rothwell does not have any estates
and its few industrial units are located in, and around, the town centre. The estates in Desborough
are generally small in comparison to Kettering and Burton Latimer and are:
•

Eveden Factories – are located to the south of Desborough town centre. The buildings
are in single occupation by Eveden/Wacoal a clothes manufacturing. Buildings are not of
modem specification and are dated.

•

Desborough Industrial Estate (Magnetic Park) – is located to the north of Desborough
town centre. Desborough Industrial Estate is the wider industrial area with Magnetic falling
inside. The majority of the units in the industrial estate are dated but seem to be of good
quality. Occupiers include Rigid Containers Desborough Plant (packaging manufacturing).
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•

Pipewell Road Industrial Estate – is located to the north east of Desborough town centre.
Units are small but are reasonably modern and in good physical condition (see Figure 4-6).
Occupiers include Kejja Motorsport LTD (car repair).

Figure 4-6 Pipewell Road Industrial Estate

Source: AspinallVerdi, 2018

Rural Kettering
4.14

There are few industrial estates in rural Kettering and most stock is small local and isolated. We
have discussed two below;
•

Eckland Lodge Business Park - located to the north west of Desborough, this is a small
modern mixed-use estate. Along with some modern offices there are a number of
workshops and small industrial units. Buildings are small but of good quality. Occupiers
include Wilson Coaches, and Well Roasted Coffee.

•

Grange Road Industrial Estate - located in the north east of the borough, and to the south
west of Geddington town centre. The estate consists of very small units, dated but of
reasonable quality – see Figure 4-7. Occupiers include local businesses such as Roof
Professionals Direct & County Power Ltd
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Figure 4-7 Grange Road Industrial Estate

Source: AspinallVerdi, 2018

General industrial demand
4.15

Kettering Borough, like most of Northamptonshire and the UK, currently has levels of demand
that outstrip supply. Agents report that there is not enough existing stock, and with minimal new
build occurring in recent years, and no pipeline of stock, this problem is set to continue in the
future.

4.16

Agents report there is strong demand for a range of unit sizes. Micro/small starter units, up to
5,000 sqft, are some of the most in demand, followed by medium sized units of between 15,000
sqft – 30,000 sqft. Agents report that there is some demand for units larger than 50,000 sqft, but
requirements are generally less frequent than other size ranges.

4.17

Demand does not come from one specific sector but most occupiers are already located in
Kettering Borough or wider Northamptonshire. Often larger units are required by companies
already located in the area who are looking to expand.

4.18

Agents report that occupiers have a preference for new build or good quality second-hand stock.
There is less demand for secondary general industrial stock than in previous years. Generally,
occupiers would rather buy new freehold, rather than rent second hand units. Those seeking
freeholds, do so, because they prefer the security that this brings. Often company directors have
used these as investments for their SIPPs (pension funds).

4.19

Agents report that occupiers, especially those occupying micro, small and medium sized units,
usually require to be reasonably close to a town centre. This is so the workforce can access local
amenities. Occupiers also require good road connections, with a preference for premises with
enough carparking for staff in close proximity to the A14. Yard space is another key requirement
of occupiers, especially for units over 5,000 sqft as they need to be accessible by HGVs.
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4.20

A key requirement for almost all general industrial occupiers is for sufficient electrical capacity to
power operations. Reportedly lack of electrical capacity is an issue for occupiers not just in
Kettering but in the wider Northamptonshire area.

Borough wide take-up
4.21

Table 4-2 shows that between 2013 and 2017 annual general industrial take-up averaged
259,621 sqft across 23 transactions. The most active years were between 2014 and 2016 with
between 25 – 27 deals per year. In 2015 there was a total of 419,929 sqft space transacted, the
most of any year. In 2017, and so far in 2018, there appears to a be a drop-in take-up, both in
terms of number of units and total floor space. This is reportedly not due to lack of demand from
occupiers, but due to lack of available supply with no new stock being delivered.

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

No. of transactions

Total take-up (sqft)

2013

20

316,450

2014

27

206,554

2015

25

419,929

2016

26

269,715

2017

19

85,458

2018

3

8,244

Total

120

1,306,350

Annual Average

23

259,621

Source: EGi, 2018
4.22

Table 4-3 shows that 91% of transactions were for units 25,000 sqft or less. 38% of these
transactions were for units between 5,000 – 25,000 sqft and 36% were for small units between
2,000 – 5,000 sqft. This is reflective of the market, with agents reporting that demand for space
is usually for units under 30,000 sqft.

Table 4-3 General industrial take-up 2013-18 by unit size
Unit size (sqft)

No. of transactions

% of transactions

up to 2,000

20

17%

2,001-5,000

43

36%

5,001-25,000

46

38%

25,001-50,000

6

5%

50,001-100,000

5

4%

+100,000

0

0%

120

100%

Total
Source: EGi, 2018
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4.23

Agents have voiced concerns over the accuracy of current take-up data not being representative
of the strength of the market. Reportedly a lot of occupiers are not actively looking for, or taking
up, new space as they are aware there has been no suitable premises on the market. If new
development was built out, due to the pent-up demand, there would be significantly more takeup than currently recorded.

Kettering Town & Burton Latimer
4.24

The majority of the borough’s general industrial demand focuses on Kettering Town and Burton
Latimer. This is where the majority stock is, and therefore is where the demand is captured. Over
80% of the take-up shown in Table 4-2 is located in this area.

4.25

Kettering & Burton Latimer capture a wider range of size demand than other areas. Though there
is still strong demand for micro and small units i.e. under 5,000 sqft. There is also demand for
medium/mid units, up to 50,000 sqft – outside of this area there is less demand for these sizes
of units.

4.26

The Telford Way Industrial Estate is the largest general industrial estate in Kettering Town and it
is the most in demand from occupiers. There are a mix of unit sizes and types, and the majority
of units have a reasonable amount of yard space. Occupiers are attracted to Telford Way as it is
well serviced by transport links and is reasonably close to the town centre amenities.

Rothwell and Desborough
4.27

In Rothwell and Desborough there is generally less take-up and from less variety of occupiers.
The towns still have some legacy from the traditional industries of clothes manufacturing. Takeup in the last three years has been low and has mainly come from occupiers using space for car
repair or storage.

4.28

In Rothwell and Desborough occupiers generally require smaller units and there is a preference
to be as close to the local road network so the A14 can be accessed quickly. There are no
examples of new industrial space in either town. But due to the pent-up demand in the wider
area, agents confirm that new space would be in demand if units were micro/small sized and
offered on flexible lease terms at competitive rents.

Rural Kettering
4.29

Similar to Desborough and Rothwell there has been far less take-up in rural Kettering compared
to Kettering Town and Burton Latimer. In the rural areas agents report that there is less market
churn, as occupiers are generally local, often owning the freehold. Demand is generally for
micro/small units generally to be used for car repair or storage for local building contractors.
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Supply and market balance
4.30

Table 4-5 shows that there are 10 units available which equates to a total of 92,886 sqft. This is
against a total stock of 658 units / 6 million sqft registered on VOA. Therefore, there is a current
vacancy rate of 1.5% of floorspace and 1.5% of number of units. If we cross reference the
availability in Table 4-4 with annual take-up (shown in Table 4-2); the availability across the
borough equates to 6 months in relation to number of units and 4 months’ supply in relation to
floorspace.

Table 4-5 Availability of industrial space in the borough
Total stock

6 million sqft

658 units

92,886 sqft

10 units

1.5%

1.5%

Availability

Source: EGi & VOA, 2018
4.31

Vacancy is very low, and there is a general lack of available supply in all areas. Agents agree
that vacancy was generally very low across the whole area.

Kettering Town & Burton Latimer
4.32

Table 4-6 shows that there are 8 units available on EGi in Kettering Town & Burton Latimer. This
is against a total stock of 497 units registered on VOA, equating to a vacancy rate of 1.6% of
units. Agents agree that the overall vacancy figure seems accurate, representing the under
supply of space in the towns. Micro units under 2,000 sqft make up the largest size band of stock,
but currently there is no vacancy on EGi for this size range. The highest percentage of vacancy
is for units between 25,000 sqft – 50,000 sqft, at 3.7%, but there are less units in this size range
than others, with only 27 registered on the VOA. The one available unit in this size range is the
Former Build Centre, Telford Way with 28,331 sqft. Given the level of demand for space in
Kettering Town & Burton Latimer the vacancy rate is low.

Table 4-6 Kettering Town & Burton Latimer industrial stock and availability
Unit size (sqft)

Total No of

% of units by

No. of units

% of units

units

size range

available

available

up to 2,000

172

35%

0

0.0%

2,001-5,000

149

30%

4

2.3%

5,001-25,000

135

27%

3

2.2%

25,001-50,000

27

5%

1

3.7%

50,001-100,000

12

2%

0

0.0%
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Unit size (sqft)

+100,000
Total

Total No of

% of units by

No. of units

% of units

units

size range

available

available

2

0%

0

0.0%

8

1.6%

497

Source: EGi & VOA, 2018

Rothwell and Desborough
4.33

Table 4-7 shows that there is one unit available on EGi in Rothwell and Desborough. This is
against a total stock of 41 units registered on VOA, equating to a vacancy rate of 2.4% of units.
With only 41 units registered on the VOA in both towns the industrial market is comparably small
when compared to Kettering Town and Burton Latimer. The single available unit is 3,509 sqft in
size and located on Station Road in Desborough. Despite the small nature of the Rothwell and
Desborough the vacancy rate is low.

Table 4-7 Rothwell and Desborough industrial stock and availability
Unit size (sqft)

Total No of

% of units by

No. of units

% of units

units

size range

available

available

up to 2,000

18

44%

0

0.0%

2,001-5,000

6

15%

1

5.6%

5,001-25,000

10

24%

0

0.0%

25,001-50,000

5

12%

0

0.0%

50,001-100,000

2

5%

0

0.0%

+100,000

0

0%

0

n/a

Total

41

1

2.4%

Source: EGi & VOA, 2018

Rural Kettering
4.34

Table 4-8 shows that there is one unit available on EGi in Rural Kettering. This is against a total
stock of 121 units registered on VOA, equating to a vacancy rate of 0.8% of units. The majority
of stock is very small, with over 65% under 2,000 sqft. This reflects the rural nature of the market,
with supply often being held as freehold and there being minimal market churn. The single
available unit is 25,000 sqft in size and located at Desborough Airfield. Again we would consider
the vacancy rate here to be very low.
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Table 4-8 Rural Kettering industrial stock and availability
Unit size (sqft)

Total No of

% of units by

No. of units

% of units

units

size range

available

available

up to 2,000

78

64%

0

0.0%

2,001-5,000

21

17%

0

0.0%

5,001-25,000

19

16%

0

0.0%

25,001-50,000

2

2%

1

50.0%

50,001-100,000

1

1%

0

0.0%

+100,000

0

0%

0

n/a

1

0.8%

Total

121

Source: EGi, VOA, AspinallVerdi, 2018

Development opportunities
4.35

There are a number of development opportunities in the borough. The majority are mixed-use
sites, some of which are strategic long-term opportunities outlined in the recently adopted joint
core strategy. Other sites are smaller and in some cases are closer to delivery in the short to
medium term. The current general industrial development opportunities in the borough are as
follows:
•

Kettering Gateway – this is a large 28 ha site, south of Kettering Town at Junction 10 of
the A14. It. Is currently being marketed for both general industrial and logistics
warehousing, but the current plans for the site seem to focus more on B8 space. The site
is being developed through a joint venture between Roxhill and SEGRO. It is reported that
the site has already had £10 million invested into levelling and installing servicing and
transport infrastructure. The scheme can deliver up to 1.2 million sqft of floorspace, with
planning for units between 50,000 - 275,000 sqft.

•

Cransley Park – is a 13 ha site located to the south west of Kettering town, at Junction 8
of the A14. The development is being marketed as both industrial and logistics
warehousing totalling 270,000 sqft. Five units are being built speculatively by St Francis
Group whom secured funding in December 2017, and plan to start construction in mid2018, with practical completion estimated for February 2019.

4.36

The following employment opportunities were discussed in the office section of this report. But
because they are identified as mixed employment areas we consider their suitability for general
industrial as follows:
•

Magnetic Park – due to the size of the plots, and the surrounding uses the site would likely
be most attractive to general industrial occupiers.
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•

Land at Kettering North –due to its good transport links and external environment it will
be suited to general industrial occupiers.

•

Rothwell SUE –this strategic site will deliver 3ha mixed B class employment space over
the plan period and has the potential to provide light industrial space.

•

Land at Kettering South –The current site promotor, db symmetry has plans to develop
B8 logistics space. Some units may be suitable for B2 occupiers but this does not appear
to be the promoters target market.

4.37

Currently we see a gap in the market for small and medium sized general industrial units. This is
because there is so much pent up demand for these units and there are no plans to deliver more.
The smallest units in the development pipeline are located at Cransley Park, though these units
will be delivered in the short term they are still quite large with the smallest at 25,000 sqft.

Rents
4.38

Rents for existing stock vary throughout the borough, depending on size location and the quality
of the building. Agents report that rents for existing stock have increased in recent years due to
the under supply of suitable space. Agents estimate the following rents for good quality second
hand space

4.39

•

£6.00 – £7.50 psf (under 5,000 sqft)

•

£5.50 – £7.00 psf (5,000 – 10,000 sqft)

•

£5.00 – £6.50 psf (10,000 plus sqft)

Stock in secondary locations can offer more competitive rents to attract occupiers, but agents
commented that the most dated stock will often be on the market for long periods of time before
being let.

4.40

There are no examples of new build units being recently let in the borough. But agents estimated
rents based on their experience of the surrounding area:

4.41

•

£7.00 - £9.00 psf (under 10,000 sqft)

•

£6.00 - £7.00 psf (10,000 sqft plus)

Agents noted that the current trend in the market is for smaller units to be sold as freehold to
owner occupiers rather than leased. Capital values vary in the area but for good quality units they
usually range between £100 - £120 psf. Similar to rents these obviously vary depending on the
size quality and location of the units.

4.42

Developers state that at these rents/capital values development is marginally viable. There is
also enough pent up demand to justify speculatively building small units of up to 10,000 sqft with,
larger units being brought forward on a build to suit basis.
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4.43

Though there is occupier interest, developers struggle to make construction of smaller units
viable. This is due to the fact that build costs have risen faster than rents. This makes it difficult
for developers who are looking to build out smaller units to competitively bid for sites against
large logistic developers i.e. Roxhill, Prologis & Segro etc, as logistics space is cheaper to build.
Furthermore, it is difficult to unlock sites which require transport and service infrastructure as this
is costly and is usually only viable with the economies of scale of large logistics development.

Conclusion: general industrial market
4.44

There is a clear demand for general industrial units across the borough – especially for small and
medium sized units. The availability of industrial space has been diminishing, due to the strong
demand and lack of new build occurring.

4.45

Both developers and agents alike have confirmed that if new units were brought forward there
would be sufficient demand for it to be let/sold. The tight market is not unique to Kettering
Borough; within the whole of Northamptonshire and the Midlands there is a lack of industrial
supply, matched with substantial demand for industrial units. The current point in the cycle does
provide a market opportunity for Kettering to attract occupiers from the wider sub region if sites
were made available.

4.46

If the borough fails to deliver new general industrial space, there is a risk that some occupiers
will choose to relocate or expand elsewhere. Others, who cannot move away because they need
to keep existing workforces will be unable to grow or modernise as they would otherwise do. If
new land were allocated for development these constraints would be removed and the local
economy would perform better.

4.47

There are a number of constraints which are hampering development in the wider area, including
viability, electrical capacity and access to suitable workforce. These problems are not specific to
Kettering but effect the whole Northamptonshire and wider East Midlands area.

4.48

There are some development opportunities which will likely be delivered in the short term,
including Cransley Park, Kettering Gateway, and the next phase of development at land at
Kettering North. But proposals in these areas are not for small to medium units.

4.49

Occupiers for smaller units, require immediate availability of units as they are not prepared to
wait for design and build opportunities. To enable these smaller units to be viably delivered, sites
that are made available need to be unconstrained with services in place.

4.50

Development opportunities for smaller units lie as part of the mix on the larger strategic sites,
whereby the cost of site servicing can be cross-subsidised by other uses. Though it will not satisfy
the short term pent up demand for general industrial space, the Council should create policy that
seeks a minimum number of smaller units on strategic sites.
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4.51

In terms of employment land need the council has satisfied its job forecasts outlined in the JCS.
But the strategic sites allocated are focused on delivering logistics space rather than smaller
units. There may have been an opportunity to deliver a higher proportion of smaller industrial
units at sites like Kettering Gateway or Cransely Park. But the lack of a policy on the provision of
smaller units has meant that developers have sought to bring forward a much higher proportion
of large units.

4.52

Developers choosing to build larger units on industrial sites is not unique to Kettering Borough.
In Daventry District to the west the council has adopted policy that limits the size of units
acceptable in planning terms on allocated sites. In some cases, this is done by capping the
maximum unit sizes across the whole site and at some sites policy suggests the preferred unit
sizes mix i.e. 50% of units have to be under 10,000 sqm. This policy will act as a mechanism to
reduce land values to a level to enable development to become viable i.e. stopping developer’s
bidding for sites assuming larger units and the cost savings this brings.

4.53

Agents report that there is opportunity outside Kettering Town and Burton Latimer to develop
space but there is no precedence of successful development in these areas. There is less
demand than around Kettering Town and Burton Latimer, but as there is such pent-up demand,
occupiers will take space as long as it has good transport links and is reasonably priced.
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5

Strategic distribution market assessment

Introduction
5.1

For the purposes of our analysis of the logistics market we have only considered units of 100,000
sqft or more. These generally are the strategic units, logistics units that are smaller than this are
difficult to distinguish from general industrial stock.

National context
5.2

Increasing demand for large-scale warehousing across the UK has been driven by the growth in
online retail. Occupiers are often retailers themselves, or 3rd party logistics companies (3PLs)
who distribute goods on their behalf. These companies tend to offer good covenants and are
prepared to commit to institutional lease terms – therefore creating good capital values. These
good capital values not only provide an incentive for developers to bring forward units – it also
enables them to bid competitively for sites.

5.3

In recent years, new-build development has typically involved very large units of up to 1 million
sqft. With the very largest requirements coming from retailers. Demand for units has been strong,
and the relationship between capital value / land value / build costs / developer return is
maximised.

5.4

Current demand is mainly for 150,000 sqft – 500,000 sqft distribution units, which are suited to
local and regional distribution. Although there is still market evidence of very large activity
occurring (e.g. Amazon taking 1.1 million sqft unit of iPort Doncaster, and Primark taking 1.2
million sqft at Islip) throughout the country. With few units being delivered in recent years, supply
has tightened and rents are now increasing. This means that logistics units have increasingly
become attractive for developers who are now willing to bring forward developments.

5.5

Although developers are speculatively building units, they are not doing so with as much
confidence as they were prior to the 2009 economic slowdown. Now developers look for gaps in
the market, and only build a few units speculatively at any one time in prime locations. Usually
developers will not build out more units until existing stock is occupied. For the largest units
developers will wait for a pre-let prior to development.

East Midlands as a strategic distribution location
5.6

In the East Midlands, the industrial market is dominated by the Golden Triangle, where the M42,
M1 and M6 motorways meet and where the majority of the UK population can be accessed in a
four-hour drive. This area has seen significant growth in large-scale distribution with major
occupiers such as Tesco, Sainsbury’s and Amazon located here. As land supply has tightened
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in the Golden Triangle, availability of sites has decreased and occupation costs have risen. As a
result, sites outside the triangle, along the A14, have now been developed.
5.7

Kettering Borough and the wider Northamptonshire area is now well known by developers,
investors and occupiers alike as a good place to build and occupy logistics industrial space. The
area benefits from being on the A14, which forms part of the E30 road network and provides a
direct link to Felixstowe Port. There are now multiple examples of successful logistics parks
across Northamptonshire. Historically occupiers have preferred to locate in Wellingborough,
Desborough, Kettering, Thrapston, Raunds etc, over places further from the A14 like Corby. But
in the last 18 months Corby has had success with the Midlands Logistics Park, which reportedly
only has one available plot remaining – having secured pre-lets for the remaining space. It is set
to deliver over 2.7 million sqft of logistics warehousing.

5.8

Logistics occupiers are more footloose than smaller and medium occupiers; following the
availability of sites and access to staff. Sites tend to be dispersed over a number of local authority
areas with good access to the national road network.

5.9

There is steady demand for logistic space in the Northamptonshire region, and developers are
both speculatively building and bring forward schemes on a build to suit basis. But, developers
stress that right location, price, and time in the market is key to successful delivery and
occupation. Outside of Kettering at DIRFT (Crick), Magna Park (Lutterworth) and in Northampton,
there are examples of logistics space that has been speculatively built but was not immediately
taken-up. Units accrued longer void periods than was anticipated by the developers.

Kettering Borough as a strategic distribution location
5.10

In Kettering Borough there are a number of sectors represented, including online retailers, third
party logistics and food retailers. Most logistics parks in the borough do not focus on a specific
sector and have a range of different occupiers.

5.11

There are three main logistics parks in Kettering Borough – they host a range of occupiers and
varying unit sizes:
•

North Kettering Business Park (Prologis) - is located to the north of Kettering town
centre. The estate has been developed over the past 15 years. As shown in Figure 5-1
units are modern purpose-built logistics accommodation. The estate has the following
occupiers
o

Argos 660,000 sqft

o

B/S/H 400,000 sqft

o

Great Bear Distribution 160,000 sqft

o

Oxford University Press 430,000 sqft
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o

Specsavers 47,000 sqft

o

Internet Fusion 155,000 Sqft

Figure 5-1 North Kettering Business Park

Source: AspinallVerdi, 2018
•

Latimer Business Park – is located to the north west of Burton Latimer town centre. As
shown in Figure 5-2 the estate is modern and in good condition, it has a range of unit sizes
with occupiers including Morrison with a 730,000 sqft unit.

Figure 5-2 Latimer Business Park

Source: AspinallVerdi, 2018
•

Magnetic Park – is located to the north of Desborough town centre. Magnetic Park is
surrounded by general industrial units, but the logistics park itself consists of a single
470,000 unit (see Figure 5-3)– currently occupied by Great Bear Distribution.
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Figure 5-3 Magnetic Park

Source: AspinallVerdi, 2018
5.12

There are some examples of logistics space in other industrial estates in the borough, including
Kettering Parkway, where Knights of Old have a 100,000 sqft unit. In this case the unit is older,
not as well connected, and the unit is dated, when compared to new purpose build industrial
estates in the borough – see Figure 5-4.

Figure 5-4 Kettering Parkway (Knights of Old)

Source: AspinallVerdi, 2018

Strategic distribution demand
5.13

All logistics occupiers require good connectivity. The best logistics estates are those with direct
access onto the strategic road network. In Kettering Borough, this means being located close to
a Junction of the A43 or A14. Agents did state that even though these locations are preferred by
occupiers due to the tightening of opportunities occupiers may consider slightly further afield.

5.14

Another key requirement of logistics occupiers is cross-docking combined with enough yard
space to operate efficiently. Furthermore, in recent years logistics occupiers have required units
to have a large amount of office space.
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5.15

A key requirement of occupiers which is always difficult to satisfy is electrical capacity. As
warehousing is becoming more technologically advanced, and with automation on the increase,
energy consumption in logistics parks is continuingly increasing. Agents report that access to
electricity supply this is one of the main barriers to prospective occupiers looking to locate in the
borough. Skilled workforce is also vital to logistics occupier’s operations. Unemployment in the
borough is currently low. Often workers will have to commute from further afield making space
for staff car parking, and public transport links important to occupiers when they are looking for
logistics space.

5.16

A range of sizes of units are in demand in the borough, agents report that there is less demand
for smaller 150,000 sqft units than there were in previous years. Currently the units most in
demand are 300,000 sqft and above.

5.17

The biggest growth sector in the borough is internet-based retailing distribution. This is driven by
the global changes in shopping habits, with more consumers shopping online. These occupiers
require a range of unit sizes and there are examples in the adjacent East Northamptonshire
District where logistics companies are occupying multiple units on the same estates.

5.18

Third party logistics also require units in the area, they usually prefer units to be complete and
ready to occupy. This is due to 3-5-year contracts they usually service. Often demand for this
sector can be misleading as you find that multiple third-party logistics occupiers often put the
same property requirement out to agents - but they are all bidding for a single contract which only
one company will win and then service.

Borough wide take-up
5.19

Table 5-1 shows that between 2013 and 2017 there were just four transactions for strategic
distribution space, which totalled 466,092 sqft. All transactions were located in Kettering Town
with all but one in North Kettering Business Park (Prologis).

Table 5-1 Annual logistics take-up (over 100,000 sqft), 2013-17
Calendar year

No. of transactions

Total take-up (sqft)

2013

1

122,999

2014

2

218,094

2015

0

0

2016

0

0

2017

0

0

2018

1

124,999

Total

4

466,092

Annual Average

1

68,219

Source: EGi, 2018
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Supply and market balance
5.20

Kettering Borough currently has eight logistics units listed on the VOA at over 100,000 sqft. This
equates to a total floor space of 3.1 million sqft. The majority of supply in the borough is located
in North Kettering Business Park (Prologis). There are currently no available B8 units ready to
occupy in the borough.

5.21

Agents and developers suggest that the lack of availability was not uncommon as there is less
market churn in logistics when compared to other sectors. Occupiers tend to be blue chip
companies on long leases – up to 15 years. There is evidence in neighbouring East
Northamptonshire District of units being vacated by an occupier then taken-up as second-hand
space by another blue-chip covenant i.e. Ikea being replace by Primark in Thrapston. This
indicates that when units do become available they are taken-up by new occupiers.

Development opportunities
5.22

There are a number of logistics development opportunities in the borough. The majority are
mixed-use sites, some of which are strategic long-term opportunities outlined in the recently
adopted joint core strategy. Development opportunities are as follows:
•

North Kettering Business Park (Prologis) – this logistics park located to the north of
Kettering town centre has only a single plot remaining of undeveloped land. The plot
already has services and infrastructure provision and is ready to be developed. The plot
has planning permission, and is being marketed for, a single build to suit unit of 360,000
sqft. But the unit has been marketed for a number of years at this size and still remains
undeveloped. The developer indicates that they may seek to develop the site speculatively
with two smaller units of approximately 150,000 sqft.

•

Symmetry Park Kettering (land at Kettering South) – this is a strategic site outlined in
the JCS which is currently being promoted by db symmetry. The site is 55 ha and has
plans for 2.4 million sqft of logistics space over seven units -ranging from 130,000 sqft –
572,000 sqft. The proposed scheme was submitted for outline planning but was refused in
April 2018 on the basis of highway congestion. The site remains allocated for logistics
development which will likely happen in the medium term.

•

Kettering Gateway – as discussed in the general industrial section of this report, Kettering
Gateway has plans for a mix of B class use development. Agents suggested that the site
focused more on logistics space and that even though plans were for units up to 275,000
sqft if there is a requirement for a larger unit the site could accommodate it.
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Rents
5.23

Development of logistics space in the borough is currently viable. Rents in Kettering Borough are
generally slightly lower than in boroughs closer to the M1, but slightly higher than in Corby - which
is generally 15p – 25p lower. Agents stated that rents for logistics space in the borough are
generally between £5.50 - £6.00 psf. In recent years, as the market has tightened, rents have
increased. Developers and agents are of the opinion that there is still scope for rents to increase
further.

5.24

Logistics parks have become an attractive asset class for investors, and yields have been steadily
compressing. Investors see logistics as a strong sector due to the strong occupier covenant,
steady demand for industrial space and increasing rents. Developers/agents are of the opinion
that yields have now decreased as much as they can, and future fluctuations will be influenced
by macro-economic factors.

Conclusion: strategic distribution market
5.25

There is steady demand for logistics space in Kettering Borough and the wider area. With
overspill from areas closer to the M1, Kettering has already been able to satisfy requirements
from occupiers looking in these ‘prime’ areas. Although the borough currently has no availability
there are a number of sites in the pipeline at different points within the development process,
which should satisfy demand going forward. The strategic sites allocated are in good locations,
and plans show that the scheme designs fit the profile of demand agents are currently seeing in
the borough.

5.26

The borough has already satisfied its need for strategic distribution employment land based on
the job forecasts included in the JCS and does not need to allocate more land. When compared
to the general industrial market there is a significant amount of land allocated for logistics in the
borough. The key constraints for occupiers in Kettering Borough and the wider region is the lack
of available workforce and energy capacity. If these can be resolved in the coming years the
borough has enough strategic land allocated to fulfil demand for logistics over the plan period.
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6

Site appraisal: demand

6.1

The following sections of this report focuses on the assessment of sites. There are seven
proposed/identified employment sites totalling 35.8 ha, and there are 11 existing employment
sites totalling 255.9 ha. The boundaries of these site have been provided by the Local Authority
and are mapped in Figure 7-1 & Figure 8-1 respectively. Our site assessment method reflects
the principles of the national planning policy, and in particular:
•

That planning should aim to meet objectively assessed needs, including the needs of
business, respond positively to opportunities for growth, and actively support economic
development (para 117);

•

That plans should be deliverable (para 16b of the Framework), and authorities should avoid
safeguarding for employment sites that have no reasonable prospect of being used for that
purpose (para 120). These points imply that the sites should only be identified for
employment if they can reasonably be expected to be in demand and viable.

6.2

In terms of existing employment locations Paragraph 120 can make safeguarding employment
sites challenging, but there are there are two possible reasons for safeguarding existing
employment sites against redevelopment for other uses. Firstly, it could result in a shortage of
employment space, damaging business performance, prosperity and job opportunities. Secondly,
it could result in incompatible uses being placed next to each other. In particular, industrial or
logistics operations that are too close to housing may have to restrict their activities, so that
residents are not affected by noise, smells, light pollution or visual intrusion. Such bad neighbour
impacts provide much of the rationale for segregating industry and warehousing into dedicated
areas.

6.3

We have therefore undertaken a market test, because it would not be reasonable to safeguard
employment sites which there is no effective demand, and in any case the Framework advises
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 8. Going forward
existing employment areas where we have suggested be safeguarded should be protected in
policy. The policy should generally prohibit redevelopment or change of use to non-employment
uses, except where the applicant can demonstrate that the site is no longer in demand and viable
to maintain in its current or most recent employment use. There might also be an exception for
services that support employment uses, such as small-scale retail, cafes or crèches.

6.4

Based on these principles, the main questions our demand assessment will seek to answer is:

8National

Planning Policy Framework, Para 120, July 2018
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•

For proposed/identified sites – If the site is identified in the plan for employment
development, and assuming that any supply constraints are resolved, what are the
prospects that it will be delivered in practice?

•

For existing employment sites – are they performing well and can they viably be kept in
employment uses, is there scope for future development or can they be released for
alternative uses?

Caveats
Policy and supply constraints
6.5

As mentioned earlier, the analysis at this stage sets aside any supply-side constraints, including
policy constraints – which are being considered separately by the Council. Thus, for the purpose
of the demand assessment of proposed/identified sites we assume that any constraints, such as
contamination, ground conditions or adverse environmental impact, are successfully resolved.

6.6

Any proposed/identified sites for which this assumption is wrong – for example due to
unacceptable environmental impacts – should be downgraded in the final assessment that brings
together demand and supply. Once the Council has completed their supply side analysis a new
ranking of sites should be undertaken, that takes account both of market potential and
constraints.

6.7

The list of sites that we have considered was provided by the Council. Some of those sites are
already identified for employment (or mixed use including employment), while others are being
considered or proposed for that use, either by the Council or private sector promoters. In the
demand assessment we make no distinction between these categories, but where known we
have taken note.

Overall market balance
6.8

Another limitation of the site appraisal is that it considers sites one by one, taking no account of
the overall balance of demand and supply. In real life, the prospects of any individual site being
taken-up depends partly on that overall balance. Thus, if the total amount of land offered for
development, or existing accommodation, oversupplies total demand, even the most attractive
and unconstrained sites, or high-quality accommodation, may not be taken up (conversely, in an
undersupplied market even relatively unattractive and constrained sites, or existing
accommodation, may be taken-up).

6.9

In the case of Kettering Borough, the total amounts of land required for different employment
uses are in effect set by the Joint Core Strategy job targets, which will be translated into
floorspace by the Local Authority. These overall requirements will determine the cut-off point

42

Kettering Borough
Employment Land Review

between the best sites/existing estates, which should be identified for employment/be
safeguarded for employment, and the worst sites/existing estates, which might be allocated or
lost to other uses.

Snapshot in time
6.10

Like the market assessment section of this report, the site assessments are a snapshot in time due to the fluid nature of the market the conclusions on each site may change over time. An
example of this for existing employment sites, where vacancy is analysed. Vacancy on an estate
with a handful of major occupiers in large units may change from being very low to high should
occupiers vacate. In some cases where units are bespoke, it may be difficult to find a new
occupier to take space. All sites/existing estates have been assessed on their current situation.
In some cases, should an occupier leave, there may be little hope of re occupation of the space.
If this did occur than the opinion to safeguarding the site may change.

The detailed assessment
6.11

Our detailed assessment for identified/proposed sites are in a table in Appendix 1, and for existing
site in Appendix 2. Below, we briefly explain the content of the table, working from left to right
through the questions in the top header.

6.12

The criteria for assessing identified/proposed sites differ slightly from existing sites, but on the
whole are the same. Where there are differences, or extra criteria, this has been explicitly stated.

Market area
6.13

Firstly, we determine which market area the site is located. The three markets are the same as
utilised in the market assessment of this report (see Figure 2-2).

Proposed principle use
6.14

For each site the most appropriate employment use must be determined, or in the case of existing
sites, the predominate employment use – this use, forms the basis of the site assessment. This
first step is important, because different types of occupier have different requirements: for
example, excellent strategic road access is more important for strategic logistics than general
industrial uses. We identify five types/mixes of use:
•

Offices (B1a)

•

General Industrial (B1c - B2)

•

Storage and Distribution (B8)

•

B2 - B8

•

Mixed B uses
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6.15

To identify the use of each site we have used planning data, discussion with the Local Authority
and our own professional judgment.

Site area
6.16

As mentioned earlier, the list of sites for assessment and the boundaries of those sites have been
provided by the Council, together with facts about each site. Site areas are measured by GIS
from the site boundaries provided.

Site sequential location
6.17

Next, we consider the sites sequential location to establish proximity to urban areas, helping us
to establish which sites are urban and which are rural. We identify five locations:
•

In a town centre

•

Within 400m of a town centre

•

Within the built-up area

•

Adjacent to the built-up area

•

Outside the built-up area

Attractiveness to occupiers
6.18

The remainder of the site assessment set out in the tables, are a succession of questions, or
assessment criteria. For each site assessment criteria, sites are scored using a five-point scoring
system from excellent, to good, to reasonable, to poor, to very poor. Each score is supported by
a short narrative that explains our judgment. Some criteria do not follow this scale i.e. vacancy –
where this is the case it has been stated below.

6.19

•

Access to amenities

•

Any problems with shape, gradient, boundary etc.?

•

Strategic accessibility (road) - Proximity to Mway/principal roads (kms)

•

Local access by road – Site junction and quality of access to the principal road network

•

Public transport access –
o

Is the site close to a railway station (within 400m)?

o

Number of bus stops within 400m of site

The remainder of the assessment varies between identified/proposed sites and existing
employment areas. They are outlined separately below:
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Identified/proposed sites criteria (only)
•

Evidence of developer/occupier interest summarise whether to our knowledge, through
desk-based research and consultation, there is interest in developing or occupying the site.

•

Other market intelligence includes any information collected as part of the study that has
a bearing on the attractiveness to occupiers/developers. Things like competing stock close
by, can have a bearing on whether a site would be attractive to a developer.

•

Is the site likely to be attractive to occupiers and is the site suitable for the assessed use?
These are self-explanatory and are yes/no answers.

•

Narrative is then provided to whether the site would likely be developed and occupied –
this is based on the assumed use, and that any constraints would be resolved. This is
important because this site assessment is only one side of the argument. Sites may have
irreversible constraints that make it impossible to develop on the site. These conclusions
will be drawn by the Council once they have completed the supply side site assessment.

•

Finally, a conclusion is made whether the site should be but forward for allocation in the
emerging Part 2 Local Plan.

Existing employment sites criteria (only)
•

Quality of existing stock discusses the condition of the units, including their age,
specification, this is important as it indicates whether a unit is fit for purpose or is coming
to the end of its economic life.

•

Other market intelligence includes any information collected as part of the study that has
a bearing on the attractiveness to occupiers. For example, if an occupier has recently
invested in their accommodation, or expanded, this can indicate that they plan on staying
in the area in the short to medium term.

•

Vacancy is an important criterion as it indicates the health of an employment area. High
vacancy may mean that the estate is unattractive to occupiers. Low vacancy may indicate
that a specific estate is in high demand. We score vacancy on a different system based on
the perception of how many units are available compared to the estates size this includes
none, to low, to middling, to high, to 100% vacant.

•

If the site retains its current use will it be occupied is a yes/no question and is selfexplanatory.

•

Opportunities

and

constraints

for

redevelopment,

intensification,

extension

&

refurbishment are considered, and if there is an opportunity, how much developable land
is available. If there are constraints we have outlined these and stated if they are likely to
be, or can be, resolved within the plan period.
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•

Finally, a conclusion is made whether the employment area should be safeguarded, or
earmarked for managed release, in the emerging Part 2 Local Plan.
o

Safeguard: is self-explanatory. The existing employment site should be in enough
demand from occupiers to viability keep in employment use over the plan period.

o

Safeguard in the short term: when undertaking our site assessments, it became
apparent that there are a number of sites in the district which are occupied by a
single occupier with bespoke buildings, or are small in nature with multiple occupiers.
But this is at a time in the property cycle where demand is strong and general
vacancy is low. But should the market weaken these sites are most at risk and will be
difficult to re-occupy if vacancy occurs. Because they are functioning well in the
short-term we consider it reasonable to safeguard these sites and not promote them
for managed release. Should the market weaken and vacancy becomes a concern
then they should be re-assessed on a site by site basis, to avoid unnecessarily
safeguarding employment sites that have no hope of being re occupied.

o

Allow managed release: For some sites we have deemed that they are already at
the end of their economic lives, not fit for purpose, or they are unattractive to
occupiers. For these we have recommended that they should be considered to be
released and considered for other uses.

Drawing conclusions
6.20

The next stage in our analysis is to translate the demand assessment into advice on whether
proposed sites should be identified for employment, or existing sites safeguarded. For this, we
bring into play an additional criterion: whether a site is likely to be suitable for an alternative use.

6.21

This is relevant because, on the evidence discussed earlier, the total area of land being
considered as a number of sites, or part of existing employment areas, are being considered for
other uses. Kettering Borough has already allocated enough employment land in the JCS to fulfil
their economic growth. Over allocating land is not advisable and locations suitable for other uses
should be identified as having potential, albeit they might be good employment sites.

6.22

The next section is a brief description of the sites in each category. The reader must bear in mind
that the recommendations made at this stage are partial and provisional, based solely on the
qualitative demand-side assessment of individual sites. We consider both identified/proposed
and existing employment areas separately. For each we have split the results in two, for
identified/proposed we simple conclude whether a site is potentially attractive to employment
occupiers/developers or not; for existing employment areas we conclude whether they should be
safeguarded in the emerging local plan or identified for managed release.
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7

Proposed/identified site assessment results

7.1

Figure 7-1 summarises the seven proposed/identified sites that we have assessed. The site
locations are shown in Figure 7-1. A copy of the full site assessment can be found in Appendix
1. Based on our assessment we concluded that four sites, totalling 30.5 hectares, should be put
forward as employment allocations. Three sites, totalling 5.3 hectares, should not be considered
as employment site allocations. We provide further explanation below Figure 7-1.

Table 7-1 Demand proposed/identified site assessment summary
AV site
ID

Name

KP1

Coopers Coaches

KP2

McAlpine's Yard

KP3

Land adjacent to
Magnetic Park

KP4

Land south of Rothwell

KP5

Geddington South
West

KP6
KP7

Land at Humfrey's
Lodge
Land between Carlton
Road and Kendalls
Close

Size
(ha)

Assessed
type of
employment

Suitable for
alternative
use

Potentially
attractive for
employment

0.3

Office (B1a)

Residential

No

8.7*

Mixed B uses
(B1c – B2)

Residential

Yes

8.1

B2-B8

Unlikely

Yes

Desborough &
Rothwell

4.6

B2-B8

Unlikely

No

Rural Kettering

0.3

Light Industrial
(B1c)

Unlikely

Yes

Desborough &
Rothwell

13.4

Mixed B uses

Residential

Yes

Rural Kettering

0.4

Light Industrial
(B1c)

Residential

No

Market area
Desborough &
Rothwell
Kettering Town
& Burton
Latimer
Desborough &
Rothwell

Sites potentially attractive for employment use
Sites not attractive for employment use

30.5 ha
5.3 ha

Nb. Figures are gross area.
* This figure is the gross site area including the land with proposed residential elements.
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Figure 7-1 Proposed/identified employment sites

Contains OS data © Crown copyright and database rights
2018

Source: Open Street Map, AspinallVerdi, Kettering Borough Council
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Sites potentially attractive for employment
7.2

McAlpine’s Yard (KP2) – is an existing employment site currently being used for open storage,
with ancillary workshop space. The site is currently developed with low density open storage.
This would be lost if the site were redevelopment. This type of use could relocate to a number of
different locations.
In terms of re development potential the site would have potential for a mix of B uses (most likely
B1c – B2). There are plans to develop the northern part of the site for residential. The south is
proposed for B1a and B1c, this would complement existing employment areas at Orion Way and
Pytchley Lodge industrial estates, which are located adjacent to the site. As the site is already in
a proven employment area, and benefits from existing services and infrastructure, any new
industrial development on the site would be attractive to both occupiers and developers. Office
development would be less attractive to both occupiers and developers, as there is less demand
for offices and development is generally unviable. If allocated, it is likely this site will deliver a
mixed-use scheme in the short to medium term – with B1c- B2 uses being suitable rather than
B1a.

7.3

Land adjacent to Magnetic Park (KP3) – is currently greenfield agriculture land and would be
most suited to B2 – B8 space. The site has reasonable access, is of uniform shape and it is
reasonably level. To the south east of the site is Magnetic Park and Desborough Industrial Estate.
These are established B8 and B2 industrial areas with high quality occupiers. Desborough is not
as attractive as Kettering Town for industrial occupiers, but with the general lack of supply in the
wider area, new units on this site would be attractive to occupiers. The site is not suitable for an
alternate use and if allocated a developer would be attracted to the site and would likely deliver
in the short to medium term.

7.4

Geddington South West (KP5) – is a small site located in Geddington in rural Kettering, suitable
for B1c employment uses. The plot of land is located directly to the south of Grange Road
Industrial Estate. The existing estate consists of small units, circa 550 sqft – these are well let by
numerous light industrial (B1c) occupiers. Though the proposed allocation, and existing industrial
estate, have residential surrounding uses this should not impact future development. The site is
small and would likely attract occupiers similar to the Grange Road Estate.

7.5

Land at Humfrey's Lodge (KP6) – located to the north east of Desborough town centre, it is the
largest proposed allocation in the borough and suitable for a mix of B class uses (but not B1a,b).
The site benefits from being of a uniform shape and it is reasonably level. The sites location,
close to the A6, is attractive to occupiers as it connects quickly to the A14.The site has had a
planning application submitted for residential development but due to the sites positive attributes
it should still be considered for employment use. Any future development could be mixed-use
with lighter employment uses located closer to residential.
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Sites unattractive for employment
7.6

Coopers Coaches (KP1) - is a small site located in Rothwell. The site is brownfield having
previously been used as a coach yard. The site recently had a planning application withdrawn for
residential. The site has poor prominence and is located in a built-up area. The local road network
is reasonable but access to the site is currently tight. Due to its location in a residential area the
site would not be suitable for B2 or B8 uses and there is unlikely to be interest from office
occupiers in this location. This site would be better suited to residential development and should
not be allocated for employment uses in the plan.

7.7

Land south of Rothwell (KP4) - located on junction 4 of the A14 to the south of Rothwell. The
site is well located benefiting from direct access onto the motorway network. A development of
B2 or B8 uses on the site would be attractive to occupiers. But the site is constrained by having
a large drop in gradient. There is no history of interest in the site from developers and this is likely
due to the high site preparation costs. This site, though well located, is unlikely to be developed
due to its constraints and should not be allocated for employment uses in the plan.

7.8

Land between Carlton Road and Kendalls Close (KP7) - is a small site on the eastern edge
of Wilbarston. It is currently in agriculture use. The site has poor access and only suitable for
local traffic, which is unattractive to potential occupiers. Furthermore, the site’s close proximity to
residential makes it suitable only for B1a uses. This will not be viable in this location and it is
unlikely that there will be any demand from occupiers. This site would be better suited for
residential development and should not be allocated for employment uses in the plan.
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8

Existing employment site assessment results

8.1

Table 8-1 summarises the 12 existing sites analysed as part of our site assessment. The site
locations are shown in Table 8-1. Based on our assessment we concluded that nine sites, totalling
254.8 ha hectares, should be safeguarded for employment. Three sites of 1.5 hectares, should
be safeguarded in the short term. We provide further explanation below Table 8-1.

Table 8-1 Demand existing site assessment summary
AV site
ID

Name

Market area

Size

Primary type of
employment

Recommendation

KE1

Telford Way Industrial
Estate

Kettering Town & Burton
Latimer

79.7

Mixed B uses

Safeguard

KE2

North Kettering Business
Park – Prologis

Kettering Town & Burton
Latimer

25.9

Mixed B uses

Safeguard

KE3

Kettering Parkway

Kettering Town & Burton
Latimer

25.9

Mixed B uses

Safeguard

KE4

Pytchley Lodge and Orion
Way Industrial Estate

Kettering Town & Burton
Latimer

30.4

Mixed B uses

Safeguard*

KE5 &
KE6

Eveden Factories

Desborough & Rothwell

0.9

General
Industrial (B2)

Safeguard in the
short term

KE7 &
KE10

Desborough Industry
(Including magnetic park)

Desborough & Rothwell

25.9

Mixed B uses

Safeguard

KE8

Pipewell Road Industrial
Estate

Desborough & Rothwell

0.4

Mixed B uses

Safeguard in the
short term

KE9

Eckland Lodge

Rural Kettering

3.1

Mixed B uses

Safeguard

KE11

Station Road Industrial
Estate

Kettering Town & Burton
Latimer

25.5

Mixed B uses

Safeguard

KE12

Northfield Avenue
Kettering

Kettering Town & Burton
Latimer

5.2

General
Industrial (B2)

Safeguard

KE13

Grange Road Geddington

Rural Kettering

0.2

General
Industrial (B2)

Safeguard in the
short term

KE14

Latimer Business Park

Kettering Town & Burton
Latimer

33.2

Mixed B uses

Safeguard

Exiting employment sites that should be safeguarded
Exiting employment sites that should be safeguarded in the
short term

Nb. Figures are gross area.
* allow managed release of the McAlpine's site
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Figure 8-1 Existing employment sites

Contains OS data © Crown copyright and database rights 2018

Source: Open Street Map, AspinallVerdi, Kettering Borough Council

Exiting employment sites that should be safeguarded
8.2

Telford Way Industrial Estate (KE1) – is the largest employment area in Kettering Borough. It
has a number of different occupiers with a mix of B class uses. The area is attractive to occupiers
as it benefits from good accessibility and proximity to amenities. The stock is a mix of ages but
the majority is of modern specification and will be kept viably in employment use throughout the
plan period. There are undeveloped plots on the estate; a single undeveloped plot to the north
and a vacant site next to the Greggs distribution facility. The estate should be safeguarded and
development of vacant plots should be encouraged.
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8.3

North Kettering Business Park, Prologis (KE2) – is located directly to the north of Kettering
town. The boundary includes Prologis Park Kettering; a high quality strategic distribution estate
with a number of blue chip occupiers. The existing buildings are in good condition and will be
viably kept in employment use throughout the plan period. There is one undeveloped plot
currently being marketed for further B8 development - given the strength of the B8 market in the
borough we anticipate this will be developed in the short to medium term. To the east of the site
there has been recent office development at Kettering Business park. There is land to the east
of the sites boundary which is currently being prepared for future phases of development – land
at Kettering North is allocated in the JCS.

8.4

Kettering Parkway (KE3) – is a large estate with a mix of B class uses, located adjacent to the
A14. The west of the estate generally consists of offices at Venture Park. This is the preferred
office location for occupiers in the borough, with the highest quality modern purpose-built stock.
The east of the estate is occupied by B2 industrial occupiers, these units are a mix of ages and
quality and currently there is low vacancy. Though the estate varies in employment use and age,
units are still in demand from occupiers and the units will be viably kept in employment use
throughout the plan period.

8.5

Pytchley Lodge and Orion Way Industrial Estate (KE4) – are two large estates located
adjacent to the A14, they have a mix of B class uses. The estates are predominantly B2 space
with some B1a. The units are comparably older than some other estates in the borough, but
generally they are well occupied and in good enough condition to viably kept in employment use.
To the north west of the estate a large amount of land is currently being occupied by McAlpine,
for open storage – see comments (KP2) above regarding this site. Ultimately, the McAlpine’s
yard is low density and is underdeveloped and in single occupation. The loss of this site to high
density employment and residential uses will not cause issue.

8.6

Desborough Industry, including Magnetic Park (KE7 & KE10) – are two separate industrial
estates located to the north west of Desborough town centre. Magnetic Park has a single large
distribution unit (occupied by Great Bear Distribution), and some smaller units, again occupied.
In the estate, there are a number of un-developed plots that are being marketed for a mix of B
class uses. To the west of Magnetic Park there are a number of older B2 industrial units. Though
the units are dated, they are currently fully occupied. These units may benefit from refurbishment
but even in their current condition they can be viably kept in employment use over the plan period.

8.7

Eckland Lodge Business Park (KE9) – is a small business park with a mix of B class uses.
Occupiers are mixed, but generally service the Desborough, Kettering and Market Harborough
areas. The light industrial space is in good condition and is almost fully occupied. The office
accommodation is of modern specification, and it still has a number of units available. Both the
workshop and office space are of high quality for the local market and should be safeguarded as
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employment area in the plan period. There may be scope to expand the business park as it is
currently surrounded by agricultural land. It would be most suited for B1c/B2 space – this would
be subject to planning and landowner cooperation.
8.8

Station Road Industrial Estate (KE11) – is a large industrial estate with two occupiers Weetabix has their headquarters and food production plant over 1.3 m sqft and Shield Aluminium
has a 160,000 sqft die casting plant. The estate is well located, just to the south of the A14.
Though the estate is currently fully occupied, the units are bespoke and if vacated, it may be
difficult to find a new occupier unless redevelopment with modern units. This being said Weetabix
recently invested in their plant, and it seems unlikely they would relocate in the short to medium
term, thus this site should be safeguarded in the local plan. Even if Weetabix relocated towards
the end of the plan period this location would be attractive to occupiers and developers to
redevelop.

8.9

Northfield Avenue Kettering (KE12) – is located directly to the east of Telford Way Industrial
Estate. The site comprises a number of different industrial estates and includes a mix of industrial
and sui generis uses. The employment area is in a reasonable location with good access to local
amenities and onto the strategic road network. Most units are in a reasonable condition and are
well occupied. The estate will likely stay in employment use over the plan period, the biggest risk
would be losing land from B-class employment uses to sui generis.

8.10

Latimer Business Park (KE14) - is located in north of Burton Latimer and directly south of the
A14. The estate has a number of large units which are a mix of B2 and B8 space, occupied by
blue chip companies. The units are of modern specification and are serviced well by local roads
that connect quickly to the strategic road network. Some units are bespoke, e.g. Alpro who have
a food production plant. If vacated, the bespoke units may be harder to find new occupiers. But
there is no reason to believe that any occupiers plan to leave in the short to medium term – for
example Alpro have recently invested in upgrading their facilities. The estate will viably stay in
employment use over the plan period and should be safeguarded in the emerging local plan.

Exiting employment sites that should safeguarded in the short term
8.11

Eveden Factories (KE5 & KE6) - are located in the centre of Desborough. The sites are small
and are currently occupied by a Lingerie manufacture Wacoal. Wacoal are a multinational
company who recently acquired Eveden. Clothing used to be manufactured on the Desborough
site; it appears that this is now done overseas. The units are old and do not meet modern occupier
requirements. Though the site is currently occupied, it will likely be difficult to find a new occupier
should it be vacated. They are also located in the town centre which would arguably be more
suited to residential uses.
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8.12

Pipewell Road Industrial Estate (KE8) – is an industrial estate comprising small units. The
estate is well let to local occupiers. The estate is reasonably well connected, but it suffers from a
narrow access making it difficult to service with an HGV. The site is currently surrounded by
agriculture land, but there is an outstanding planning permission for residential development to
the north west. The units in the estate appear dated but this seems to be cosmetic. Currently
there is an acute demand in the local market for these small format units. This is unlikely to
change in the short to medium term, given the lack of viability to develop small units. But should
there be a shift in the market and the market weakens, and the vacancy rate increases then units
in this location will become marginal. Due to the estate already being dated, its secondary
location, lack of critical mass and close proximity to residential. In the short-term the estate needs
to be protected but should vacancy increase the site should be reassessed and considered for
release.

8.13

Grange Road Geddington (KE13) – is located in the small village of Geddington, north of
Kettering town, in the north east of the borough. The estate is small comprising seven units of
about 550 sqft each. These units are well let to local occupiers, with one currently vacant and
being marketed. The units are dated but are in a reasonable condition. The estate is surrounded
by residential uses, but this does not affect current occupiers. The estate has little competition
from other estates in Geddington and there is an acute demand in the local market for these
small format units. This is unlikely to change in the short to medium term, given the lack of viability
to develop small units. But should there be a shift in the market and the market weakens, and
the vacancy rate increases then units in this location will become marginal. Due to the estate
already being dated, its secondary location, lack of critical mass and close proximity to residential.
In the short-term the estate needs to be protected but should vacancy increase the site should
be reassessed and considered for release.
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Appendix 1 - Proposed/identified site assessments

KP1

Coopers Coaches

Market area
Site description

Desborough & Rothwell
Historic brownfield site in Rothwell currently unoccupied.

Current use

Disused coach company yard.

Is the site previously developed
land?

Yes

Proposed principle use

Offices (B1a)

Site area (ha)

0.3

Site sequential location

W ithin the built up area

Any planning designations

Access on the western boundary of the site falls within the Rothwell Conservation Area.
There is a Grade II listed building directly to the east of the site.

Planning History

There are proposals to redevelop the site for three residential units. The planning application was withdrawn. KET/2018/0005

Prominence of site

Poor - No prominence from any major road. Site is visible from the B576 but is not adjacent to the road.

Compatibility of surrounding uses

Reasonable - There is a park to the south of the site and residential areas on all other sides.

Access to amenities

Excellent - Bridge Street is located 0.3 Km (0.2 miles). Access to amenities such as restaurants and supermarkets.

Score

Reasonable

Any problems with shape, gradient, The site has a significant slope. The shape of the site is irregular and the site is not bounded by roads. Access only exists via
boundary etc.?
a small road off the B576.
Score
Very poor
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

Located approximately 1.4 Km (0.9 miles) form the A14.
Good

A14 access via Kettering road B576
Good

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
11
of site
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Good

No
There is no B1 employment space in the area around thus little direct market evidence regarding office development viability,
or occupier demand. The site is not being actively marketed . There is no market evidence of any significant employment
space in this part of the district. It is clear there are aspirations to develop the site for residential which would likely be a more
suitable future use.

Maybe

Is the site suitable for the assessed
Maybe
use?
Assuming constraints are resolved,
If the access road is upgraded the site may be attractive to office occupiers. But development would not be viable in this
what are the prospects of the site
location and it is unlikely a developer would deliver on this site.
being developed and occupied?
Consider putting forward for
allocation?

No

KP2

McAlpine's Yard

Market area
Site description

Kettering Town & Burton Latimer
Brownfield site near Pytchley lodge currently being used as plant storage site for Sir Robert McAlpine.

Current use

B2, Industrial and open storage

Is the site previously developed
land?

Yes

Proposed principle use

B1c - B2

Site area (ha)

8.7

Site sequential location

W ithin the built up area

Any planning designations

Is a potential mixed residential employment use allocation.

Planning History

KET/2018/0104 - EIA application for the proposed mixed use development.

Prominence of site

High - Site is visible from the A14 and is located in the town.

Compatibility of surrounding uses

Reasonable - Kettering retail park is adjacent to the site but there are residential areas to the north east.

Access to amenities

Good - Kettering retail park is located to the south of the site. Occupiers include Tesco Extra, B&M Home Store and Argos.

Score

Good

Any problems with shape, gradient, Regular shape, and flat gradient, boundary to the A14 would not impact any future employment uses. Boundary to the north
boundary etc.?
east with residential may not be attractive to some future occupiers.
Score
Good
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

A14 J9 in 0.8 Km (0.5 miles)
Good

A14 accessible via A509. the A509 is suitable for HGVs
Good

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
0
of site
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Poor

Yes site is actively being promoted by developer who is looking to bring forward a mixed use scheme.

The plans for the site would see the current occupier, Sir Robert McAlpine, vacate and186 - 217 units built on the north of the
east, adjected to the existing residential. To the south west, next to the existing employment area, there are plans for 3,000
sqm of employment space. This would be delivered as small units mainly B1a and B1c.

Yes

Is the site suitable for the assessed
Yes
use?
Assuming constraints are resolved, Very likely - and there is a severe undersupply of small industrial units, if this was delivered as part of the mixed use scheme
what are the prospects of the site
there would be occupier interest. In terms of delivery, with residential being built on part of the site, this could cross fund any
employment space to improve viability.
being developed and occupied?
Consider putting forward for
allocation?

Yes

KP3

Land adjacent to Magnetic Park

Market area
Site description

Desborough & Rothwell
Greenfield site in Desborough adjacent to Magnetic park, currently being used as agricultural land.

Current use

Agricultural

Is the site previously developed
land?

No

Proposed principle use

B2 - B8

Site area (ha)

8.1

Site sequential location

Adjacent to the built up area

Any planning designations

n/a

Planning History

n/a

Prominence of site

Middling - Site is visible from B576 but not from any principal road.

Compatibility of surrounding uses

Reasonable - Magnetic Park and Millbuck Industrial Estate are located southeast of the site. The site is surrounded by
agricultural land on all other sides.

Access to amenities

Reasonable - Desborough post office and Co-Op supermarket located 1.4 km (0.9 miles) from the site.

Score

Reasonable

Any problems with shape, gradient,
Uniform shape and flat gradient. No issues with boundaries.
boundary etc.?
Score
Excellent
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

A6 in 2.4 Km (1.5 miles). A14 J4 in 4.8 Km (3 miles)
Good
A6 access via B576 which is suitable for HGVs. Quickest access to A14 via Kettering road which passes through a residential
area thus is unsuitable for HGVs.
Reasonable

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
3
of site
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Poor

No

Magnetic Park currently has 3 plots of land actively being marketed. And it has been suggest that they plans to expand to the
north of the existing site as phase two of the development.

Yes

Is the site suitable for the assessed
Yes
use?
Assuming constraints are resolved, The site would be very attractive to developers as there is a proven market in the area. Being an extension there may be cost
what are the prospects of the site
savings in terms of infrastructure provision and services. There is not as much demand for industrial/logistics space outside of
Kettering Town/Burton Latimer, but due to the severe under supply it would still prove attractive to B2 and B8 occupiers alike.
being developed and occupied?
Consider putting forward for
allocation?

Yes

KP4

Land south of Rothwell

Market area
Site description

Desborough & Rothwell
Greenfield site south of the A14 Junction 4 currently being used as agricultural land

Current use

Agricultural

Is the site previously developed
land?

No

Proposed principle use

B2 - B8

Site area (ha)

4.6

Site sequential location

Outside the built up area

Any planning designations

n/a

Planning History

n/a

Prominence of site

Low - Site is hidden from the A14 by trees, and there are no other major roads nearby

Compatibility of surrounding uses

Good - The site is surrounded by agricultural land which is compatible with B2 and B8 uses.

Access to amenities
Score

Reasonable- A SPAR supermarket and McDonalds restaurant are located 1.1 Km (0.7 miles) from the site. Bridge Street is
2.4 Km (1.5 miles) from the site and offers a much wider selection of amenities.
Reasonable

Any problems with shape, gradient, The site is not level with a severe change from the road. Site is a reasonably regular shape. There are no know issues with
boundary etc.?
boundaries.
Score
Poor
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

Immediate access to A14 J4
Excellent

Site could be connected to existing round about currently serving a J4 of the A14.
Good

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
6
of site
(There is access across the junction as slip roads are only on the eastern side)
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Poor

No

Site is owned by Kettering Borough Council. The site is in a good location but the topography of the land will deter developers
as it will be expensive to level.

Yes

Is the site suitable for the assessed
Yes
use?
Due to its proximity to the A14 a completed estate would likely be attractive to occupiers. The site would also be attractive to
Assuming constraints are resolved,
developers as it is well located and the land is greenfield. But the site is not level and the cost of resolving this would be
what are the prospects of the site
expensive and would render development unviable. If a developer believed they could overcome the issues surrounding
being developed and occupied?
viability then this site should be reconsidered.
Consider putting forward for
allocation?

No

KP5

Geddington South West

Market area
Site description

Rural Kettering
Greenfield site on the south-western corner of Geddington. Extension to the existing Grange Road Industrial Estate.

Current use

Agricultural

Is the site previously developed
land?

No

Proposed principle use

General Industrial (B1c - B2)

Site area (ha)

0.3

Site sequential location

W ithin the built up area

Any planning designations

n/a

Planning History

n/a

Prominence of site

Reasonable - located in village but units are hidden from the road.

Compatibility of surrounding uses

Reasonable - located in a residential area, with agriculture land to the south.

Access to amenities

Basic amenities i.e. post office, small shop and pub located in Geddington c. 0.5 Km (0.3 miles)

Score

Reasonable

Any problems with shape, gradient,
Regular shape and level site. Boundary to the west would be with residential units.
boundary etc.?
Score
Good
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

A43 in 4 Km (2.5 miles), Immediate access to A4300
Reasonable

A14 accessible via Kettering Road A4300. The road is suitable for HGVs.
Good

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
2
of site
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Poor

No

This site would be a small extension to the existing Grange Road Industrial Estate. This estate is currently owned by the
council and is well let. A modest increase in unit numbers would likely be taken up by occupiers.

Yes

Is the site suitable for the assessed
Yes
use?
This site would act a natural extension to an exiting estates which is popular with occupiers and has very little vacancy. A site
Assuming constraints are resolved,
of this scale may not be deliverable due to higher build costs associated with small developments. But this may partially
what are the prospects of the site
mitigated by the fact that a developer would not have to put in access or services as they could extend from the existing
being developed and occupied?
estate.
Consider putting forward for
allocation?

Yes

KP6

Land at Humfrey's Lodge

Market area
Site description

Desborough & Rothwell
Greenfield site in Desborough currently being used as agricultural land.

Current use

Agricultural

Is the site previously developed
land?

No

Proposed principle use

B2 - B8

Site area (ha)

13.4

Site sequential location

Adjacent to the built up area

Any planning designations

n/a
The site has two previous employment proposals have submitted environmental scoping statement from a scheme in the past.
KET/2010/0092 & KET/2013/0499.

Planning History
There has been a recent outline planning application submitted for 245 residential units KET/2018/0060 which has been
refused.
Prominence of site
Compatibility of surrounding uses
Access to amenities
Score

Low - The site is not visible from the A6 which is the closest principal road.
Reasonable - There is a residential area to the south-east of the site. The site is surrounded on all other sides by agricultural
land with the exception of two small clusters of developments on the south west perimeter. These development clusters
include some poor quality industrial units, a residential unit and land being used for caravans.
Good - Desborough high street located 1.1 Km (0.7 miles) from the site, although the road is narrow and constrained by on
street parking. Also the junction with the B576 can be constrained.
Good

Any problems with shape, gradient, The shape is generally regular in nature with a slight slope but it is not major. Current proposed boundary is adjacent to
boundary etc.?
existing residential on the south east of the site.
Score
Good
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

A6 in 0.5 Km (0.3 miles).
Good

A6 accessed via Braybrooke Road. The road is small and unsuitable for HGVs.
Poor

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
2
of site
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Poor

Developer Gladman have an interest in developing the site for residential purposes.

Site currently has been promoted for residential development. There may be scope to deliver a small amount of employment
as part of this scheme if the site is allocated in the plan.

Maybe

Is the site suitable for the assessed
Maybe
use?
Assuming constraints are resolved, The site would be attractive to occupiers, especially if the site was developed with small units. But with aspirations for
what are the prospects of the site
residential development it is unlikely, if allowed, to be attractive to developers for employment when residential is a higher
value use.
being developed and occupied?
Consider putting forward for
allocation?

Yes

KP7

Land between Carlton Road and Kendalls Close

Market area
Site description

Rural Kettering
Greenfield land at the edge of W ilbarston currently being used for agricultural purposes.

Current use

Agricultural

Is the site previously developed
land?

No

Proposed principle use

General Industrial (B1c - B2)

Site area (ha)

0.4

Site sequential location

Adjacent to the built up area

Any planning designations

Falls on the boundary of the W ilbarston policy RA3 Rural area: Restricted infill. The site is outside the village boundary and
policy states that any development in rural areas must be within the limits of the defined village on the proposals map.

Planning History

N/A

Prominence of site

Low - Site is not visible from any principal strategic road.

Compatibility of surrounding uses

Reasonable - Residential area directly west of the site. Agricultural use in all other surrounding areas.

Access to amenities
Score

Reasonable - No central shopping/retail area near the site although the village does have a some shops/restaurants and a
post office.
Poor

Any problems with shape, gradient,
Small site, slightly irregular shape. Flat gradient. Boundary to the west would be directly against existing residential.
boundary etc.?
Score
Reasonable
Proximity to Mway/principal roads
(kms)
Score
Site junction and quality of access
to the principal road network
Score

A427 in 0.8 Km (0.5 miles). A6 in 8 Km (5 miles)
Poor

A427 access via Carlton Road B669 which may not be suitable for larger vehicles.
Reasonable

Is the site close to a railway station
no
(within 400m)?
number of bus stops within 400m
4
of site
Score
Evidence of developer / occupier
interest?
Other market intelligence e.g.
market history (how long on the
mkt), competing supply nearby,
occupiers known to be moving
in/out.
Is the site likely to be attractive to
employment occupiers?

Reasonable

No

Limited supply of employment space in the village, but due to the rural setting there is also little demand from occupiers.

No

Is the site suitable for the assessed
No
use?
Assuming constraints are resolved,
Not good as the site is in a relatively isolated location and is also next to an existing residential location. The site could suit
what are the prospects of the site
local occupiers but there is no evidence of any local occupier demand in the village.
being developed and occupied?
Consider putting forward for
allocation?

No

Kettering Borough
Employment Land Review

Appendix 2 - Existing employment site assessments

KE1

Telford Way Industrial Estate

Market area

Kettering Town & Burton Latimer

Site Description

Industrial area in Kettering with a mix of different sized office and industrial units. Occupiers include: I M Kelly and Gap garden products.

Site area (ha)
Primary type of employ-meant
Site's sequential location

30.4
Mixed B uses
Within the built up area

Prominence of site

High - estate is visible from the A14 and is located in the town
Reasonable - Kettering Retail Park is adjacent to the estate but there are residential areas to the north and to the north east. To the north
these are separated by a trainline.

Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Good - Kettering Retail Park is located to the south of the estate. Occupiers include Tesco Extra, B&M Home Store and Argos.
Good

Yard space is reasonable across the site. There is less landscaping than some of the modern estates in the borough. The boundary to
Layout, parking, servicing, landscaping
the north east uses trees to act as a buffer from residential. There seems to be a lack of car parking in some areas, with cars parked on
etc.
the pavements and in yard space, but in the majority of the areas it appears reasonable.
Score
Reasonable
Proximity to principal roads/Mway
[Km/miles]
Score

A14 J9 in 0.8 Km (0.5 miles)
Good

Site junction and quality of access to the
A14 accessible via A509. The A509 is suitable for HGVs
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score

Excellent
No
0
Very Poor

Score

Units on the site are of varying quality. Some units to the north of the site are of very poor exterior quality. This is one of the older estates
in the borough and a lot of stock is dated and not of modern specification.
Reasonable

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

Part of the site is being considered for mixed-use residential led development. The land is currently occupied by McAlpine's Yard and is
being used for open storage of machinery. If the occupier vacated this part of the site it is unlikely that it would stay in its current use.
This is a low density use, which currently shares a boundary with existing residential to the north east.
A small number of office units available in Pytchley lodge and Orion way.
Low

If the site retains its current use, will it
be occupied?

Likely

Quality of Existing Stock

No opportunities for extension as the site is cut off by the A14 and a railway line. Some of the poorer quality units could be refurbished.
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

The McAlpine's Yard if partially lost to residential could have its south western side, which will share a boundary with industrial uses
redeveloped into light industrial uses. The loss of this land would not have a major impact on the existing employment stock in the
borough. It is in single occupation and is not densely developed.
A14/Railway line, residential to the north east. Potential loss of part of the estate to residential may impact future redevelopment of units
in the rest of the estate.
Not in the Plan period
Safeguard

KE2
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

North Kettering Business Park – Prologis
Kettering Town & Burton Latimer
Industrial area comprising Kettering Business Park and Prologis Park. Logistics occupiers include Argos, Oxford University Print and
Great Bear Distribution.
117.4
Mixed B uses
Adjacent to the built up area
Good - Both estates are visible form the A43
Excellent - estate is surrounded by agricultural land and the road is suitable for HGVs. There is a residential area to the south of the
estate but is separated by the A43/A6183.
Reasonable - Petrol station in Kettering Business Park incudes occupiers such as SPAR and Subway. Newlands shopping centre is 2.9
Km (1.8 miles) from the estate.
Good

All logistics units are modern and have sufficient yard space. All access points are suitable for HGVs. Landscaping around the estate is
Layout, parking, servicing, landscaping
good. Units in the estate have sufficient parking spaces. The office space on Kettering Business Park has a reasonable amount of car
etc.
parking and is well landscaped.
Score
Excellent
Proximity to principal roads/Mway
[Km/miles]
Score

Immediate access to A43 which connects within 3.8 Km (2.4 miles) to J7 A14.
Excellent

Site junction and quality of access to the
A43 accessible via Weekley Wood Avenue for Kettering Business Park and Hipwell Road for Prologis Park. Both roads are suitable for
principal road network
HGVs.
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score

Excellent
No
4
Poor

Quality of Existing Stock
Score

All units are modern and are of high quality.
Excellent

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

The remining plot with planning for c. 360,000 sqft unit is unlikely to be delivered at this size. Prologis, the developer, states that they are
looking at speculatively developing two smaller units on the estate of 150,000 sqft. These smaller units currently do not have planning
permission.
Existing stock fully occupied.
Nil

If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Yes
Future expansion plans already in place for Kettering Business Park, with Buccleuch estates promoting land at Kettering North which
was allocated as a strategic estate in the Joint Core Strategy. Prologis Park could be expanded north or west subject to planning
permission.
None known
Immediately Available
Safeguard

KE3
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Kettering Parkway
Kettering Town & Burton Latimer
Large estate comprising office and industrial units, occupiers include Knights of Old, Padders and Sterling. Venture Park is the office
part of the estate and is reportedly the best quality office stock in the borough.
25.9
Mixed B uses
Within the built up area
Low - estate is not visible from the A14 due to landscaping.
Good - estate is surrounded by agricultural uses but there is a residential area to the north of the estate. The type of occupiers at the
north of the currently do not impact on the residential area.
Good - Kettering retail park is adjacent to the estate. Occupiers include Tesco Extra, B&M Home Store and Argos.
Good

Yard space is generally sufficient for the industrial units, but is comparably smaller than other industrial estates in the borough.
Layout, parking, servicing, landscaping
Landscaping around the estate is generally good - the office uses in Venture Park to the west of the estate are separated from the
etc.
industrial. Car parking ratios vary but due to the large amount of offices occupiers it often is not sufficient.
Score
Good
Proximity to principal roads/Mway
[Km/miles]
Score

Immediate access to A14 J9. A6 in 3.2 Km (2 miles)
Excellent

Site junction and quality of access to the
A14 accessible via A509. The A509 is suitable for HGVs.
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score
Quality of Existing Stock
Score
Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score
If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Excellent
No
6
Reasonable
All units are of reasonable quality. The office space is the largest critical mass of purpose built office space in the borough. Some of the
industrial space is dated and of poorer quality than other estates in the borough.
Good
Agents report that Venture Park is the most popular office area in the borough as it has the most modern stock. There is little
competition from other areas as there are few alternatives. Agents report that due to the weak office market rents are too low for office
development space, but that it is sufficient to refurbish existing stock.
A small number of office and industrial units available.
Low
Yes
No opportunities for extension as the estate is segregated by the A14 and a railway line. Most units in the estate look to be of good
quality so no redevelopment is necessary. The estate is also densely development and there is no evidence of gap sites.
A14/Railway line.
Not in the Plan period
Safeguard

KE4

Pytchley Lodge and Orion Way Industrial Estate

Market area

Kettering Town & Burton Latimer

Site Description

Industrial area in Kettering with a mix of different sized office and industrial units. Occupiers include: I M Kelly and Gap garden products.

Site area (ha)
Primary type of employ-meant
Site's sequential location

30.4
Mixed B uses
Within the built up area

Prominence of site

High - estate is visible from the A14 and is located in the town
Reasonable - Kettering Retail Park is adjacent to the estate but there are residential areas to the north and to the north east. To the north
these are separated by a trainline.

Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Good - Kettering Retail Park is located to the south of the estate. Occupiers include Tesco Extra, B&M Home Store and Argos.
Good

Yard space is reasonable across the site. There is less landscaping than some of the modern estates in the borough. The boundary to
Layout, parking, servicing, landscaping
the north east uses trees to act as a buffer from residential. There seems to be a lack of car parking in some areas, with cars parked on
etc.
the pavements and in yard space, but in the majority of the areas it appears reasonable.
Score
Reasonable
Proximity to principal roads/Mway
[Km/miles]
Score

A14 J9 in 0.8 Km (0.5 miles)
Good

Site junction and quality of access to the
A14 accessible via A509. The A509 is suitable for HGVs
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score

Excellent
No
0
Very Poor

Score

Units on the site are of varying quality. Some units to the north of the site are of very poor exterior quality. This is one of the older estates
in the borough and a lot of stock is dated and not of modern specification.
Reasonable

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

Part of the site is being considered for mixed-use residential led development. The land is currently occupied by McAlpine's Yard and is
being used for open storage of machinery. If the occupier vacated this part of the site it is unlikely that it would stay in its current use.
This is a low density use, which currently shares a boundary with existing residential to the north east.
A small number of office units available in Pytchley lodge and Orion way.
Low

If the site retains its current use, will it
be occupied?

Likely

Quality of Existing Stock

No opportunities for extension as the site is cut off by the A14 and a railway line. Some of the poorer quality units could be refurbished.
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

The McAlpine's Yard if partially lost to residential could have its south western side, which will share a boundary with industrial uses
redeveloped into light industrial uses. The loss of this land would not have a major impact on the existing employment stock in the
borough. It is in single occupation and is not densely developed.
A14/Railway line, residential to the north east. Potential loss of part of the estate to residential may impact future redevelopment of units
in the rest of the estate.
Not in the Plan period
Safeguard

KE5 & KE6

Eveden Factories

Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location

Desborough & Rothwell
Small site including manufacturing units and a retail outlet. Currently occupied by Lingerie manufacturer Wacoal.
0.9
General Industrial
Within the built up area

Prominence of site

High - Located in the town and directly off the B576
Low as the site is located in a residential area although the current single occupier and type of product being manufactured should not
have a negative impact on the surroundings.

Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Town centre located 0.5 Km ( 0.3 miles) from the site.
Good

Layout, parking, servicing, landscaping Small amount of yard space at the building to the north, with some car parking spaces. The south building has very little yard space or
car parking. The B576 is suitable for HGVs. Site access not suitable for high HGVs, but not an issue for the current occupier.
etc.
Score
Poor
Proximity to principal roads/Mway
[Km/miles]
Score

A6 in 2.2 Km (1.4 miles) via Braybrooke Road. A14 in 6.9 Km (4.3 miles) Via A6.
Poor

Site junction and quality of access to the
Site accessible via Rothwell Road which is suitable for larger vehicles. Access to A6 via Braybrooke Road which goes through
principal road network
residential areas. There is also access from Harborough Road which is less constrained than Braybrooke Road.
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score
Quality of Existing Stock
Score
Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score
If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Reasonable
No
5
Reasonable
Current units are dated and not of modern specification.
Poor
Eveden were taken over by Wacoal in 2012 and with the manufacturing of clothing now taking place in Vietnam and Sri Lanka etc. The
unit is of traditional specification and if the current occupier vacates, it is unlikely to be reoccupied.
Fully occupied
Nil
Unlikely
There is no scope to extend the estate, as it surrounding on all sides by residential, open space, and highways. The age and
configuration of the units means that they are not suitable for modern occupier requirements. Redevelopment of the site would be
required.
The location in the town centre, small sites and conflicting adjacent uses make it unlikely that it would be attractive to occupiers, or
viable for developers.
Not in the Plan period
Safeguard in the short term

KE7 & K10
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Desborough Industry (Including magnetic park)
Desborough & Rothwell
An industrial estate on the outskirts of Desborough which includes Magnetic Park. Occupiers include Great Bear Distribution, Povoas
Packaging, Rigid Containers and O.K Engineering.
25.9
Mixed B uses
Adjacent to the built up area
Reasonable - estate is not visible from any strategic road network but is visible from most parts of the B576 and B669.
Reasonable - estate is adjacent to a residential area on the south, but is surrounded by agricultural on all other sides.
Reasonable - Desborough post office and Co-Op supermarket located 1.4 Km (0.9 miles) from the estate.
Reasonable

Layout, parking, servicing, landscaping Most units in the estate have sufficient parking spaces. Millbuck Estate to the west has less yard and parking spaces. Landscaping is
good around Magnetic Park but is significantly worse towards Millbuck Industrial Estate.
etc.
Score
Good
Proximity to principal roads/Mway
[Km/miles]
Score

A6 in 2.4 Km (1.5 miles). A14 J4 in 4.8 Km (3 miles) .
Good

Site junction and quality of access to the
A6 access via B576 which is suitable for HGVs. Quickest access to A14 is via Kettering Road which passes through a residential area
principal road network
and Rothwell town centre - it is less suitable for HGVs. The A14 is also accessible from the A6.
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score
Quality of Existing Stock
Score

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score
If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Reasonable
No
3
Poor
Most units in the estate look to be of good quality. Some units near the entrance of Millbuck Industrial Estate look to be dated and could
be improved through refurbishment over the plan period.
Good
There are few industrial areas in Desborough meaning Desborough Industrial Estate is one of the only places to locate for occupiers.
Even though the stock is dated it is likely to stay occupied over the plan period.
Magnetic Park has a single B8 unit which is currently occupied. But this location will be less attractive to occupiers than other sites
closer to the A14, i.e. around Kettering.
No vacancy
Nil
Yes
Magnetic Park currently has three undeveloped sites which are currently being promoted for B1, B2 or B8 accommodation. The estate
could be extended to the west, this site is a proposed allocation being reviewed as part of this study.
Land ownership and planning constraints.
Available in the Plan period
Safeguard

KE8

Pipewell Road Industrial Estate

Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location

Desborough & Rothwell
An industrial estate comprising small units. Occupiers generally local and include Folgate Security and Precision Controls LTD.
0.4
Mixed B uses
Adjacent to the built up area

Prominence of site

Poor - Located at the edge of the town and is hidden from the road.
Reasonable - estate is located adjacent to a residential area with agricultural land to the south. But units are small and type of current
occupiers do not have a detrimental impact on the surroundings.

Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Reasonable -Desborough Co-op supermarket and post office located 0.8 Km (0.5 miles) away from the estate.
Reasonable

Layout, parking, servicing, landscaping Yard space is small but is proportional to the size and number of units. Narrow access and restricted turning circle in yard. The yard is in
a reasonable condition.
etc.
Score
Reasonable
Proximity to principal roads/Mway
[Km/miles]
Score

A6 in 4.2 Km (2.6 miles) via B576. A14 in 4.9 Km (3.1 miles) via Kettering Road.
Reasonable

Site junction and quality of access to the
Estate access is via Pipewell Rd, which is small, tight and a difficult junction for HGVs.
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score
Quality of Existing Stock
Score
Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

Poor
No
0
Very Poor
Estate looks to be of reasonable quality. Some of the units would benefit from external cosmetic work.
Reasonable
The units are fully occupied despite restricted access for HGVs. If the units were vacated, they are likely to be reoccupied in the shortterm given wider market constraints.
One unit of 1,300 sqft currently being marketed
Low

If the site retains its current use, will it
be occupied?

Yes

Are there opportunities for
redevelopment / intensification /
extension?

There is undeveloped agricultural land to the north and the east of the existing estate. The land to the north is to be allocated for
residential uses. The estate could be expanded to the east but this is not currently supported by planning policy. Site access can be
upgraded to provide better access for HGVs. Units are of reasonable quality so there is no requirement to redevelop. Units may benefit
form being refurbished over the plan period.

Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Neighbouring residential uses may limit the type of occupiers that would be interested in the site. The estate is constrained by its
comparably remote location and poor local road access.
Not in the Plan period
Safeguard in the short term

KE9
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Eckland Lodge
Rural Kettering
A small business park comprising offices workshops. The park services the Desborough and Market Harborough markets. Occupiers
include Heritage Wood Floors and FSG Design LTD.
3.1
Mixed B uses
Outside the built up area
Reasonable - Located outside of town but units are visible from the road
Very good - estate is surrounded by agricultural land. No residential in close proximity to the estate so would be attractive to B2
occupiers.
Poor - Desborough town centre is located 3.2 Km (2 miles) away from the business park. A sandwich van is available every morning for
the purchase of food.
Reasonable

Yard space is good for the size of units and there are sufficient parking spaces. Access is suitable for HGVs. Part of the estate has only
Layout, parking, servicing, landscaping
recently been developed, and there is little landscaping. The business park is within an old farming area and there is still some farming
etc.
equipment etc. present.
Score
Good
Proximity to principal roads/Mway
[Km/miles]
Score

A6 in 0.9 Km (0.6 miles) via B576. A14 in 6.92 (4.3 miles) via A6.
Good

Site junction and quality of access to the
Estate is accessed via Desborough Road. Road and roundabout are suitable for HGV access.
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score
Quality of Existing Stock
Score
Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score
If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Good
No
0
Very Poor
Most units look to be of good quality having been built recently.
High
This is one of the only locations in Rural Kettering that has viably developed office units. This is due to the owner/developers (farmers)
circumstances, being able to take a longer term view. The business park is good quality and is popular with occupiers.
6 serviced office units still available
Low
Yes
The estate could be extended in any direction, subject to planning. Most units look reasonable new or have been recently converted and
do not need redeveloped. But there are still some dated, poor quality farm buildings that could be demolished and redeveloped for
employment use.
Road access can be improved to further increase the scope of possible occupiers. Would need to secure planning prior to any extension
or redevelopment of agriculture buildings.
Available in the Plan period
Safeguard

KE11

Station Road Industrial Estate

Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location

Kettering Town & Burton Latimer
An industrial estate comprising Weetabix' headquarters totalling 1,300,000 sqft; and a 160,000 sqft Shield Aluminium die casting unit.
25.5
Mixed B uses
Within the built up area

Prominence of site

Low - estate is visible from parts of station road although other parts are covered by trees. estate is not visible from any principal road.

Compatibility with surrounding uses

Reasonable - There is agricultural land to the north and west of the estate .There is a residential area to the south of there estate
separated by Station Road, Latimer Business Park is located to the east of the estate.

Access to amenities (nearest centre
Km/miles)
Score

Good - Burton Latimer high street is approx. 1.6 Km (1 mile) from the estate with amenities such as a post office and a Sainsbury's
Reasonable

Layout, parking, servicing, landscaping There are numerous car parking areas in the estate, and the amount of spaces seems sufficient. Shared yard space is accessible to
multiple HGVs at one time. To the south east of the estate, Shield Aluminium have their private entrance, and secure yard.
etc.
Score
Reasonable
Proximity to principal roads/Mway
[miles]
Score

A14 J9 in 2.4 Km (1.5 miles) A6 in 1.9 Km (1.2 miles).
Good

Site junction and quality of access to the
Access to the A14 via A509 and Station Road which are suitable for HGVs. A6 is accessible via Kettering Road and is also suitable for
principal road network
HGVs.
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score

Good
No
3
Poor

Quality of Existing Stock
Score

In general, most parts of the estate look dated. The units would benefit from cosmetic work to improve their appearance.
Reasonable

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

The units on the estate are generally bespoke and if occupiers vacate it may be difficult to find new occupiers to take the space. But it
seems unlikely that Weetabix will vacate the estate in the short-medium term as they committed to a £30million investment program
between Burton Latmier and their estate in Corby.
All units are occupied.
Nil

If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Yes
Opportunity to expand to the north of the estate, land to the west of the estate could be used but is separated but a railway line. Some
units towards the south entrance of the estate could be redeveloped depending on their interior quality.
Land ownership and planning constraints. Also, the willingness of current occupiers to extend/redevelop. There is also residential on the
boundary to the south of the estate, and the entrance to Shields Aluminium units is quite tight.
Available in the Plan period
Safeguard

KE12
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Northfield Avenue Kettering
Kettering Town & Burton Latimer
Northfield Avenue is located directly to the east of Telford Way Industrial estate. It comprises a number of smaller estate including
Northfield Point and Cunliff Drive industrial estate. Occupiers include Compressor Engineering and AM Labels
5.2
General Industrial
Within the built up area
Reasonable - estate is visible from Kettering road A6003 but not visible from the A43.
Reasonable - Telford Way Industrial Estate lies directly to the west of the Northfield Avenue. The industrial areas are separated by a
railway line. Residential areas to the east of the estate.
There is an Asda located to the immediate north of the estate. Stainer Retail Park to the immediate south of the estate with access to
McDonalds.
Excellent

The estate is compact and there is limited yard space. Most parts of the estate are not be suitable to be serviced regularly by HGVs due
Layout, parking, servicing, landscaping
to the access, but the units are small and this does not affect current occupies. Part of the estate is landscaped, with a small line of
etc.
trees on the Eastern boundary, next to the trainline.
Score
Good
Proximity to principal roads/Mway
[Km/miles]
Score

A43 in 1.9 Km (1.2 miles). A14 J7 in 1.9 Km (1.2 miles).
Good

Site junction and quality of access to the
A43 accessible via Rockingham road which is suitable for HGVs . A14 access via Rothwell Road/ Warren Hill. Road is suitable for
principal road network
HGVs.
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score
Quality of Existing Stock
Score
Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score
If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Good
No
4
Poor
Stock is of varying quality but generally it is occupiable.
Reasonable
Telford Way Industrial Estate is considered the most attractive place for in general industrial occupiers looking for space in the borough.
Being located so close by Northfield Avenue is not distinguished as a separate location by occupiers.
One unit in unit 8 Northfield Court under offer.
Low
Yes
No opportunities in terms of vacant land. Or vacant buildings of poor enough quality to warrant redevelopment.

Estate is in a built up area so extension/intensification is not possible.
N/A
Safeguard

KE13
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Grange Road Geddington
Rural Kettering
A small industrial estate comprising seven units of c. 550, sqft each. Occupiers include local tradesmen e.g. Roof Professional Direct
and Sparks Electrical Services.
0.2
General Industrial
Within the built up area
Reasonable - located in village but units are hidden from the road.
Reasonable - located in a residential area, with agriculture land to the south. But units are small and current occupiers do not have a
detrimental impact on the surrounding residential uses.
Basic amenities i.e. post office, small shop and pub located in Geddington c. 0.5 Km (0.3 miles).
Reasonable

Layout, parking, servicing, landscaping The amount of yard space is reasonable for the size, and number of units. Narrow access, would not be suitable for HGVs. No
landscaping.
etc.
Score
Reasonable
Proximity to principal roads/Mway
[Km/miles]
Score

A43 in 2.9 Km (1.8 miles) via Grange Road.
Good

Site junction and quality of access to the
Connects quickly onto Grange Road. Junction is reasonable for smaller vehicles, single tight access point unsuitable for HGVs.
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score

Reasonable
No
2
Poor

Quality of Existing Stock
Score

Units are dated but are reasonable quality.
Reasonable

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

The estate has no other competition in Geddington being the only estate in the village. It is well placed to serve local occupiers. Though
the estate is not suitable for HGVs it is well occupied. This is obviously not a requirement for current occupiers. If a current occupiers
vacates the east the units will likely be reoccupied in the short-term given wider market constraints.
1 unit currently being advertised by Berry's commercial, but this is currently under offer.
Low

If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Likely
The estate could be extended to the south into land currently being used for agriculture. This is a proposed allocation assessed as part
of this study. The existing units may benefit from refurbishment over the plan period.
Surrounding existing residential may limit the type of occupiers that would be interested in the estate. If there was an increase in
vehicles the road junction may need to be improved.
Not in the Plan period
Safeguard in the short term

KE14
Market area
Site Description
Site area (ha)
Primary type of employ-meant
Site's sequential location
Prominence of site
Compatibility with surrounding uses
Access to amenities (nearest centre
Km/miles)
Score

Latimer Business Park
Kettering Town & Burton Latimer
Largest Industrial estate in Burton Latimer in terms of total site area. Servicing the wider uk market - occupiers include Morrison's and
Alpro.
33.2
Mixed B uses
Within the built up area
Reasonable - estate is not visible from most parts of the A14 and A6. But the estate is visible from Altendiez Way, Kettering Road and
Polwell Lane.
Very good - The estate is separated from the residential area to the north by the A14. To the south the residential area is separated from
the estate by playing fields, and the closest homes are separated by landscaping. To the west there is Station Road Industrial Estate.
To the east there is new industrial units being developed.
Good - Burton Latimer high street is approx. 1.6 Km (1 mile) from the estate with amenities such as a post office and a Sainsburys.
Excellent

The estate has sufficient yard space and the access is suitable for HGVs. Parking at the estate is good with most areas having
Layout, parking, servicing, landscaping
adequate parking spaces. Landscaping around the estate is good with a range of green areas especially around Altendiez Way/Polwell
etc.
Lane.
Score
Good
Proximity to principal roads/Mway
[Km/miles]
Score

Immediate access to A14. A14 J10 in 0.9 Km (0.6 miles).
Excellent

Site junction and quality of access to the
Access to the A14 and A6 via Kettering road which are suitable for HGVs.
principal road network
Score
Is the site close to a railway station
(within 400m)?
Station name, number of bus stops
within a 400 m radius
Score

Excellent
No
2
Poor

Quality of Existing Stock
Score

Existing stock is modern of good quality and in good condition.
Excellent

Other market intelligence e.g. market
history, competing supply nearby,
occupiers known to be moving in/out,
Vacancy
Score

If vacated, the bespoke units may be harder to find new occupiers. But there is no reason to believe that any occupiers plan to leave in
the short to medium term - for example. Alpro have recently invest £28million in the plant so are unlikely to leave in the short/medium
term. There is no evidence of other occupiers leaving or expanding their operations in the estate.
Estate fully occupied
Nil

If the site retains its current use, will it
be occupied?
Are there opportunities for
redevelopment / intensification /
extension?
Are there any constraints on
redevelopment / intensification /
extension?
When are these constraint(s) likely to be
resolved?
Recommendation

Yes
Limited opportunities - estate directly to the east is currently being developed for logistics. There is a small plot of land to the east of the
Altendiez Way/Kettering road roundabout.
Estate is in good condition so redevelopment not necessary. No known constraint to the expansion of the estate to the east.
Available in the Plan period
Safeguard

