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1 Introduction 

1.1 This baseline report is presented as the first part of the work commissioned by Northamptonshire 

Enterprise Partnership to explore the current market scenario for B1, B2 and B8 (commercial 

property) uses across the County. In this report the consultant team sets out their initial findings 

in respect to establishing a baseline assessment of the commercial property market in 

Northamptonshire. The work builds upon the existing evidence base and policy framework 

relating to the provision of workspaces across the country, providing an up to date assessment 

of the property market supported by our own primary research (including consultations) and data 

analysis.  

1.2 This baseline (Part 1 Report) establishes the demand, supply and values of commercial property 

across Northamptonshire, including a comparison of relevant competitor areas to give a full 

commercial context. This overview will then be used to appraise the suitability, issues, 

opportunities and constraints of the key sites that have been agreed with Northamptonshire 

Enterprise Partnership (NEP) and their partners - the West Northamptonshire Joint Planning Unit 

(WNJPU) and the North Northamptonshire Joint Planning Unit (NNJPU).  

1.3 The following report (Part 2 Report) will build upon this baseline and will be focussed upon 

delivery and interventions in relation to a number of selected sites across the County, and the 

potential of the commercial property market to deliver against the County’s future growth 

ambitions, employment requirements and priority sectors.  

The Consultant Team 

1.4 Northamptonshire Enterprise Partnership (NEP) commissioned AspinallVerdi and their co-

consultants Regeneris and Cambridge Competitive Advantage (CCA).  The roles for each of 

these organisations are 

 AspinallVerdi; Lead consultant – property market research, delivery and implementation; 

 Regeneris; Economic development specialists with a focus on examining business and social 

economic performance; and 

 CCA; Inward Investment specialist.  

1.5 The team above has a wide range of skills, expertise and perspectives relevant to this project 

and this will enable key issues to be identified and opportunities addressed. 
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Baseline Report Structure 

1.6 The study has been split into two key reports.  The first report comprises this baseline 

assessment.  The second report is intended to take the findings from this baseline work forwards; 

and will identify and examine prospective approaches to enhance the performance of the 

commercial property market. 

1.7 The remainder of this report contains the following sections: 

 Chapter 2 – Strategic Policy Position 

 Chapter 3 – Socio Economic Performance  

 Chapter 4 – Attracting Inward Investment  

 Chapter 5 – Property Market Analysis  

 Chapter 6 – Conclusions  
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2 Strategic Policy Position 

2.1 The Workspaces Assessment report being presented here needs to inform future policy and 

actions which the various actors across Northamptonshire can undertake.  The existing policy 

context has been considered by the Consultant team and this section sets out the economic 

policy context for Northamptonshire and specific locations within the county.  

Northamptonshire 

2.2 Northamptonshire Enterprise Partnership aspires to support the creation of better quality, private-

sector jobs for the County. NEP seeks to attract investment in four key sectors, building on 

existing strengths within the local economy: 

 high performance technologies 

 logistics 

 food and drink 

 creative and cultural industries.  

2.3 Northamptonshire’s Strategic Economic Plan (SEP) (currently in draft before final submission to 

government) sets out an ambitious strategy to deliver accelerated economic growth, and meet 

the housing and employment needs of one of the fastest growing populations in the country. In 

the period to 2021 a total of 37,000 new homes will be built and 32,500 jobs created, rising to 

80,000 homes and 70,000 jobs by 2031. 

 
2.4 The SEP’s ambition is to grow the economy from its current £15bn to £20bn by 2021, delivering 

growth levels 1% over and above those achieved nationally. The number of jobs within the 

economy will have grown to 397,500 by 2021 and 435,000 by 2031. The population will have 

grown to 774,832 by 2021, hitting 834,647 by 2031, continuing to significantly exceed national 

population growth. 

 
2.5 The SEP is anchored in Northamptonshire’s unique assets including its premier location and 

unrivalled access to markets; sectoral expertise in High Performance Technologies, Logistics, 

and Food and Drink; world class brands; diverse and distinct investment locations; and a series 

of market ready investment sites that can be used as a platform for accelerated growth.  
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2.6 The strategic priorities within the SEP are evidence based and flow from a range of analytical 

reviews to ensure that there is focus on those things that are most important to delivering 

sustained and sustainable economic growth. The analysis identified a series of strategic 

imperatives that will accelerate growth if addressed appropriately, or inhibit growth if opportunities 

to do so are missed; namely: 

 

 Population – responding to the employment and housing needs of a rapidly growing population; 

Business competitiveness – developing the productivity and competitiveness of our SMEs; 

accelerating growth in priority sectors; identifying and growing new priority sectors; developing 

inward investment activity; and restoring the productivity premium; 

 Employment & Skills – whilst enjoying excellent employment levels Northamptonshire has lower 

levels of skills attainment at every level, and this is a key issue that will need to be addressed to 

develop the knowledge economy and attract high value added jobs; 

 Innovation – working with the business base to develop open innovation and create innovation 
networks within and across sectors and with recognised centres of excellence.  

 
2.7 The following strategic priorities have been developed to directly respond to these imperatives: 

 Growing Our Business – Accelerating Growth 
 Strategic Objective 1 – Business and Innovation 
 Strategic Objective 2 – Employment and Skills 
  

Growing Our Places – Enabling Growth 
 Strategic Objective 3 – Infrastructure and Connectivity 
 Strategic Objective 4 – Housing 
 

2.8 The SEP provides the necessary framework for Northamptonshire and Government to co-invest 

to deliver sustainable economic and housing growth. This growth will be enabled by investment 

in infrastructure, which will unlock a series of major employment and housing sites, with this kick-

started by the Northamptonshire Revolving Infrastructure Fund, and supported by assembling a 

package of public, private funding, including Local Growth Fund and European Structural Fund 

monies.  

2.9 In addition, parts of Northamptonshire (Kettering, Northampton, Corby, South Northamptonshire 

and Daventry) are included in the South East Midlands Local Enterprise Partnership1  (SEMLEP).  

                                                      
 
 
1 The South East Midlands LEP comprises the following districts – Aylesbury Vale, Bedford, Central Bedfordshire, Cherwell, 
Corby, Daventry, Kettering, Luton, Milton Keynes, Northampton, and South Northamptonshire. 
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2.10 The South East Midlands LEP's Business Plan 2013-2014: Working with Businesses to Deliver 

Growth (2013) focuses on private sector-led growth and inward investment, as well as creating 

the right environment for businesses and social enterprises to grow. The Business Plan sets out 

its ambition to attract new growth to the area and reverse barriers to growth, in an effective, 

sustainable and cost effective way.  

2.11 One of the key objectives is to ensure the successful delivery of the Northampton Waterside 

Enterprise Zone, facilitating investment in key new physical infrastructure, encouraging the 

delivery of better broadband infrastructure, and supporting the LEP's constituent authorities in 

delivering their economic development plans and related activities designed to stimulate growth 

and engagement with local businesses. Delivery of the Enterprise Zone is recognised by both 

NEP and SEMLEP as being a unique opportunity to stimulate growth and investment in the 

county, and both LEPs are working together and with partners to promote and capitalise on these 

opportunities.  

Logistics 

2.12 Northamptonshire's central location makes it one of the most accessible areas in the country. 

With easy access to the M1, M6, M40 and the A14, A45 and A1, Northamptonshire is ideally 

suited for the logistics and distribution sector. Despite a general slowing-down of the sector over 

the past 12 months, both nationally and regionally, there is still a strong demand for and 

significant investment in this sector across Northamptonshire2 .   

2.13 A report by Lambert Smith Hampton (2013)4 makes the case that although the take-up of 

logistics-related land continues to be constrained by the lack of good quality space, occupiers 

signing build-to-suit deals have shown a willingness to sign longer leases, underpinning their 

confidence in Northamptonshire's ability to keep performing favourably. Furthermore, it argues 

that a strong demand for employment land for logistics and distribution purposes should bring 

forward a number of speculative development opportunities. This is reflected in a recent 

announcement to develop a 110,000 sq.ft distribution or industrial unit at Brackmills Industrial 

Estate. This is one of a number of speculative developments planned across the country by 

developers Hamdon Gate3. Nevertheless, anecdotal evidence suggests that this may be the 

                                                      
 
 
2 Lambert Smith Hampton (2013) Industrial & Logistics Market 2013. 

 
3 http://www.northamptonchron.co.uk/news/business/business-news/plans-for-unit-without-tenant-shows-confidence-in-

northampton-s-economy-1-5598896 

http://www.northamptonchron.co.uk/news/business/business-news/plans-for-unit-without-tenant-shows-confidence-in-northampton-s-economy-1-5598896
http://www.northamptonchron.co.uk/news/business/business-news/plans-for-unit-without-tenant-shows-confidence-in-northampton-s-economy-1-5598896
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exception to the rule at present with some suggesting that a scarcity of perceived supply amongst 

developers is causing them to  encourage occupiers to sign up to a longer lease.       

2.14 Daventry and Northampton have been the key locations for much of this activity; however the 

A45 and A14 have meant that locations in North Northamptonshire have also been successful in 

securing occupiers/ significant investment.  Anecdotal evidence suggests that Kettering, Corby 

and Thrapston have received significant investment. Wellingborough has recently consented 

Appleby Lodge, a £115 million investment by Prologis.    

High Performance Technologies  

2.15 Northamptonshire has a very long tradition in high performance technologies (HPTs), most 

commonly associated with motor racing and the manufacture of engines and other components 

for the motorsport industry.  However high performance technology engineering expertise can be 

found across a range of industries  and serves a much wider market, including defence, 

aerospace, civil engineering, composites, construction and energy. 

2.16 A report by NEP entitled High Performance Engineering in Northamptonshire (2011) suggests 

that there are around 1,500 firms trading in the broader HPT sector across the County, employing 

between 15,000 and 21,000 people, together producing an annual turnover of around £22 billion. 

The two major HPT assets in Northamptonshire are Silverstone Circuit in South 

Northamptonshire and Rockingham Enterprise Area in Corby, which together attract over 2 

million visitors a year, spending an estimated £131 million in the local economy.  

2.17 Despite the sector's strengths, the growth of HPTs locally is facing a number of challenges, 

including a shortage of high-quality and immediately-available floorspace, and the lack of 

specialised business support services for new businesses.  There is therefore recognition that a 

persistent lack of speculative development in high quality employment floorspace, specifically 

targeted at the high performance technology industry and failure to accommodate the full 

spectrum of types of companies within the sector, could force growing companies and inward 

investors out of Northamptonshire. 

2.18 Measures to address some of these potential issues are currently reflected in the focus of the 

Northampton Waterside Enterprise Zone towards HPT focused companies, offering incentives 

and opportunities to new and current occupiers to expand or redevelop both existing premises 

and vacant land. Longer-term development opportunities have been secured through the 

planning consent granted at Silverstone circuit in-line with an adopted Masterplan; a lease 

recently signed by commercial property company MEPC offers realistic assurances that 

employment floorspace likely to benefit HPT occupiers can be brought forward.         



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 

 
 9 

 

 
 

 
    

Creative Industries 

2.19 A report commissioned by NEP4  suggests that the creative sector currently contributes around 

£97 million in GVA to the local economy and supports many jobs in tourism and the service 

industries.  

2.20 Northamptonshire County Council, in collaboration with its partners - Creative Northants and NEP 

- are committed to creating the right conditions for the creative sector to flourish, and together 

support entrepreneurial businesses to develop and contribute to the County's economic 

prosperity. 

2.21 Recent investments in the creative sectors include over £9 million in new superfast broadband 

infrastructure, as well as the development of the Northampton Alive scheme comprising an array 

of projects that will increase Northampton’s town centre commercial floorspace by more than a 

third over the next decade.  

2.22 There has also been significant investment in creating and expanding the Portfolio Innovation 

Centre in Northampton, which is currently home to around 40 companies in the sector and is 

managed by the University of Northampton.   

Food and Drink 

2.23 The food and drink sector in Northamptonshire is recognised as both an important sector as well 

as a significant employer. NEP defines the sector as agriculture, manufacturing (with specialist 

producers) wholesale activities, retail, and food and drink services (e.g. restaurants and hotels). 

A recent report entitled Northamptonshire Enterprise Partnership: The Food and Drinks Sector5  

(2013) seeks to achieve a clear definition and understanding of the sector within 

Northamptonshire, whilst assessing the constraints businesses in the sector face. 

2.24 In 2010, one-in-seven jobs in Northamptonshire were in the food and drink sector. The County 

experienced a growth in the sector (+5%) compared to a decline of three per cent nationally. This 

report indicates that in 2008 there were around 2,700 establishments operating in the sector, the 

majority of which were micro-businesses. 

2.25 The report also identified a number of constraints which may impact on the sector achieving its 

full potential within Northamptonshire. These are largely drawn from a survey of 200 businesses 

                                                      
 
 
4 NEP Northamptonshire: At the heart of the UK for Creative Industries 
5 NEP (2013) Northamptonshire Enterprise Partnership: The Food and Drinks Sector 
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in the food and drink sector in Northamptonshire. A number of the issues raised are not unique 

to this sector and do not take into account the viability or market demand for issues which are 

seen as key priorities. 

2.26 The report identifies a number of improvements to address the barriers which exist including a 

shortage of adequate sites and premises. As well as improving the availability of premises and 

their size range (a particular need for grow on space is identified), there is a need for better quality 

and security – especially for food manufacturing businesses. Transport actions are identified as 

making the sector more competitive and these include activities which would enhance the 

attractiveness of Northamptonshire as a whole, for example widening of the A14.  

Sub-Regional and Local Policy 

2.27 The following section discusses sub-regional and local strategies that may influence local 

economic development in Northamptonshire County.  

2.28 Significant work has been and is on-going in terms of preparing and adopting key planning policy 

documents across Northamptonshire.  The two Joint Planning Units are co-ordinating a strategic 

approach which recognises that development crosses the respective boundaries of their 

constituent local planning authorities. 

2.29 In preparing the Core Strategies the JPUs have undertaken significant work including 

assessments of the economy and land supply, for instance the West Northamptonshire 

Employment Land Study6 , the North Northamptonshire Employment Targets report and the 

North Northamptonshire Strategic Housing and Employment Sites consultation paper, which 

together analyse various factors in order to estimate future job growth and how this can be 

accommodated.  The estimates for future job numbers have been debated at length and differing 

methodologies have produced varying results; however all growth forecasts indicate potential for 

strong employment growth. 

2.30 The Core Strategies are discussed further below, alongside more local strategies.  

North Northamptonshire  

2.31 The four boroughs and districts of Corby, East Northamptonshire, Kettering and Wellingborough 

form part of the North Northamptonshire Joint Planning Unit (JPU) who are responsible for the 

                                                      
 
 
6 West Northamptonshire Employment Land Study – Roger Tym & Partners July 2010 
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preparation of the North Northamptonshire Core Strategy. The JPU reports to a Joint Planning 

Committee made up of three elected members from each of the councils along with 

Northamptonshire County Council. The JPC is responsible for agreeing the joint core strategy for 

North Northamptonshire. The North Northamptonshire Core Spatial Strategy (CSS) was adopted 

in June 2008 and sets out ambitious targets for 52,100 homes and 47,400 jobs. 

2.32 The adopted Core Spatial Strategy’s vision is to create a step change in job and house numbers 

that is matched by investments in infrastructure, services and facilities, resulting in a more self-

sufficient area. The Strategy’s ambition is to make North Northamptonshire better by meeting the 

needs of local people and playing an enhanced role in the UK. 

2.33 The CSS seeks to create 47,400 net jobs in the period 2001-2021 in North Northamptonshire. It 

is forecast that half of these jobs will be generated in non B class jobs within the service sector, 

driven partly by increasing population, with the rest split in office (B1), manufacturing and 

industrial activities (B2) and distribution (B8). 

2.34 Some of the economic policies identified as being essential in the delivery of the CSS’s job targets 

include the following: 

 The regeneration and significant expansion of the main town centres in North 

Northamptonshire, enhancing business and cultural facilities as well as the quality of the 

public realm 

 Provision of infrastructure and services needed to provide a competitive business 

environment 

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

market 

 Safeguard employment sites 

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

 Diversification of the rural economy, in particular through the conversion of buildings within 

settlements to economic re-use. 

2.35 The JPU is currently reviewing the CSS to take into account a number of factors including the 

negative impacts of the recent economic downturn. However, the review has been delayed until 

the Secretary of State has determined a retail and leisure development at Rushden Lakes 
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(decision expected by Summer 2014)   Various documents including in relation to strategic 

housing and employment sites have  been consulted upon in order to progress the Review. . 

2.36 The Emerging Draft Joint Core Strategy's (2012) vision is that by 2031, North Northamptonshire's 

economy will prosper and ensure that it has a strong profile within the UK. The Vision also 

identifies the roles that the constituent Districts and Boroughs will play and identifies specific 

economic opportunities.  

2.37 The Emerging Draft seeks the delivery of better infrastructure and the delivery of economic 

prosperity. To support economic development, a range of strategic employment sites are 

identified as well as the development of an enterprise area at the Rockingham Motor Racing 

Circuit (RMRC). The Emerging Draft insists that development throughout the sub-region must be 

supported by the delivery of infrastructure, services and the facilities necessary in supporting the 

development of North Northamptonshire. 

2.38 Furthermore, it sets out that the delivery of economic prosperity can be achieved through 

prioritising the enhancement of existing employment sites and the regeneration of previously 

developed land, the safeguarding of existing employment areas, ensuring that sufficient high-

quality sites are identified, and the deployment of better broadband connectivity, particularly in 

the rural areas. 

2.39 The Emerging Draft aims to facilitate the development of an enterprise area at the Rockingham 

Motor Racing Circuit (RMRC) by considering infrastructure planning, the scale and phasing of 

employment opportunities at the site. Policy 27 (which deals with the Rockingham Enterprise 

Area) indicates that Rockingham will be a focus for high performance technologies and research 

and development in the longer-term. 

2.40 It suggests that the creation of a motor hub immediately adjacent to the circuit will be achieved 

through giving priority to proposals for B1 uses associated with the motorsport industries as well 

as the research and development of motorsport-related technologies.  In addition Policy 27 

makes the case for the development of new B8 storage and distribution units within the site. 

Local Strategies 

2.41 The East Northamptonshire Economic Development and Tourism Strategy (2013) argues that 

despite the economic downturn, East Northamptonshire was able to remain a growth area, and 

continues to receive considerable interest from businesses seeking to take advantage of its 

accessibility to other parts of England. 
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2.42 East Northamptonshire is an urban and rural based economy. All six towns within the district 

have identified the need to re-invigorate their town centres and the possibility for business groups 

to address this have been proposed. Surrounding these towns is a large rural hinterland which 

faces its own challenges and opportunities for innovation and enterprise, not least due to poor 

transport links and limited broadband availability.      

2.43 The Strategy argues that the availability of suitable land and premises must be accompanied by 

improvements in the way the District Council works with businesses so that where possible it 

helps them in achieving growth.  

2.44 The Economic Development and Tourism Strategy suggests that East Northamptonshire's wide 

range of businesses means that the local economy is not dependent on any one sector or large 

employer. It argues that small and medium sized enterprises (SMEs) still form a thriving and 

significant part of the local economic landscape.  

2.45 The availability of reliable, good-quality broadband infrastructure is identified as one of the 

Strategy's strategic priorities, as well as the creation of long-term employment opportunities and 

not just temporary construction jobs. 

2.46 Kettering's Economic Development Strategy 2006-2014 (2006) pre-dates the start of the 

economic downturn and suggests that the structure of the economy was at the time moving over 

to a predominantly service-industry based employment.  Even before the start of the economic 

recession, Kettering Borough was experiencing a fall in employment within the manufacturing 

sector.  The Economic Development Strategy argues that Kettering's economy is less diversified 

than Northampton's, but is amongst the most diverse (in terms of employment) within North 

Northamptonshire. 

2.47 Through its policies the Economic Development Strategy aims to help businesses increase their 

productivity and support key sectors in order to develop the future growth of the local economy. 

The EDS indicates that the main sectors that have shown strong growth over the period include 

construction, retail, wholesale, transport, and real estate, as well as renting and producer 

services. Wholesale and transport services have shown considerable strengths throughout the 

period leading up to the plan. It argues that despite the evidence showing that the sector requires 

low skilled employees, higher skills are also required in areas such as transport and logistics. 

2.48 Conversely, Wellingborough's Economic Development Strategy (2011) indicates that, whilst 

there is high demand for space in the warehouse and logistics sectors, more direct intervention 

is needed to support investment in premises.  Such support would facilitate expansion of 

companies within the Borough whilst taking advantage of an increasing number of managerial 
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and professional jobs in the sector. Additionally, high-value manufacturing and advanced 

engineering remain a key sector, and offer several opportunities for building up knowledge-based 

clusters. 

2.49 Nevertheless, it is argued that the lack of immediately available, unconstrained land for 

development within Wellingborough is a key barrier which needs to be addressed. On the whole, 

the strategy argues that Wellingborough (and North Northamptonshire on the whole) experienced 

a slow increase in office space and a decrease in factory space between 2001 and 2008. 

2.50 The logistics sector is regarded as being important to Wellingborough, and the Economic 

Development Strategy argues that future trends in the sector will potentially have an impact on 

all businesses within the Borough. It argues that employment in the sector is heavily concentrated 

in the lower skilled occupations and there is therefore potential to focus some activity to improve 

the perception of the industry, and to look at potential training opportunities to support additional 

skills and training development. This has already started to happen with Monsoon establishing 

their HR function at their Wellingborough distribution centre.  

2.51 Presently, there is no up-to-date economic development strategy for Corby District, however the 

Regeneration Framework, prepared by Catalyst Corby in 2003 is well-established and set out an 

ambitious development and regeneration plan for the town, including the following interventions: 

 To establish a new town centre that will attract quality commercial, retail, leisure and civic 

facilities; 

 New housing strategy to deliver a population of over 100,000 people 

 A housing regeneration strategy to secure new investment and revitalise existing housing 

stock across all tenures; 

 An economic strategy to accommodate new and expanding local businesses and create 

over 30,000 new jobs; and 

 A transport strategy to support housing and economic growth including the development 

of a new railway station and passenger service to London, new highway infrastructure 

and better public transport. 

West Northamptonshire 

2.52 The West Northamptonshire Joint Strategic Planning Committee (JSPC) includes elected 

Councillors from the Partner Local Planning Authorities of Daventry District Council, Northampton 



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 

 
 15 

 

 
 

 
    

Borough Council and, South Northamptonshire Council. The Committee is charged by statute to 

prepare a Joint Local Development Scheme, which in turn sets out the main documents that will 

be produced to provide a statutory planning framework for the whole area. The West 

Northamptonshire Joint Planning Unit is made up of local government officers working on behalf 

of and in partnership with the Partner Local Planning Authorities to prepare these documents for 

consideration by the JSPC. The Pre-Submission West Northamptonshire Joint Core Strategy 

(2011) was prepared under these arrangements, designed to deliver growth in housing and 

employment for the plan period 2011-2026, which in turn is dependent on necessary investment 

being available in a timely way to overcome the deficiencies in supporting infrastructure. 

2.53 Proposed Changes to the Pre-Submission Joint Core Strategy were published for consultation in 

July 2012. Following further consideration by the Joint Strategic Planning Committee, this version 

of the plan was submitted to the Planning Inspectorate for independent Examination in December 

2012. Mr Nigel Payne, an independent Inspector appointed by the Planning Inspectorate (PINS) 

conducted a full set of hearings on matters relevant to the Joint Core Strategy between 16th April 

2013 and 1st May 2013. The Inspector also requested that the Joint Planning Unit undertake 

additional work to address specific issues raised at the hearings: preparing a fresh assessment 

of the objectively assessed needs for new housing in the area; consideration of the development 

requirements for an extended plan period beyond 2026; and completing a Sustainability Appraisal 

/ Strategic Environmental Assessment (SA/SEA) Addendum Report. More information can be 

found in the Programme Officer’s Note published after the hearings, which can be found at:  

http://www.westnorthamptonshirejpu.org/connect.ti/website/view?objectId=10024357 
 

2.54 The hearings will resume in March 2014 and we expect that the Inspectors Report will be issued 

in July 2014, leading to adoption later in the year.. 

2.55 The Pre-Submission Joint Core Strategy (2011) argues that historically the provision of 

infrastructure within the sub-region has been unable to keep pace with and fully support a growing 

population, with numerous elements of the existing infrastructure in the area already at or close 

to capacity. 

2.56 One of the strategy's objectives is to protect and enhance existing infrastructure, whilst 

strengthening and diversifying the economy by taking advantage of Northamptonshire's well-

placed location, its strategic network, and its proximity to London and Birmingham. The strategy 

makes provision for a minimum net increase of 19,000 jobs in the period 2008 to 2026, in order 

to maintain a broad balance over time between homes and jobs, and to maintain a diverse 

economic base. The policy as drafted recognises that 2008 represented the peak number of jobs 

http://www.westnorthamptonshirejpu.org/connect.ti/website/view?objectId=10024357
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in West Northamptonshire prior to the recession, with the total currently running below this level. 

By referring to job creation for the period 2008 to 2026 the policy therefore contains provisions to 

make good any job losses since the recession and monitor additional job creation relative to the 

2008-based peak.7 

2.57 Furthermore, it argues that the delivery of economic prosperity can be achieved through 

prioritising the enhancement of existing employment sites and the regeneration of previously 

developed land, the safeguarding of existing employment areas, ensuring that sufficient high-

quality sites are identified, and the deployment of better broadband connectivity. 

2.58 Silverstone Circuit plays an important role within the West Northamptonshire's economy and is 

recognised in JCS Policy E5. Internationally renowned for motor racing it is both a year-round 

tourist attraction, and a significant employer with a focus on knowledge-based research and high 

technology motorsport-related industry.  Motorsport and high performance technology  has 

broadly influenced the economy of the whole area 

2.59 The Joint Core Strategy and supporting evidence recognises the importance of the Daventry 

International Rail Freight Terminal (DIRFT) as a location for rail-connected strategic distribution 

activity in a national and regional context rather than only a local significance. This consideration 

extends to recognise that in considering further strategic distribution development priority should 

be given to sites that can be served by rail freight and operate as intermodal terminals. JCS 

Policy E4 makes provision that further development will be supported in principle at the DIRFT 

location on this basis, subject to other relevant considerations. Proposals for around a further 

731,000sqm of floorspace for strategic distribution activity are currently being considered by the 

‘National Infrastructure Planning’ arm of the Planning Inspectorate as Phase III of the DIRFT site. 

2.60 As part of the Proposed Changes to the Pre-Submission Joint Core Strategy (July 2012), 

changed were made to JCS Policy E3 to reflect designation of the SEMLEP Northampton 

Waterside Enterprise Zone. Provision in the policy reflects the wider potential of the Enterprise 

Zone to release a number of sites in the development pipeline – specifically those in and around 

Northampton Town Centre - and seek to see these delivered to support the objectives of the JCS 

as a whole. 

                                                      
 
 
7 It is expected that proposed main modifications to the WNJCS will have an impact on jobs targets and 
timescale for delivery, as well as proposed additional commercial floorspace allocations.  
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Local Strategies 

2.61 In its Northampton in Focus: A Review of Environmental, Economic and Social Data (2010) 

Northampton Borough residents identify congestion as one of their primary concerns. This 

document indicates that within Northamptonshire there are a number of areas where road freight 

is causing many problems, especially the volume of road freight using minor roads within the 

county. Although the distribution sector is important in Northampton, the most important 

economic drivers in the borough are finance, IT and business services, employing around 25% 

of the local workforce in 2010 and including companies such as Barclaycard and Nationwide. 

Such growth will need to be accommodated and measures implemented to ensure that 

accessibility to the town centre and surrounding employment and residential areas – both existing 

and proposed – is improved. The Northampton Central Area Action Plan (2013) positively 

promotes a range of projects, some of which are coming forward as part of the Northampton Alive 

programme, and sets out the key policy directions in terms of employment.  

2.62 The South Northamptonshire Economic Development Strategy 2010-2014 (2010) aspires to 

reduce the amount of out commuting from South Northamptonshire by protecting the loss of 

existing employment sites, whilst ensuring that there are opportunities for new sites and support 

for home working. The South Northamptonshire Economic Development Strategy's (2010) 

objectives are to secure development and investment to meet the requirements of its current and 

future population, with good public transport and future public services while ensuring that growth 

supports a diverse, successful and a prosperous local economy. 

2.63 This strategy argues that while South Northamptonshire has strengths in a number of sectors, 

none of the top four really stands out when compared with the County and regional levels, except 

for banking, finance and insurance, which shows a higher-than-regional proportion. The strategy 

also argues that there is also a need for more high quality and well-designed employment facilities 

benefitting from South Northamptonshire's location.  

2.64 Nevertheless, due to the nature of the district being an attractive rural area, with a high skills 

level, the South Northamptonshire Economic Development Strategy suggests that medium and 

large warehouse (B8) uses are not suitable for small rural areas, and should therefore be 

encouraged in locations nearer to larger urban areas such as Northampton. 

2.65 There is currently no up to date economic development strategy for Daventry; however the Town 

Centre Vision 2021 document presents a vision for the development of Daventry by 2021. It 

identifies five clusters of development, and a potential sixth, all of which aim to enable the town 

in meeting its needs and the aspirations of its people. The Daventry Town Centre Masterplan 

suggests that the District’s overall population will grow to around 95,000 people by 2021. The 
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majority of this, around 40,000 will be based in Daventry. It will comprise of a vibrant commercial 

core, able of sustaining the economic, social, environmental, health and leisure aspirations of all 

who live and work in the District.  
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3 Socio-Economic Performance 

3.1 The following section provides an overview of the key demographic characteristics and recent 

economic performance of Northamptonshire and its constituent boroughs and districts. In order 

to understand better the dynamics of Northamptonshire’s economy and its role within the wider 

economy, the County is benchmarked against the East Midlands and the national context. 

3.2 There are a number of data sources which are drawn-upon in the following socio-economic 

analysis. The 2011 Census of Population is the most comprehensive dataset, and allows for 

trends to be analysed over a ten year period between 2001 and 2011. It should be noted that 

although data for the 2011 Census of Population are still being released, this research 

concentrates on data that was available at the time of writing (August 2013). 

3.3 This report has been prepared at the same time as a Local Economic Assessment (LEA) for 

Northamptonshire8. A times, the LEA has used different data sets, for example data from the 

Annual Population Survey (APS) as opposed to Census 2011 data. As a result there are 

occasionally differences in the figures reported. Throughout this section, we have highlighted 

where these discrepancies occur and a more detailed explanation of the key differences is 

provided in Appendix A.  

3.4 Key points are summarised below: 

 Northamptonshire as a whole has achieved above average population growth 
between 2001 and 2011 (+62,300). Parts of the county have realised significant 
growth including Corby (+15%) and Kettering (+14%). Wellingborough on the other 
hand has achieved below average growth (+4%).  

 The working age population across Northamptonshire is currently around 450,000 
people, representing 65% of the total population. This proportion is in line with 
regional and national averages though parts of the county have an above average 
working age population including Corby (66%) and Northampton (66%). 

 The proportion of Northamptonshire’s population qualified to degree level or above 
(24%)9 is below national levels (27%) but the same as regional levels. Parts of the 
county appear to have particular skills issues, including Corby where only 15% of 
residents are qualified to degree level or above and where a significant proportion 
have no qualifications.  

 Earnings for people living in Northamptonshire are on average ten per cent higher 
than the earnings for people working in the county. This suggests that more highly 
skilled people travel outside of Northamptonshire to work.  

 In 2011, there were around 320,000 jobs in Northamptonshire. Between 2001 and 
2011, Northamptonshire experienced an above average increase in employment of 

                                                      
 
 
8 A Local Economic Assessment for Northamptonshire, Oxford Economics (November 2013) 
9 The Northamptonshire LEA suggests that 27% of Northamptonshire’s population is qualified to degree 
level and above, since this uses data from the Annual Population Survey (see Appendix A) 



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 

 
 20 

 

 
 

 
    

8% (or 24,000 people). Parts of the county experienced a strong increase in 
employment including Daventry, East Northamptonshire and Kettering. Corby and 
Wellingborough on the other hand experienced a decline in employment over the 
same period.  

 More detailed examination of key sectors for Northamptonshire reveals that the 
county has above average levels of specialisation in lower value sectors such as 
transport and storage, manufacturing and admin/support services. 

 In 2011, the start-up rate in Northamptonshire (4.2 10new enterprises per 1,000 
population) was similar to that seen nationally but considerably higher than that seen 
across the East Midlands. Daventry and South Northamptonshire experienced an 
above average start-up rate whilst Corby experienced a below average start-up rate.   

 Northamptonshire is forecast to experience an increase in employment of 42,400 
jobs between 2011 and 2031. At a rate of 13%, this is above national levels and on 
par with predicted levels for the East Midlands. Northampton is expected to 
experience the greatest increase in employment (+21,600). Key sectors for 
employment growth include professional services and business services. 

Demographic Profile 

3.5 Over the past ten years Northamptonshire’s population grew by around ten percent (+62,300 

people). This growth rate is higher than that seen across the region (+9%) and nationally (+8%) 

across the same period. As the table below indicates, population growth in Northamptonshire 

was uneven between 2001 and 2011, with growth in Corby and Kettering being twice that seen 

nationally +15% and +14% respectively. On the other hand, the population grew by only +4% in 

Wellingborough over the same time period.  

 2001 2011 
Absolute 

Change 

Percentage 

Change 

Corby 53,200 61,300 +8,100 +15% 

Daventry 71,800 77,800 +6,000 +8% 

East Northamptonshire 76,600 86,800 +10,200 +13% 

Kettering 81,800 93,500 +11,700 +14% 

Northampton 194,500 212,100 +17,600 +9% 

South Northamptonshire 79,300 85,200 +5,900 +7% 

Wellingborough 72,500 75,400 +2,900 +4% 

Northamptonshire 629,700 692,000 +62,300 +10% 

East Midlands 4,172,200 4,533,200 +361,000 +9% 

England 49,138,800 53,012,500 +3,873,700 +8% 

                                                      
 
 
10 The LEA for Northamptonshire suggests that the start-up rate is 6.5 per 1,000 population in 2011. 
This is based on the Annual Population Survey which focuses upon 16-64 year olds, and our own 
calculations use the 2011 Census which focuses on the entire population (see Appendix A) 
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Table 1: Overall population change 2001 (S001) to 2011 (KS102EW) 

Source: Census of Population 2001 & 2011 

 
3.6 The working age population across Northamptonshire is currently around 450,000 people, 

representing 65% of the total population. While this proportion is in line with the regional and 

national averages, several areas within the County have a higher proportion of their population 

of working age. Growth in the working age population between 2001 and 2011 was uneven 

across Northamptonshire, with Corby (+19%), Kettering (+14%), East Northamptonshire (+12%) 

and Northampton (+11%) all experiencing more growth than that seen regionally and nationally.  

 

 

2001 2011 Change 2001 to 2011 

Number % of Total Number % of Total Number % Change 

Corby 33,800 64% 40,300 66% +6,500 +19% 

Daventry 46,800 65% 49,900 64% +3,100 +7% 

East Northamptonshire 48,900 64% 55,000 63% +6,100 +12% 

Kettering 52,300 64% 59,800 64% +7,500 +14% 

Northampton 127,300 65% 140,800 66% +13,500 +11% 

South Northamptonshire 51,500 65% 54,200 64% +2,700 +5% 

Wellingborough 46,400 64% 48,000 64% +1,600 +3% 

Northamptonshire 407,000 65% 448,000 65% +41,000 +10% 

East Midlands 2,664,800 64% 2,921,800 64% +257,000 +10% 

England 
31,429,30

0 
64% 

34,329,10

0 
65% 

+2,899,80

0 
+9% 

Table 2: Change in working age population (16-64) 2001 (S001) to 2011 (KS102EW) 

Source: Census of Population 2001 & 2011 

 

3.7 The overall age structure of Northamptonshire and that of each of its constituent boroughs are 

presented in the diagram below. Figure 1 shows the proportion of children (under the age of 16), 

working age (16 to 64) and people aged 65 and over. The age structure of Northamptonshire is 

relatively in line with that for the East Midlands and England, although the proportion of residents 

under 16 (20%) is slightly higher when compared with that of both the East Midlands and England 

(both 19%). 

3.8 Corby and Northampton have they youngest population within Northamptonshire, with both 

districts having around one-in-five people under the age of 16, and around two-thirds of the 

population of working age. 
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    Source: Census of Population 2011 

Economic Activity 

3.9 Data from the 2011 Census of Population indicate that 74%11 of Northamptonshire’s population 

(aged 16 to 74) is economically active, compared to 69% in the East Midlands and 70% nationally.  

3.10 The 2011 Census of Population was conducted in the midst of the economic downturn. This 

probably represents a lower level of economic activity than is usually seen in Northamptonshire. 

Data from the Annual Population Survey indicates that for the 12 months leading to June 2013, 

the economic activity rate (for people aged 16 to 64) for Northamptonshire was 83%, compared 

to 78% in the East Midlands and 78% nationally. 

3.11 The table below illustrates changes in employment amongst residents in Northamptonshire. Over 

the period between 2001 and 2011, the proportion of Northamptonshire’s population in 

employment increased by 11% (+32,400). This growth was in line with that seen across the East 

Midlands (+11%), but slightly lower than that seen nationally (+12%). Corby Borough performed 

                                                      
 
 
11 The Northamptonshire LEA document reports a higher economic activity rate (80.3%). Again, the 
LEA uses the Annual Population Survey (see Appendix A) 

 

Figure 1: Age structure 2011 (KS102EW) 
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exceptionally well over this period, with residence based employment growing at twice (+23%) 

the rate seen regionally to around 30,000 people in 2011. 

 

2001 2011 Change 2001 to 2011 

Number 
% of 
Total 

Density 
* 

Number 
% of 
Total 

Density 
* 

Number 
% 

Change 
Density

* 

Corby 24,100 63% 453 29,700 66% 485 +5,600 +23% +7% 

Daventry 35,900 69% 500 38,300 67% 492 +2,400 +7% -2% 

East 
Northamptonshire 

37,500 68% 490 42,200 67% 486 +4,700 +13% -1% 

Kettering 40,000 68% 489 45,500 67% 487 +5,500 +14% 0% 

Northampton 92,300 65% 475 101,900 65% 480 +9,600 +10% +1% 

South 
Northamptonshire 

40,900 71% 516 44,300 71% 520 +3,400 +8% +1% 

Wellingborough 34,000 65% 469 35,300 64% 468 +1,300 +4% 0% 

Northamptonshire 304,800 67% 484 337,200 67% 487 +32,400 +11% +1% 

East Midlands 
1,852,5

00 
61% 444 

2,062,5
00 

62% 455 
+210,00

0 
+11% +2% 

England 
21,650,

300 
61% 441 

24,143,
500 

62% 455 
+2,493,

200 
+12% +3% 

Note*: Residence based employment density is per 1,000 population. 

Table 3: Changes in employment amongst residents 2001 (CAS043) to 2011 (KS601EW) 

Source: Census of Population 2001 & 2011 

Skills and Qualifications 

3.12 The diagram below illustrates that in 2011, 24% of Northamptonshire’s population was qualified 

to level four or above (equivalent to a university degree), compared to 24% in the East Midlands 

and 27% nationally. On the other hand, only 22%12 of Northamptonshire’s residents had no 

qualifications. Although in line with England’s average, this is considerably lower than the East 

Midlands’ average, where one-in-four people (25%) have no qualifications. This aspect perhaps 

reflecting the transition that Northamptonshire is going through as more traditional sectors of the 

economy decline and other sectors replace those jobs. 

                                                      
 
 
12 The Northamptonshire LEA suggests that 8.6% of the working age population in 2012 had no 
qualifications. The APS focuses on those people aged between 16-64 years whilst the Census focuses 
on all people aged 16 years and over (see Appendix A) 
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3.13 There is significant variation in qualification levels across Northamptonshire. Corby for example, 

remains low skilled with an above average proportion of residents possessing no qualifications 

(28%) and only 15% qualified to degree level or above. South Northamptonshire and Daventry 

on the other hand perform well above average in terms of their qualification levels. 

3.14 Over the past ten years, Northamptonshire County experienced an increase in its proportion of 

highly qualified residents (+45%) that was higher than that seen in both the East Midlands (+42%) 

and nationally (+38%). In addition, Northamptonshire saw a fall in the proportion of residents with 

no qualifications (-23%). In 2001, 29% of residents had no qualifications and by 2011, this 

proportion had fallen to 22%. This was in line with that seen across the East Midlands and 

England (-22%). These trends were seen across all boroughs within Northamptonshire. 
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Figure 2: Overview of qualifications amongst residents for 2011 (top) (KS501EW) and 

change in the proportion of people with qualification between 2001 (S114) and 2011 

(bottom) (KS501EW) 

Source: Census of Population 2001 & 2011 

 
3.15 The 2011 Census of Population indicates that around 38%13 of the resident population in 

Northamptonshire is employed in managerial and professional occupations. Whilst this is above 

that seen regionally, with 37% of the population employed at these levels, this is three percentage 

points below national levels. 

3.16 Over the period 2001 to 2011, the proportion of residents occupied as managers, directors and 

senior officials decreased across Northamptonshire – a decline of 30%  the East Midlands (-27%) 

and nationally (-29%). In Northamptonshire for example, 16% of residents were occupied as 

managers and by 2011 this has fallen to 11%. On the other hand, the proportion of residents in 

professional occupations increased across all areas indicating that overall Northamptonshire is 

influenced by the same macro-economic forces operating across the national and regional 

economies.  

 

                                                      
 
 
13 The Northamptonshire LEA uses data from the Annual Population Survey and as such this indicates 
that 39% of the population are employed in managerial and professional occupations.  
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 Figure 3: Change in the proportion of occupations 2001 (S033) to 2011 (KS608EW to 

KS610EW) 

Source: Census of Population 2001 & 2011 

3.17 Earnings for people living in Northamptonshire are on average around ten percent higher than 

the earnings for people working in the County. The greatest difference between resident and 

workplace earnings in 2012 were in Daventry (22%) and East Northamptonshire (15%). On the 

other hand, Northampton Borough residents earn on average around three per cent less than the 

people working within the Borough, indicating that Northampton attracts highly-skilled / better-

paid people from its surrounding area.  

3.18 In addition, resident earnings for people living in the East Midlands are on average around three 

percent higher than the earnings for people working in the region. This indicates that overall the 

East Midlands is a net exporter of high-qualified and better-paid people to other regions 

nationally. 
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Corby £440 £423 +4% 
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Northampton £463 £478 -3% 

South Northamptonshire £526 £472 +11% 

Wellingborough £445 £422 +6% 

East Midlands £477 £464 +3% 

England £513 £512 0% 

Table 4: Resident and workplace earnings, 2012 

Source: Annual Survey of Hours and Earnings, 2012 

 
3.19 The diagram below indicates that between 2002 and 2012, earnings for people living in the 

majority of Northamptonshire’s constituent boroughs and districts have increased at a faster rate 

than earnings for people working there. The exception to this is Northampton Borough which saw 

workplace earnings grow faster than resident earnings.  

 

Figure 4: Change in residential and workplace (gross median) earnings 2002 to 2012 

Source: Annual Survey of Hours and Earnings, 2002 & 2012 

 

Employment 

Number of Jobs in Northamptonshire 

3.20 As of 2011 there were around 320,000 workplace jobs in Northamptonshire, representing 17% 

of the total employee employment in the East Midlands. Over the period 2001 to 2011, the total 

number of jobs in Northamptonshire increased by around 24,000 (+8%). This was higher than 

the increase seen across the East Midlands (+5%) and considerably higher than that seen 

nationally (+1%).  
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3.21 Employee change amongst Northamptonshire’s constituent boroughs varied considerably, with 

Daventry, East Northamptonshire and Kettering experiencing an increase of 18%, 19% and 17% 

respectively, together creating over 15,000 jobs between 2001 and 2011. On the other hand, 

Corby and Wellingborough saw a decline of three per cent (-800 jobs) and five per cent (-1,600 

jobs) respectively14. Of particular interest is the indications that whilst Northampton shows the 

highest number of new jobs in this period (+7,200), this only equated to a 6% increase between 

2001-2011.  

3.22 It is worth noting here that the decline in jobs in Corby is in contrast to increasing employment 

density amongst residents. This indicates that those resident in Corby and in employment are 

commuting out of the area and finding work elsewhere.  

3.23 The recent economic downturn has had a negative impact across all parts of the economy, and 

as a result Northamptonshire experienced a decline in workplace based employees between 

2008 and 2011. Despite this, the County outperformed its comparator areas, with workplace 

based employee figures declining by only one per cent (-3,200 jobs), compared to two per cent 

(-37,100 jobs) and three per cent (-678,100 jobs) respectively for the East Midlands and England.  

3.24 Despite an overall decline in workplace based employees across Northamptonshire, Kettering, 

Northampton and Wellingborough were able to buck the trend, and together created around 

2,000 new employee jobs between 2008 and 2011. 

 2011 Density* 
Change 2001 to 2011 Change 2008 to 2011 

Number Percentage Number Percentage 

Corby 29,100 475 -800 -3% -900 -3% 

Daventry 35,500 456 +5,500 +18% -2,900 -8% 

East Northamptonshire 26,800 309 +4,300 +19% -800 -3% 

Kettering 39,000 417 +5,600 +17% +1,600 +4% 

Northampton 128,400 605 +7,200 +6% +100 0% 

South Northamptonshire 28,400 333 +3,600 +15% -700 -2% 

Wellingborough 33,100 439 -1,600 -5% +300 +1% 

                                                      
 
 
14 This is explained in more detail in the following report and this shows that this is in part due to a 
significant loss of manufacturing jobs: 
http://www.nnjpu.org.uk/docs/North%20Northamptonshire%20Employment%20Targets%20Final%20Re
port.pdf 
 

http://www.nnjpu.org.uk/docs/North%20Northamptonshire%20Employment%20Targets%20Final%20Report.pdf
http://www.nnjpu.org.uk/docs/North%20Northamptonshire%20Employment%20Targets%20Final%20Report.pdf
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Northamptonshire 320,400 463 +23,800 +8% -3,200 -1% 

East Midlands 1,907,300 421 +97,000 +5% -37,100 -2% 

England 23,058,900 435 +322,700 +1% -678,100 -3% 

Note*: Workplace based employment density is per 1,000 resident population. 

Table 5: Overall workplace based employment change 2001 to 2011 

Source: Annual Business Inquiry (2001-2008) Business Register and Employment Survey (2008-2011) 

 

3.25 The diagram below compares the growth (or decline) in employment in the workplace in 

Northamptonshire, the East Midlands and England over the period 2001 to 2011 by indexing 

employee numbers to 2001. As Figure 5 illustrates, employee numbers in Northamptonshire have 

increased at a rate that is higher than that seen in either the East Midlands or England. 

 

Figure 5: Change in the workplace based employees 2001 to 2011 

Note: ABI data for the pre-2008 period has been recalibrated according to the BRES post-2008 data. 

 
Key Sectors 

 
3.26 The table below indicates that Northamptonshire has a high degree of specialisation in transport 

and storage workplace jobs (usually referred to as B8 jobs) when compared to both the East 

Midlands and England. The location quotient (LQ) is the most frequently used measure of 

specialisation. A sector with a measure greater than 1 indicates that employment in that sector 

is more concentrated at the local level than it is regionally or nationally. 
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3.27 Although manufacturing, administrative and support service activities, and wholesale and retail 

trade all have higher employment than the transportation and storage sector, their concentration 

on both the regional and national level is less than that for the transportation and storage sector. 

 

 FTEs15 
Percentag

e 

LQ vs. 

East 

Midlands 

LQ vs. 

England 

Transportation and storage 23,900 8% 1.5 1.7 

Manufacturing 38,800 14% 0.9 1.4 

Administrative and support service activities 31,900 11% 1.2 1.4 

Electricity, gas, steam and air conditioning 

supply 
1,500 1% 0.8 1.2 

Wholesale and retail trade; repair of motor 

vehicles and motorcycles 
51,500 18% 1.1 1.2 

Arts, entertainment and recreation 6,600 2% 1.1 1.1 

Other service activities 6,400 2% 1.2 1.1 

Construction 14,300 5% 0.9 1.0 

Human health and social work activities 28,100 10% 0.8 0.9 

Education 19,700 7% 0.8 0.8 

Table 6: Top ten employment specialisations in Northamptonshire, 2011 

Source: Business Register and Employment Survey, 2011 

 

Enterprise 

3.28 In 2011 there were over 29,000 active enterprises in Northamptonshire, a quarter of which were 

located in Northampton Borough. As is the case nationally, the majority of businesses in 

Northamptonshire are micro-businesses employing fewer than ten people. The proportion of 

micro-businesses in Northamptonshire (84%) is however higher than that seen either regionally 

(82%) or nationally (83%). Higher concentrations of micro-businesses can be seen in South 

Northamptonshire (90%), East Northamptonshire (88%) and Daventry (87%). 

                                                      
 
 
15 Full Time Equivalent (FTE) employment - 1 full time employee = 1 FTE, but 1 part time employee = 
0.5 FTE.  
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 2011 

Micro Businesses (< 10 
people) 

10 people or more 

Number Percentage Number Percentage 

Corby 1,800 1,300 76% 400 24% 

Daventry 4,300 3,700 87% 600 13% 

East Northamptonshire 3,700 3,200 88% 400 12% 

Kettering 3,500 2,900 83% 600 17% 

Northampton 7,900 6,200 79% 1,700 21% 

South Northamptonshire 4,900 4,400 90% 500 10% 

Wellingborough 3,100 2,500 82% 600 18% 

Northamptonshire 29,100 24,300 84% 4,800 16% 

East Midlands 171,600 141,300 82% 30,300 18% 

England 2,161,200 1,802,200 83% 359,000 17% 

Table 7: Business sizes, 2011 

Source: ONS, Local Units by Employment Size Band 

 
3.29 Data for Northamptonshire indicates that in 2011 there were around 2,900 business start-ups – 

a rate of 4.2 new enterprises per 1,000 population16. This is a similar start-up rate to that seen 

nationally (4.4 new businesses per 1,000 population), but considerably higher than that seen 

across the East Midlands (3.5 new businesses per 1,000 population). 

3.30 In addition Northamptonshire performs similar to the national average in terms of business de-

registrations (3.7 de-registrations per 1,000 population and 3.8 de-registrations per 1,000 

population respectively), resulting in the County having a net increase of business formation (0.5 

businesses per 1,000 population) that is similar to that seen nationally (0.6 businesses per 1,000 

population). This is however, over twice that seen across the East Midlands (0.2 businesses per 

1,000 population. 

  

                                                      
 
 
16 The Northamptonshire LEA suggests that there were 6.5 new enterprises per 1,000 population. The 
LEA focuses on the population aged 16-64 years and our own assessment focuses on the total 
population (see Appendix A) 
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Figure 6: Business registrations, de-registrations and net growth rates per 1,000 

population, 2011 

   Source: ONS, Business Demography, 2011; Census of Population, 2011 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
               
Source: ONS, Business Demography, 2011; ONS, Mid-Year Population Estimates, 2007-2011 
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Figure 7: Business registrations, de-registrations and net growth per 1,000 population 

in Northamptonshire, 2007 to 2011 
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3.31 Figure 7 above shows the registrations and de-registrations rates per 1,000 population in 

Northamptonshire between 2007 and 2011. It identifies that the current net business formation 

rate in Northamptonshire (0.5 businesses per 1,000 population) is not yet back to pre-recession 

levels (1.2 businesses per 1,000 population)  

3.32 In Northamptonshire, 88% of the businesses registered in 2010 survived their first year of trading 

compared to 88% in the East Midlands and 87% in England. As experienced nationally business 

survival rates for new enterprises have been in decline since the start of the recession.  

3.33 Longer-term data for businesses registered in 2006 and 2007 indicate that generally businesses 

in Northamptonshire have a higher survival rate than businesses registered across the East 

Midlands and nationally.  

 
Businesses 

Registered 

1 Year 

Survival 

2 Year 

Survival 

3 Year 

Survival 

4 Year 

Survival 

5 Year 

Survival 

Northamptonshire 

2006 3,000 97% 82% 68% 55% 46% 

2007 3,400 96% 83% 66% 55% - 

2008 3,100 94% 76% 59% - - 

2009 2,700 92% 76% - - - 

2010 2,800 88% - - - - 

East Midlands 

2006 17,700 97% 81% 67% 53% 45% 

2007 18,600 96% 82% 64% 53% - 

2008 16,800 94% 76% 60% - - 

2009 14,900 92% 75% - - - 

2010 14,300 88% - - - - 

England 

2006 225,100 96% 81% 66% 53% 45% 

2007 246,700 95% 81% 63% 52% - 

2008 236,300 92% 74% 58% - - 

2009 209,000 91% 74% - - - 

2010 207,500 87% - - - - 

Table 8: Business survival rates for businesses registered in each respective year 

Source: ONS, Business Demography, 2011 
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Opportunities for the Future 

3.34 The forecasts below have been included to demonstrate the potential scale of growth in 

Northamptonshire and the likely sources of growth i.e. key sectors driving growth. It is important 

to note that these do not fully align with the employment forecasts which have been prepared for 

West and North Northamptonshire. They also may not fully align with the forecast growth in the 

working age population for these areas arising from planned growth, which could potentially 

impact on levels of commuting. These are trend based forecasts and do not reflect the policy 

aspirations for the area (e.g. Enterprise Zone proposals) – they are therefore policy neutral. 

Strong care should therefore be taken when interpreting these figures. The text box below sets 

out a further cautionary note which emphasises the need to exert care when interpreting 

employment forecasts generally.    Further information concerning the forecasts which have been 

used are included in Appendix A.  

 Cautionary Note on Forecasting 

 It is difficult to predict with any certainty the levels of future employment growth in a 

particular area and therefore care should be taken when interpreting employment 

forecasts. Forecasts can vary depending on their source and Cambridge 

Econometrics, Oxford Economics and Experian are some of the key firms which 

produce employment forecasts. Each of these adopt varying approaches and will 

produce slightly different results. 

 It is difficult to predict future trends at any time but when there have been significant 

economic (e.g. recession) and political changes, it is even more difficult to produce 

forecasts which are reliable. Forecasts for individual districts and sectors are usually 

extrapolated from regional growth forecasts and there are difficulties in preparing 

forecasts to this level of detail. 

 Forecasts can provide an indication of what might happen in terms of future 

employment growth but they are not definitive. 
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Forecasts - Overall Workplace Based Employment Projections 

3.35 The following table sets out employment forecasts between 2011 and 2031. The figures show 

the net increase in employment after both increases and decreases in employment across 

various sectors are taken into account.  The forecasts predict an increase in employment of 

56,600 additional jobs between 2011 and 2031. The greatest increases in employment are 

predicted in South Northamptonshire (+21%) and Wellingborough (+17%) districts as well as 

Kettering (+17%).  

 2011 2031 

Forecast Increase in 

Employment 

Number Percentage 

Corby 31,600 35,800 4,200 13% 

Daventry 42,500 48,800 6,400 15% 

East Northamptonshire 33,500 35,600 2,100 6% 

Kettering 45,900 53,800 8,000 17% 

Northampton 140,300 161,300 21,000 15% 

South 

Northamptonshire 
38,000 46,100 8,100 21% 

Wellingborough 37,300 44,100 6,900 18% 

Northamptonshire 369,000 425,600 56,600 15% 

East Midlands 2,197,500 2,351,500 154,000 7% 

Table 9: Forecast growth in employment 2011 to 2031(East of England Forecasting 

Model, Spring 2013) 

Source: Oxford Economics, East of England Forecast Model Baseline Forecasts (Spring 2013) 

Sectoral Projections – Overall Trends for Northamptonshire 

3.36 Table 10 below shows Northamptonshire’s sectoral employment forecasts for the period between 

2011 and 2031. It identifies that employment in business services and professional services will 

increase by 12,400 (+48%) and 9,800 (+44%) jobs respectively. Other growth sectors, in terms 

of employment generation include land transport (+8,700 jobs) and construction (+5,800 jobs). 

3.37 Sectors projected to experience a decline between 2011 and 2031 include general manufacturing 

(-2,700 jobs) and transport excluding land transport (-1,500).  

  



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 

 
 36 

 

 
 

 
    

Source: Oxford Economics, East of England Forecast Model (Spring 2013) 

 
Employment 

2011 

Employment 

2031 

Forecast Change in 

Employment 

Number Percentage 

Business services 25,600 38,000 +12,400 +48% 

Professional services 22,100 31,900 +9,800 +44% 

Real Estate 3,500 5,000 +1,500 +43% 

Arts and entertainment 10,600 14,700 +4,100 +39% 

R&D 300 400 +200 +33% 

Employment activities 13,500 17,800 +4,300 +32% 

Land Transport 29,300 38,000 +8,700 +30% 

Construction 21,900 27,600 +5,800 +26% 

Hotels and restaurants 17,300 20,800 +3,400 +20% 

Computer related activity 4,600 5,400 +800 +17% 

Wholesale 33,500 38,800 +5,300 +16% 

Retail 31,000 35,200 +4,300 +14% 

Health and care 38,700 42,700 +4,000 +10% 

Telecoms 1,100 1,200 +100 +9% 

Finance 10,800 11,700 +900 +8% 

Other services 11,500 12,300 +800 +7% 

Publishing and broadcasting 3,000 3,200 +200 +7% 

Education 27,800 28,200 +500 +1% 

Mining and Quarrying 100 100 0 0% 

Pharma 0 0 0 0% 

Water and air transport 100 100 0 0% 

Food Manufacturing 11,100 10,500 -600 -5% 

Utilities 2,200 2,000 -200 -9% 

Public Administration inc. land forces 13,500 12,200 -1,200 -10% 

Waste and remediation 1,000 900 -100 -10% 

Chemicals 5,900 4,900 -1,100 -17% 

Transport 7,500 6,000 -1,500 -20% 

General Manufacturing 10,900 8,200 -2,700 -25% 

Electronics 2,000 1,500 -500 -25% 

Agriculture 4,800 3,500 -1,300 -27% 

Table 10: Employment change in Northamptonshire 2011 to 2031 (all sectors) 
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Growth Sectors by Geographical Area 

 
Employment  

2011 

Employment  

2031 

Forecast Increase in 

Employment 

Number Percentage 

C
o
rb

y
 

Land Transport 3,800 4,800 1,000 27% 

Wholesale 4,200 5,100 900 20% 

Retail 3,100 3,800 700 22% 

Construction 1,400 1,900 500 40% 

Employment activities 1,100 1,600 500 37% 

D
a
v
e
n
tr

y
 

Land Transport 6,400 8,400 2,000 32% 

Retail 4,100 5,000 900 22% 

Business services 2,500 3,400 900 37% 

Employment activities 1,600 2,500 900 52% 

Construction 2,500 3,200 700 26% 

E
a
s
t 
N

o
rt

h
a
n

ts
 

Professional services 2,100 2,900 800 34% 

Land Transport 2,700 3,200 500 18% 

Wholesale 3,800 4,200 400 10% 

Business services 1,500 1,900 400 23% 

Retail 2,500 2,800 300 12% 

K
e
tt

e
ri
n

g
 

Professional services 2,900 4,800 1,900 65% 

Construction 3,300 4,400 1,100 33% 

Health and care 8,900 9,900 1,000 10% 

Business services 2,200 3,100 900 44% 

Retail 4,700 5,500 800 17% 

N
o
rt

h
a

m
p
to

n
 

Business services 11,400 17,700 6,300 55% 

Professional services 9,400 12,900 3,500 38% 

Land Transport 8,600 11,000 2,400 27% 

Health and care 17,800 19,900 2,100 12% 

Wholesale 10,600 12,300 1,700 17% 

S
o
u
th

 

N
o
rt

h
a
n

ts
 

Professional services 3,300 5,200 1,900 58% 

Business services 3,500 5,000 1,500 41% 

Arts and entertainment 3,000 4,300 1,300 43% 

Construction 3,400 4,400 1,000 30% 
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Land Transport 2,400 3,300 900 35% 
W

e
lli

n
g

b
o
ro

u
g
h

 

Business services 3,000 5,100 2,100 67% 

Land Transport 3,400 4,600 1,200 35% 

Wholesale 4,900 5,900 1,000 22% 

Construction 2,100 3,000 900 41% 

Retail 3,200 4,100 900 25% 

Table 11: sets out the top five growth sectors (absolute) for each local authority area in 

Northamptonshire between 2011 and 2031 

Source: Oxford Economics, East of England Forecast Model (Spring 2013) 
 

Declining Sectors by Geographical Area 

3.38 On the other hand, Error! Reference source not found. Table 12 sets out the five worst 

erforming sectors for each local authority area in Northamptonshire. The forecasts predict a 

significant decline in metals (-1,300). 

 
Employment 

2011 

Employment 

2031 

Forecast Decline in 

Employment 

Number Percentage 

C
o
rb

y
 

General Manufacturing 1,600 1,100 -500 -30% 

Chemicals 900 600 -300 -37% 

Food Manufacturing 3,300 3,100 -200 -6% 

Metals 1,100 900 -200 -19% 

Transport 700 600 -100 -17% 

D
a
v
e
n
tr

y
 

Agriculture 1,200 900 -300 -27% 

General Manufacturing 600 400 -200 -24% 

Metals 600 400 -200 -32% 

Chemicals 500 400 -100 -17% 

Transport 2,700 2,600 -100 -5% 

E
a
s
t 
N

o
rt

h
a
n

ts
 

Agriculture 1,300 900 -400 -28% 

General Manufacturing 1,400 1,100 -300 -24% 

Transport 900 700 -200 -17% 

Public Administration inc. land 

forces 300 100 -200 -56% 

Chemicals 400 300 -100 -27% 

K e tt e ri n g
 

General Manufacturing 2,200 1,800 -400 -16% 
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Food Manufacturing 1,200 900 -300 -29% 

Metals 500 300 -200 -37% 

Agriculture 400 300 -100 -26% 

Chemicals 400 300 -100 -17% 

N
o
rt

h
a

m
p
to

n
 

Transport 1,700 900 -800 -47% 

General Manufacturing 3,000 2,300 -700 -24% 

Chemicals 1,800 1,500 -300 -17% 

Metals 900 600 -300 -36% 

Public Administration inc. land 

forces 8,700 8,400 -300 -4% 

S
o
u
th

 N
o
rt

h
a
n

ts
 Agriculture 1,600 1,200 -400 -29% 

Food Manufacturing 1,600 1,500 -100 -7% 

General Manufacturing 600 500 -100 -20% 

Chemicals 300 200 -100 -17% 

Metals 200 100 -100 -43% 

W
e

lli
n
g

b
o
ro

u
g
h

 

General Manufacturing 1,600 1,000 -600 -35% 

Computer related activity 300 0 -300 -88% 

Public Administration inc. land 

forces 1,100 800 -300 -26% 

Transport 800 600 -200 -17% 

Agriculture 300 200 -100 -25% 

Table 12: Top 5 declining sectors (absolute decline) in each local authority area in 

Northamptonshire between 2011 and 2031. 

Source: Oxford Economics, East of England Forecast Model (Spring 2013) 

 
3.39 The table below draws together our research to summarise the key issues and opportunities for 

Northamptonshire. The conclusions inform the remaining sections of this report. 
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Planning area Local Authority  Key Issues Key Opportunities 

Northamptonshire  

 According to the 2011 Census, only 24% 
of the population in Northamptonshire is 
qualified to degree level or above 
compared to 27% at a national level.  
Whilst the LEA uses APS data, this also 
confirms qualification levels as a 
weakness.  

 Earnings for people living in 
Northamptonshire are on average ten per 
cent higher than the earnings for people 
working in the county. This suggests that 
more highly skilled people travel outside 
of Northamptonshire to work. There is 
therefore a need to create better paid 
jobs locally.  

 The county has above average levels of 
specialisation in lower value sectors 
such as transport and storage, 
manufacturing and admin/support 
services. There is therefore a need to 
diversify the economy and develop 
specialism in higher value areas.  

 Some sectors are forecast to experience 
declining employment between 2011 and 
2031. These include: general 
manufacturing (-2,700 jobs) and transport 
(-1,500).  

 Northamptonshire as a whole achieved above average population 
growth between 2001 and 2011 (+62,300). The working age 
population is also in line with regional and national averages. This 
suggests that the area has access to a readily available workforce.  

 Between 2001 and 2011, Northamptonshire experienced an above 
average increases in employment (8%). This suggests that there is 
a reasonably strong economy locally.   

 Northamptonshire is forecast to experience an increase in 
employment of 56,600 jobs between 2011 and 2031. At a rate of 
15%, this is above national levels and on par with predicted levels for 
the East Midlands. Key sectors for employment growth includes 
professional services and business services.  

 NEP seeks to attract investment in four sectors:  

o high performance technologies – linked to Silverstone 
and Rockingham MRC .  

o logistics – linked to the strong road network.   

o food and drink – with a need for good quality sites 

o creative/cultural industries 

 A significant opportunity for North Northamptonshire is the level of 
committed employment land and the growth aspirations which exist 
(for employment and population growth).   

North 

Northamptonshire 
Corby 

 Despite rapid improvements in the 
qualification levels in Corby between 
2001 and 2011, the population remains 
under qualified with an above average 

 Corby has experienced strong population growth between 2001 and 
2011 (+8,100), particularly those of a working age.  There has also 
been a significant rise in the proportion of the working age population 
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proportion of residents possessing no 
qualifications (28% compared to 22% 
nationally) and few qualified to degree 
level or above (15% compared to 22% 
nationally). This data from Census 2011 
suggests that there is a need to raise 
qualification levels locally.  

 Reflecting this, resident (£440) and 
workplace (£423) earnings are 
significantly below regional (£477/£464) 
and national averages (£513/£512).  

 Business start-up rates in Corby are 
below national averages.  

 Overall, limited net employment growth 
is predicted (+4,200 to 2031) – the 
second lowest out of all districts.  General 
manufacturing is expected to experience 
a loss in employment up to 2031 (-500).  

 

which are economically active. This suggests that there is a large 
workforce which businesses can draw upon.  

 Between 2001 and 2011, the resident population has seen enormous 
improvements in qualification levels compared to benchmark 
areas. According to the Census 2011, the proportion qualified to 
NVQ4 or above has increased by 76% and those without 
qualifications has fallen by 30%.  

 A net increase of 200 jobs is forecast up to 2031. Key growth 
sectors are likely to be in professional and business services.  

 High Performance Technology (HPT) is also a key opportunity 
sector linked to Rockingham  MRC .  This sector has the potential to 
support others such as defence, aerospace, construction and energy.  

 Logistics: there have been a number of significant planning consents 
recently including the consent of GEFCO (840,754 sq ft of rail served 
distribution) and Eurohub.  

Kettering 

 According to the census, only 23% of 
residents are qualified to degree level 
or above compared to 27% for England 
as a whole.  

 Workplace earnings (£428) are 
significantly below regional (£464) and 
national averages (£512). They are also 
well below resident earnings.  This 
suggests that lower value jobs are 
provided locally.  

 Kettering underperforms compared to 
other parts of Northamptonshire with 
regards to business start-up levels.  

 Kettering has experienced strong population growth between 2001 
and 2011 (+11,700), particularly those of a working age. Again, 
Kettering therefore provides access to a readily available workforce.    

 Resident earnings increased by 31% between 2002 and 2012, which 
was above all benchmark areas. This could suggest that the area is 
attracting a more affluent population.  

 Kettering has performed reasonably well since the recession, with 
employment increasing by 4% between 2008 and 2011. 

 There are reasonable employment growth forecasts (+8,000) up to 
2031 with professional services expected to be the key growth sector 
accounting for nearly half of all jobs. Other key sectors are likely to 
include construction (+1,100) and healthcare (+1,000).  
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 The economic strategy suggests that the 
economy lacks diversity in terms of key 
employment sectors.  

 

 There is an aspiration within the economic strategy to move towards a 
higher value economy.   

Wellingborough 

 Below average population growth, 
particularly amongst the working age 
population.  In Wellingborough the 
population grew by 4% compared to 8% 
nationally and a 9% increase at a 
regional level. This could suggest that the 
area is becoming less attractive to 
residents relative to other areas and 
could impact on local businesses ability 
to attract suitable staff. This is also partly 
due to a lack of new housing coming 
forward.   

 There are also skills issues in 
Wellingborough.  According to the 
Census 2011, only 23% are qualified to 
degree level or above compared to 27% 
for England as a whole. There are also 
above average proportions of residents 
who have no qualifications.  

 Resident and workplace earnings are 
significantly below national and 
regional averages.  In 2012, resident 
earnings were £445 compared to £513 
nationally and workplace earnings were 
£422 which compares to £512 nationally. 
Average earnings for residents are higher 
than for the workforce.  

 Latest forecasts suggest that 
employment will increase by +1,300 

 Latest forecasts suggest that employment will grow by +6,900 jobs 
up to 2031.  

 Key sectors which are likely to experience the greatest levels of 
growth to 2031 are business services (+2,100) and land transport 
(+1,200).  

 The economic strategy cites opportunities for logistics sectors, 
particularly where these can deliver managerial and professional 
employment opportunities. 

 The strategy also suggests that there may be opportunities to develop 
employment in high value manufacturing and advanced 
engineering. 

 Logistics remains key for the area and there is a need to invest in 
premises and access to facilitate expansion and growth of these 
sectors.  

 Wellingborough performs reasonably well in terms of business start-
up levels.  
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jobs up to 2031. This is the second 
lowest of all districts in Northamptonshire. 
Sectors which are likely to experience a 
decline in employment to 2031 includes 
general manufacturing (-500), chemicals 
(-500) and computer related activity (-
300).  

 The Economic Strategy argues that the 
lack of immediately available land for 
development within Wellingborough is a 
key constraint.  

 
East 

Northamptonshire  

 According to the 2011 Census, only 24% 
of residents are qualified to degree level 
compared to 27% nationally. However, 
the area did see a 47% increase in 
residents qualified to degree level and 
above between 2001 and 2011. 

 Workplace earnings (£446) are below 
national (£512) and regional levels 
(£464). Resident earnings are higher at 
£513 per week which is in line with 
national averages. These figures suggest 
that lower value jobs are provided locally.  

 A 6% increase in employment (+2,100) 
is forecast up to 2031 – the lowest out of 
all districts. Key sectors which are 
expected to experience employment 
growth includes professional services 
(+1,900) and construction (+1,100).   

 The Economic Strategy suggests that 
reliable good quality broadband 
infrastructure is a strategic priority as 

 East Northamptonshire experienced significant population growth 
between 2001 and 2011 (+13%) as well as the working age 
population (+12%). This suggests that there is access to a growing 
workforce.  

 The Economic Strategy suggests that East Northamptonshire is a 
diverse economy and there are opportunities for growth in SMEs. 
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well as long-term employment 
opportunities.  

 Availability of suitable land and premises 
is cited as an issue within the Economic 
Strategy.  

West 

Northamptonshire 

 

Northampton 

 According to the 2011 Census, 
Northampton performs marginally below 
national averages in terms of 
qualification levels with slightly lower 
proportions qualified to degree level and 
above (24% compared to 27% 
nationally). 23% of residents have no 
qualifications compared to 22% 
nationally.  

 Resident earnings (£463) are below 
regional (£477) and national averages 
(£513). Resident earnings are also 
around 3% less than people working 
within the borough (£478). This suggests 
that there are higher value job 
opportunities available in Northampton 
which aren’t being accessed by local 
residents.  

 Business start-up rates (4.0 per 1,000 
population) are below national levels 
(4.4). However, the net increase in new 
business formation for Northampton is 
similar to national levels and above those 
for the region.   

 Whilst significant employment growth is 
predicted across Northampton, latest 
forecasts suggest that employment in 
transport will decline by 47% (-800) and 

 Population growth (9%) between 2001 and 2011is in line with 
regional averages. Increase in the working age population (11%) is 
above regional and national levels.  

 High levels of employment growth are forecast in Northampton 
(accounting for 37% of the total for the county) with 21,000 jobs 
predicted up to 2031.  Significant growth is forecast in business 
services (+6,300) and professional services (+3,500).   

 Finance, IT and business services are identified in recent reports by 
the borough as key economic drivers for the borough.  
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there will be a 24% decline in general 
manufacturing (-700). There is a need to 
ensure that Northampton can increase 
employment in key growth sectors to 
offset this change.  

 Road freight is identified as causing 
issues for the local area.  

Daventry 

 Whilst workplace earnings are 
marginally above regional averages, they 
remain below national levels. This points 
towards lower value employment 
opportunities available locally.    

 Employment declined by -8% in 
Daventry between 2008 and 2011 which 
suggests that the area may have been 
more impacted by the recession than 
other areas.  

 There is a fairly large disparity between 
resident and workforce earnings with 
resident earnings 22% higher.  This 
suggests that there is a need to attract 

 Population growth in Daventry between 2001 and 2011 was similar 
to national levels (+8%).  

 According to the 2011 Census, Daventry residents possess above 
average qualification levels (29% qualified to degree level or above) 
and above average resident earnings (£572).  

 Employment is forecast to increase by 15% up to 2031, creating 
+6,400 additional jobs. Land transport is expected to account for the 
highest levels of growth (+2,000). 
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higher value employment opportunities to 
meet local workforce needs. 

 There is a high level of business start-
ups in Daventry relative to national and 
regional levels. However, the net 
increase in business formation is below 
average due to a high level of business 
de-registrations. This suggests that there 
is a need for business support.   

 
South 

Northamptonshire 

 South Northamptonshire has achieved 
levels of population growth which are 
slightly below average between 2001 and 
2011 (+7%) and below average changes 
in the working age population (+5%). This 
could impact on businesses ability to 
draw upon a readily available workforce.  

 Workplace earnings are 11% lower than 
resident earnings, which suggests that 
lower value employment opportunities are 
available. 

 There is an aspiration within the 
Economic Strategy to reduce levels of 
out-commuting.  

 The Economic Strategy is also seeking to 
discourage medium and large warehouse 
uses in rural areas.  

 

 According to the 2011 Census qualification levels amongst residents 
are high with 31% of residents qualified to degree level or above and 
only 17% possessing no qualifications. 

 Resident earnings (£526) are above regional and national levels.   

 There are high levels of business start-ups in South 
Northamptonshire (5.0 per 1,000 population).  

 Employment in South Northamptonshire is expected to increase by 
+8,100 jobs up to 2031 (+21%).  

 Employment growth is expected to be greatest in professional 
services (+1,900) and business services (+1,500).  

 Opportunities for high performance technologies linked to 
Silverstone.  

 The Economic Strategy supports home working and opportunities for 
new sites. The strategy also suggests that banking, finance and 
insurance may provide opportunities for the area. 
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4 Attracting Inward Investment 

4.1 This section of the report has been prepared by Cambridge Competitive Advantage and 

examines the market position of the County from an inward investor’s perspective. 

Northamptonshire - Overview 

4.2 Northamptonshire’s geographic location and transport infrastructure are key assets. The County 

is in a prime location with quick access to the industrial/ business heartland of the Midlands and 

likewise to London and the South East market. 

4.3 Key roads – including the M1, A14, A45 and A43 as well as the M40, M6 and A1 bordering the 

County - plus the major rail links from London through the County to the Midlands and North 

facilitate the movement of goods and people. Northamptonshire is also close to a number of 

airports giving businesses a genuine choice of routes and carriers – Birmingham International, 

East Midlands, London’s Luton, Stansted and Heathrow are all within easy reach. These logistical 

advantages are of particular interest to services and logistics businesses. They should also help 

position parts of the County for regional (perhaps National) HQs. 

4.4 There are a number of key employment sites in close proximity to these local and national 

distribution networks and the LEA points to relatively low land prices compared to ‘areas to the 

south’. 

4.5 In addition to the County’s location and connectivity advantages the draft 2013 LEA identifies a 

number of additional strengths which will appeal to inward investors including : 

 Skills, Education and Labour Costs 

o Diverse and flexible skills base 

o Strong population growth has helped support labour market buoyancy. From 2001 to 

2012, population growth in Northamptonshire (11.0%) exceeded the rate for the East 

Midlands (9.0%) and England (8.2%).  

o High concentration of very high skilled engineers including world leading skills in the  high 

performance technologies sector, encompassing automotive, aerospace, defence, low 

carbon technologies, materials and composites etc.  

o High concentration of employment and skills in the distribution/logistics sector  
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o High quality further and higher education sector with a track record of innovation and 

collaborative working 

o The University of Northampton provides national leading education and training offers 

including waste management, leather technology and fashion17 

o National college of motorsport provided by Tresham College at Silverstone 

o Competitive labour costs in comparison with the East Midlands and England – and key 
competitor areas. 
 

o Relative proximity to world class universities including Oxford and Cambridge 
 

 Concentration of global businesses in key sectors  

o Established location for international inward investment  

o Presence of leading world brand names including Barclaycard, Nationwide, Weetabix, 

and Carlsberg 

o Situated at the heart of a world renowned cluster of high performance technology and 

motorsport related businesses, including the Silverstone and Rockingham racing circuits 

and 1,000 companies in the HPT sector.  

o Key national location for the logistics and distribution sector 
 

 

 Quality of life 

o Good quality of life with a good range of housing opportunities 
 

o Varied lifestyle with a major county town surrounded by a mixture of medium and small 

sized towns, many with historic core areas, attractive villages and varied countryside.  

Northamptonshire’s Target Sectors 

4.6 The NEP website identifies several priority sectors which are specifically targeted to attract 

inward investment. These are: 

 High Performance Technologies 

                                                      
 
 
17 It should be noted that the University of Northampton is building on its reputation with a number of 
high profile developments, including a new Innovation Centre and University Campus, both situated 
within the Northampton Enterprise Zone. 
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 Food and Drink  

 Logistics 

 Creative and Cultural Industries 

 

4.7 The NEP Board has asked board members with relevant industry experience to support the 

development of a number of strategic sectors:  

 High Performance Technologies 

 Food & Drink 

 Culture and Tourism ( where there would presumably be an overlap with the Creative and Cultural 

Industries sector noted above) 

 Financial Services 

 Healthcare 

 Low carbon technologies (overlaps with High Performance Technologies) 

 

4.8 These sectors have been identified in addition to the four priority sectors for inward investment , 

with the NEP Board recognising there is the potential to develop the Northamptonshire offer in 

Healthcare and Financial (and Business) Services with the support of Board members with 

experience in these sectors. In order to further develop these areas, NEP should consider   how 

best to allocate any additional resources appropriately in order to present potential investors with 

fully developed propositions.  

Sector Analysis report by PACEC for NEP 

4.9 PACEC compared the number of people employed in Northamptonshire in each industry sector 

and the changes in employment across key sectors in the County, comparing Northamptonshire 

performance with surrounding counties and the nation as a whole. 

 Manufacturing: This category overlaps with Northamptonshire’s target sectors - High 

Performance Technologies and Food & Drink. Northamptonshire has a higher share of people 

employed in the manufacturing sector than in the UK or the surrounding counties. However this 

is a declining sector across the UK which is reflected in Northamptonshire where employment 

reduced by 7 % between 2008 and 2010. 
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 Transportation: This category overlaps with the target sector Logistics. Northamptonshire 

bucks the UK trend with strong (7 %) employment growth against a 5 % national decline (8 % 

decline in the surrounding counties). 

 Professional, scientific and technical activities: This category would overlap with High 

Performance Technologies in areas of R&D, design etc. PACEC reported that 

Northamptonshire showed substantial employment growth over the review period of 16 % in 

Northamptonshire compared with 4 % growth in the surrounding area and a 1 % decline 

nationally. 

 Arts, entertainment and recreation:  This category would overlap with Creative & Cultural 

Industries. Northamptonshire’s share of employment was similar to neighbours and the UK as 

a whole but employment fell by 9 % during the review period. 

Competition 

4.10 The County’s location brings with it significant competition from surrounding counties 

(Bedfordshire, Buckinghamshire, Cambridgeshire, Leicestershire, Oxfordshire, Rutland and 

Warwickshire). In particular Northamptonshire’s towns will compete with centres including: Milton 

Keynes; Luton; Coventry (and the greater Birmingham sub region); Leicester; and Peterborough. 

4.11 We describe below how these competitor areas are promoting their attractions to potential 

investors.  

 Milton Keynes: Milton Keynes is a relatively strong brand following many years of active 

promotion and success in attracting a significant number of inward investors, persuaded by 

excellent logistics and a positive identity, as well as a readily available commercial property 

market. 

 Luton: Luton struggles with a negative perception but has attracted a number of key investments. 

Some are historic e.g. automotive supply chain companies attracted by the GM Vauxhall plant; 

others such as Astra Zeneca and Coopers have been attracted by the proximity to London, 

transport infrastructure and access to a skilled workforce in the wider area. 

 Peterborough: Peterborough has run a fairly high profile campaign for many years supported by 

the City Council and local businesses. Currently Opportunity Peterborough promotes the City in 

a number of key sectors stressing the success of current investors plus its transport connections. 

 Leicester: Leicester is promoted through the Leicester and Leicestershire LEP web site but the 

City Council appears to be gearing up its effort with two imminent senior appointments focussed 
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on inward investment and promotion.  Having a City Mayor is also noteworthy although it remains 

to be seen what impact this will have. 

 Coventry: Coventry (and Warwickshire through the LEP ) has moved to a niche approach looking 

at opportunities in particular in  ‘Intelligent Mobility‘, Low Carbon Vehicles’ and ‘Digital’.  

Northamptonshire and Competition 

4.12 Northamptonshire is targeting some of the same target sectors as key competing locations so its 

property offer must be strong and its overall proposition presented persuasively.  It is worth noting 

that most other locations are also targeting Business and Financial Services, Digital Media /ICT 

and Environmental Industries.  While these are quite broadly defined categories, 

Northamptonshire should look at opportunities within these target sectors each of which have the 

potential to deliver quality, office based employment. Northamptonshire has excellent 

communication linkages which provide a highly accessible catchment and the potential to build 

on the strengths of the existing workforce to increase the proportion of highly skilled employees 

and employment opportunities, encouraging increased specialisation and variation across the 

workforce.” 

 

 Advanced/ 
H.P. Tech. 

Automotive Logistics Food & 
Drink 

Creative 
Inds. 

Financial 
Business 
Services 

Digital 
media/ 

ICT 

 Northamptonshire 

 

       

Coventry 

 

       

Leicester 

 

       

M. Keynes 

 

       

Luton 

 

       

Peterborough 

 

       

Notes: 

1. Automotive has been highlighted as it is the principle area of interest with in the over-arching advanced/ 

high performance engineering ‘sector’ in Northamptonshire, Luton, Milton Keynes and Coventry – all of 

which are within ‘Motor Sport Valley’. 

2. Financial Services and Environmental / Low Carbon are not emphasised on NEP’s inward investment 

target sector list but are sectors with NEP Board members assigned. 
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Sector /Spatial Observations 

4.13 Further observations in terms of sectors and the spatial geography are set out below: 

 High Performance Technologies - Build on existing clusters and key locations – Silverstone 

and Rockingham are already associated with the sector.  Smaller HPT operations – design, R&D 

etc - could be attracted to the Enterprise Zone site and proximity to the University. (The challenge 

with the EZ is the closing date of 2015 for eligibility for a business rate rebate period. NEP should 

join with other LEPs lobbying for an extension of the qualifying period).  Leverage the wider 

cluster of HPT in the region-; including the concentration of F1 and leading automotive 

manufacturers and their supply chain in the wider region. 

 Food and Drink - Northamptonshire has a number of important investors in the sector.  UKTI 

data shows that the number of mobile inward investment projects in the Food and Drink sector is 

limited. NEP  should not only seek to attract new investment but also concentrate on consolidating 

and supporting existing investors while encouraging rural diversification, locally resourced 

manufacturing and retailing. An active ‘aftercare’ programme is essential. New investors will 

require sites with good road (and rail) connections – M1, A14 locations in particular. 

 Logistics - leverage further Northamptonshire’s excellent, central location and transport 

infrastructure. The key sites already identified close to main road and rail lines will be key – Swan 

Valley; Grange Park; DIRFT; Cransley Park; Eurohub. 

 Creative and Cultural Industries - This sector requires more refined definition. In general 

businesses in the sector require office and / or small work space premises. Some consideration 

could be given to encouraging growth of the sector in Northampton town centre, leveraging the 

University’s presence and proximity to rail connections. 

4.14 As noted earlier, Northamptonshire has real logistical advantages, which will appeal to a wider 

range of sectors. Inward Investment activities should therefore also look to consider other 

sectoral and spatial considerations including 

 Regional HQs and other support functions: NEP should consider promoting key office 

developments as regional HQs, with a focus towards unlocking key town centre sites in the main 

urban areas – and Northampton in-particular – as a catalyst for regeneration Occupiers should 

be aware of benefits from improved public transport connections, excellent road links into and 

around the County and the support offered through the Northampton Waterside Enterprise Zone. 
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 R&D: The EZ development plus a network of Incubator Centres in key locations between 

Silverstone and Rockingham should be promoted for R&D operations particularly those engaged 

in Advanced / High Performance Technologies and related industry specialisms and spin-outs. 

 Financial/Business Services: Home to several existing financial service companies, including 

Barclaycard and Nationwide, the county benefits from an experienced labour force in this sector. 

Northampton, Wellingborough, Corby and Kettering have excellent connections to London in 

particular. Office developments close to main rail lines / roads could be promoted as excellent 

bases for small/mid-sized business and financial services operations. 

 Digital Media/ Creative: The developments close to train stations with fast links to London could 

appeal to smaller digital media, advertising, and similar businesses, providing a lower cost 

alternative with a key market accessible within an hour. Work could be targeted also at supporting 

development of suitable ‘grow on’ space, building on the success of hubs such as the Portfolio 

Innovation Centre.  

 
4.15 The above analysis focuses on attracting inward investment to Northamptonshire. However the 

County has other important sources of future investment and employment generation. NEP has 

developed a programme of support for local SMEs and start-ups which could also be attractive 

to new inward investors. This is an important of the welcome package for Northamptonshire and 

should continue to be promoted (and where possible enhanced) to differentiate the County’s 

offer. Also as noted earlier engagement with existing inward investments is important to 

encourage further investment not least by the brand leaders already invested in 

Northamptonshire.  
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5 Property Market Analysis 

 

Location Overview 

 
5.1 Northamptonshire is a county at the heart of England and on the fringes of the south east.  It is a 

traditional shire county much of which is predominately rural in character, albeit interspersed with 

large to small towns built on commercial activities ranging from manufacturing to farming. 

Northamptonshire has a population of 691,900 (Census 2011), an increase of circa 10% over the 

last decade.     

5.2 Much of the past growth of Northamptonshire was as a result of the County having Northampton 

and Corby designated under the New Towns programme, and Daventry and Wellingborough as 

Expanded towns, thus playing a positive role in accommodating the pressure of growth 

originating from the South East and in particularly London. Northamptonshire was designated 

within the Milton Keynes South Midlands (MKSM) growth area under the previous government’s 

sustainable communities plan, and was one of the most successful growth areas in the UK being 

the largest outside of the Thames Gateway. It was anticipated that the inclusion of the county in 

this growth area would increase the levels of housing, employment and economic growth within 

Northamptonshire and this ambition has been carried forward into more recent plans for growth 

such as the adopted and emerging Core Strategies.   
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Figure 8: Map Northamptonshire County (Northamptonshire County 
Council webpage, 2013) 

 

5.3 In terms of settlement patterns, the County is divided into two distinct areas – West 

Northamptonshire and North Northamptonshire – this distinction is also reflected with each of 

these areas having their own Joint Core strategies. We briefly consider these areas in further 

detail below. The data for the following sections has been taken from the respective Joint 

Planning Units and their key settlements descriptions.  

West Northamptonshire  

5.4 In West Northamptonshire there are 3 Local Authority areas, Northampton Borough, Daventry 

District, and South Northamptonshire District. Situated along the spine of the M1 corridor, the 

area benefits from excellent transport links to locations in the South and North, and provides easy 

access to London and Birmingham from Northampton Railway Stations (currently undergoing a 
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£20m redevelopment) within an hour’s journey time. Kings Sutton railway station, located in 

South Northamptonshire, also provides direct access to London, Oxford and Birmingham. 

5.5 Northampton, as the County town of Northamptonshire, is the area’s main employment, retail 

and cultural centre. Northampton Borough has a population of over 212,000 (Census 2011). In 

1965 Northampton was designated as a New Town and planned expansion was carried out 

between 1968 and 1985 by Northampton Development Corporation. Consequently the 

population of the town grew steadily from about 100,000 in the early 1960s. The town is home to 

well-known companies such as Carlsberg, Avon Products, Barclaycard, Nationwide Building 

Society and Panasonic. Northampton is the focus for learning and is home of University of 

Northampton and Northampton College, with Moulton College lying immediately to the north of 

the town. Northampton town centre provides the mains services and facilities, health care and 

retail offer for the wider population of Northamptonshire.  

5.6 Daventry District has a population of around 77,700 (Census, 2011). Within Daventry District the 

key town is Daventry, a small market town with a population of approximately 25,000 (Census, 

2011). The town experienced significant expansion in the 1960s and 1970s as a result of its 

designation as an overspill town for Birmingham. Although the level and speed of growth did not 

occur as expected in this period. There are however significant Sustainable Urban Extension 

SUE developments planned for Daventry, and the district council has been working with its 

development partner to bring forward key regeneration activities in the town centre to improve 

the leisure, retail and commercial offer. Daventry is also home to one of two new University 

Technical Colleges in the county, specialising in Environmental Sustainability, Sustainable 

Construction, and New Technologies in Engineering. 

5.7 In South Northamptonshire District the population is approximately 85,000 (Census, 2011). The 

two key towns are Towcester and Brackley. Towcester is the oldest town in Northamptonshire 

with a population of about 9,000 (Census, 2011). The town experienced significant housing 

expansion in the 1980s. Towcester residents predominantly travel to either Northampton or Milton 

Keynes for work and shopping (other than food shopping). Towcester has an historic and 

attractive town centre but is adversely affected by congestion and poor air quality on the A5 / 

A43.  Towcester does however have major motorsport employment at Silverstone around 6 miles 

to the South, which is also home to the second new UTC in the county, which will specialise in 

High Performance Engineering and Technical Event Management.   

5.8 Brackley is an attractive historic market town.  It has a population of about 13,000 (Census, 2011) 

and has experienced extensive housing expansion over the last 20 years, Brackley residents are 
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increasingly travelling to the neighbouring larger towns of Banbury, Oxford and Milton Keynes for 

employment and shopping and the town centre is declining. Brackley does however have major 

motorsport employment at Silverstone around 8 miles to the North. 

North Northamptonshire 

5.9 In North Northamptonshire there are 4 Local Authority areas; Kettering Borough Council, Corby 

Borough Council, Borough Council of Wellingborough and East Northamptonshire District 

Council. 

5.10 North Northamptonshire is located on key strategic transport infrastructure in the form of the A14 

‘Trans European Route’ providing linkages to the M1 and M6 as well as to the East Coast ports, 

and the Midland Mainline railway with stations at Kettering and Wellingborough providing links 

south to London (average journey time from Kettering to St Pancras 64 minutes; Wellingborough 

57 minutes with onward Eurostar trains) and north to the Three Cities (average journey time from 

Kettering to Leicester 26 minutes; Wellingborough 33 minutes) and beyond. Other roads, 

including the A6, A605, A45 and A43 provide good transport linkages. 

5.11 The settlement pattern of North Northamptonshire comprises the three largest towns, Corby 

(population 54,927 – Census, 2011) Kettering (56,226 - Census, 2011) and Wellingborough 

(49,128 – Census, 2011), located on a north-south spine, with a chain of smaller towns related 

to the A6 corridor. The overall populations for the Local Authority Areas utilising 2011 Census 

data are: Corby Borough, 61,100; Kettering Borough, 93,500; East Northamptonshire, 86,800; 

Wellingborough Borough, 75,400.  

5.12  Rushden is the fourth largest town in North Northamptonshire with a population of 28,300,  while 

the smaller towns have populations in the range of 6,500 to 8,500 (Census, 2011). These smaller 

market towns are Rothwell (7,694), Burton Latimer (7,749), Desborough (10,697), Higham 

Ferrers (8,083), and Irthlingborough (7,502) (Census, 2011). 

5.13 There are also a number of smaller towns identified in the adopted Core Spatial Strategy as Rural 

Service Centres: Oundle (population 5,700), Raunds (8,500) and Thrapston (5,700). Together 

with the large village of King’s Cliffe (population 1,200) they provide what this Strategy terms a 

‘Rural Service Spine’ serving a large rural catchment. Outside these settlements North 

Northamptonshire is a predominantly rural area with over 100 villages dispersed into attractive 

countryside. 
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5.14 The Core Spatial Strategy identifies Corby, Kettering, Rushden and Wellingborough as Growth 

Towns. Together with the A6 towns, they form what this Plan (the Core Spatial Strategy) terms 

the ‘Urban Core’ of North Northamptonshire.  

Data Sources and Limitations 

5.15 In this section we examine market performance across the County. Supply, demand and values 

are examined. The analysis is of Use Class B space only, and is split between offices (B1), 

industrial (B2) and warehousing uses (B8). It is important to note that B1 offices may also include 

uses such as Research & Development and some light industrial actives; however, the available 

data does not provide this level of detail.  Non-B uses have been excluded from this analysis 

however Non-B uses will be a significant source of activity and employment in the market. 

5.16 We have reviewed data from a number of sources including: Estates Gazette Interactive (Egi), 

the Valuations Office Agency, Property Link and other sources including consultation with 

property agents active in the local market – as well as a thorough review of the existing 

information held by NEP and the associated District and Borough Councils.  

5.17 In respect of the secondary data provided by the Local Authorities, NEP and other organisations, 

this has been used to corroborate and expand upon the data collected by AspinallVerdi (such as 

the Egi data). Some reports provided (such as the WNELS, 2012 Update) are the most current 

available and contain relevant up to date data whereas other reports may be more historic. All 

secondary sources of information used in this report are referenced appropriately with any 

caveats to the assumptions made explicit. 18 

5.18 In respect of the Estates Gazette Interactive (Egi) information used, EGi has a database which 

records transactions undertaken and properties available on the market. Estates Gazette offers 

the most comprehensive source of property data in respect to availability and transactions. The 

database is therefore a key tool used by property agents to market properties and record 

information. There are however limitations to the data, as the database does not capture all 

transactions. In particular transactions which are perhaps small or where agents have not been 

used (i.e. where direct landlord tenant deals have been entered into) will not be registered. 

                                                      
 
 
18 It should be noted that the WNJPU is currently revising some of the technical papers supporting the 
evidence base for the JCS which may include updates to some of the datasets of the WNELS.  
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5.19 In respect of the data gathered on deals undertaken, using the Estates Gazette site, first the data 

has had to be cleaned. Data cleaning involves removing incomplete transactional data from the 

summary information that we have included in this report. This is worth noting as some major 

deals may be excluded due to missing information held by the database, where transactions have 

not been logged in full we cannot use the data.  

5.20 In this report the County wide data that has been collated from Estates Gazette has been 

collected on the basis of searching for available properties in the key locations of the 7 

District/Borough Councils. We identify in Figure 9 the key locations split between the two Policy 

sub-areas (this is the approach followed throughout the report). The following locations are based 

upon those identified in the earlier location review. 

Authority Name 

 

Key Locations Identified 

 

North Northamptonshire 

Kettering Borough Council 

 

 Kettering  

 Rothwell  

 Burton Latimer  

 Desborough 

Corby Borough Council  Corby 

Borough Council of Wellingborough  

 

 Wellingborough 

East Northamptonshire District Council  Irthlingborough  

 Higham Ferrers  

 Rushden 

West Northamptonshire 

Northampton Borough Council  Northampton 

Daventry District Council  Daventry 

South Northamptonshire District 
Council 

 Towcester 

 Brackley 

Figure 9: Key Locations in Northamptonshire  

 

5.21 As searches for data are not possible for the Borough or Local Authority Areas, information has 

been collected for all the key locations in Figure 9 – however it was found that the following 

locations have no offices advertised and few or no deals registered over the 2007-2013 period, 
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they have thus been omitted from the office analysis due to the very small size of their office 

markets. 

 Rothwell 

 Burton Latimer  

 Desborough  

 Higham Ferrers 

 

5.22 Undertaking the same search for the industrial units it was found that all locations had registered 

transactions for industrial accommodation.    

Offices (B1)  

5.23 In both West and North Northamptonshire there is the aspiration to grow the office sector and 

knowledge economy sectors. This should be done in conjunction with understanding the key 

trends that have impacted on traditional manufacturing and industrial sectors, identifying barriers 

to growth and opportunities to ensure the sector is more resilient to future market decline. This 

could be done in parallel with identifying new and emerging technologies to support diversification 

and smart manufacturing processes, and to capitalise on the current trend for operations that had 

previously been transferred or outsourced abroad, to re-enter UK manufacturing with a view to 

building long term capacity and skills within the local labour market.  

5.24 In West Northamptonshire, town centres are the preferred locations for office development with 

development to be consistent with the existing town hierarchy (WNCS, 2012). In West 

Northamptonshire it is also recognised that SUEs will play a role in   meeting local employment 

needs, and could assist in supporting growth targets for the office sector (WNCS, 2012). The 

expected office development is however primarily focused on the regeneration of Northampton's 

Central Area (including the Northampton Waterside Enterprise Zone) and for qualitative reasons 

in Daventry central area. These are the 2 key office locations for future growth. In South 

Northamptonshire there is Motorsport and R&D/Aviation focus at Reynard Park. In some of the 

smaller areas such as Brackley there is a need to renew and maintain the present office stock. 

5.25 In North Northamptonshire the town centres are the preferred locations for the focus of new office 

development followed by other areas with good public transport connections (JCS, 2008). There 

is an aspiration to grow the office market focussed primarily in town centres at Corby, Kettering 
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and Wellingborough and capitalising on opportunities presented by the development of the 

railway stations. Economic growth is a priority in North Northamptonshire, thus it is recognised 

that certain types of business use (i.e. R&D) may find SUE’s or edge of town sites more attractive 

(JCS, 2008), a number of SUE’s in North Northamptonshire are expected to deliver significant 

office space, these larger SUE’s are concentrated around  Corby, Kettering and Wellingborough. 

The Joint Core Strategy is presently being updated and the draft policies look to further build 

upon the aspirations for growth in the office market 

5.26 At present North Northamptonshire has a relatively contained office market, dominated by local 

demand, with the entire floorspace in North Northamptonshire totalling less than that available in 

Northampton alone (CSS, 2008).  

B1 Offices Supply  

Overview Northamptonshire 

5.27 We have firstly reviewed the overall supply of office accommodation in Northamptonshire. This 

is useful to understand the overall quantum of space provided and number of units available 

across the County. By reviewing advertised properties via Estates Gazette we have established 

that in total there is 1,156,366 sqft available across 175 units. Considering the size of the 

Northamptonshire local area the office market is thus relatively small. This is apparent if 

comparing the number of available office units in the Cities of; Birmingham (858 units), Oxford 

(209 units) or Milton Keynes (396 units) (Estates Gazette Available Search, July 2013).  



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 
 

 
 63 

 

 
 

    

 
 

 

Figure 10: Total Availability Northamptonshire (AVL, 2013) 

 

5.28 Figure 10 indicates the supply (availability) of office accommodation across Northamptonshire.  

The data has been split into floorspace size categories to enable a better understanding of the 

distribution of availability to understand if a range of occupiers may be able to find suitable sized 

accommodation in Northamptonshire. As can be seen in Figure 10 the size category with by far 

the largest number of units available is the 1,000 – 5,001 sqft category (90 units). The graph 

suggests that in general terms the market is made up of smaller enquiries (10,000 sqft and under) 

with lower levels of availability in the 10,001 sqft + categories.  

West Northamptonshire 

5.29 In Figure 11 below we show the supply of accommodation in the key locations across West 

Northamptonshire and the split of availability across the respective size categories.  
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Figure 11: Total Office Availability in West Northamptonshire (AVL, 2013)  

 

5.30 The key office location across the whole of West Northamptonshire is Northampton with the 

greatest number of units’ available (51 units totalling 317,595 sqft). If considering the supply by 

Borough and District Council’s; Daventry District Council has the fewest units available (10 units, 

totalling 22,891 sqft) with South Northamptonshire District Council having a total of 30 units 

available with 42,299 sqft (combined totals of Towcester and Brackley). 

5.31 In West Northamptonshire the current availability by sqft totals and total number of units is 

included below in figures 12 and 13. It is clear to see that Northampton has the greatest supply 

of accommodation followed by Towcester. 
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Figure 12: Total Office Availability in West Northamptonshire (AVL, 2013)  

 

 

Figure 13: Total Office Availability in West Northamptonshire (AVL, 2013)  

 

5.32 As can be seen in figure 14 Northampton has the greatest availability across all size categories, 

and is the only Borough within West Northamptonshire with larger units (10,000 sqft) available. 

It is pertinent to note that several of the larger units available are however yet to be developed 
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and are advertised as plots/development land to be built out these include; Exchange 15, Loake 

Close, NN4 5EZ, (30,000 sqft) and Phase 2 Northampton Road, NN6 7AS (43,560 sqft). This 

accounts for approximately 90,000 sqft of the available space in Northampton, and the majority 

of the units above 20,000 sqft available. It is also worth noting that a large number of the units 

advertised in Northampton, particularly of 10,000 sqft and above are at out of town locations.  

 
 

Figure 14: Total Office Availability in West Northamptonshire (AVL, 2013)  

 

5.33 Figure 14 reveals that there are very few sub 1,000 sqft units available across all locations (yellow 

and orange columns on the above graphs), with greatest availability in the 1,001 -5,000 sqft 

category. Northampton has 29 units available in the 1,001 – 5,000 sqft category but 0 units 

advertised in the 501 – 1,000 sqft category.  
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Figure 15: Total Office Availability in West Northamptonshire (AVL, 2013)  

 

5.34 Daventry currently only has units available in the 1,001-5,000 sqft category (10 units) in High 

street and edge of town locations. Given the nature of these locations the lack of smaller office 

units available could be an issue in terms of meeting demand for smaller suites from micro-

businesses and start-ups seeking office space. 

5.35 In Towcester there are a greater number of small units available 501 – 5,000 sqft (21 combined), 

the majority of these units are concentrated at the Haylott, Alderton Road NN12 7LS and Selby 

Barns, Caswell Road, NN12 8AL both of which are in rural locations. 

North Northamptonshire 

5.36 The greatest amount (in sqft) of the available office accommodation in North Northamptonshire 

(and Northamptonshire as a whole) is located within Wellingborough at 373,293 sqft across 19 

units (See Figure 16). Figure 16 reveals the number of units and sqft availability in each of the 

locations within North Northamptonshire. 
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Figure 16: Total Office Availability in North Northamptonshire (AVL, 2013)  

 

5.37 In North Northamptonshire the current availability by sqft totals and total number of units is 

included below in figures 17 and 18. It is clear to see that Wellingborough has the greatest square 

foot amount of accommodation available (Followed by Corby and Kettering), yet Kettering by far 

has the greatest number of units available.  
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Figure 17: Total Office Availability in North Northamptonshire (AVL, 2013)  

 

 

Figure 18: Total Office Availability in North Northamptonshire (AVL, 2013)  
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5.38 In Irthlingborough there is one very large office available sized 79,999 sqft and in Wellingborough 

there is one very large office unit sized 62,999 sqft which accounts for its fairly large market share 

in terms of sqft availability. These units are 90 Denington Road, Wellingborough, NN8 2QH which 

is an old production facility that has been converted into an office/call centre space, and Diamond 

Way, Irthlingborough, NN9 5QF. 

5.39 However, Corby has the greatest amount of sqft space advertised; yet Kettering has the greatest 

number of unit’s available (42 units) in North Northamptonshire. This availability is fairly dispersed 

across a variety of locations; The High Street, Garrard Way, Broughton Grange Business Centre, 

Barnwell Court, Kings Court, and others. 

 

Figure 19: Total Office Availability in North Northamptonshire (AVL, 2013)  

 

5.40 Of the 4 Boroughs/Districts in North Northamptonshire it can be seen that the distribution of space 

is more equal, unlike in West Northamptonshire where Northampton is the clear leader in terms 

of available units. A difficulty with availability as an inference for the size of the market is that high 

availability may infer a larger market or a lack of demand. Later sections on vacancy and demand 

seek to establish greater depth on such issues.  
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Figure 20: Total Office Availability in North Northamptonshire (AVL, 2013)  

 

5.41 In Irthlingborough it appears that there is a high level of availability in the 50,001 sqft+ category. 

This availability is however at a new scheme (1 unit) at Diamond Way offering 79,999 sqft of 

office/light industrial space. Irthlingborough thus has fairly limited availability within the other size 

categories. The East Northamptonshire District Council area thus has the least availability with 

only 8 units advertised across the District area (Irthlingborough and Rushden – no availability in 

Higham Ferrers).  

5.42 As can be seen Wellingborough has limited availability across the other sub 50,000 sqft size 

categories.  

Supply – New/Refurbished and Second-hand 

5.43 The data collected by Estates Gazette has 3 categories to denote the respective quality of the 

accommodation, ‘new’, ‘new refurbished’ and ‘second-hand’.  It is difficult to comment further on 

the actual quality or age of the accommodation, without considering each entry in the database 

separately and specifically.  We have therefore summarised the data on new, refurbished and 

second hand properties and consider this to be useful as an indication of nature and quality of 

the available space.  
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5.44 The graph below indicates availability within Northamptonshire split by quality categories. As can 

be seen the available office stock is predominantly second hand, although a number of new build 

offices are available in Northampton, Wellingborough and Kettering.  

5.45 The level of new build stock available in Northampton is skewed by a number of large units which 

are yet to be developed. For example the 43,560 sqft at Phase Two, Northampton Road, 

Northampton, NN6 7AS is yet to be developed, as are some large units at Exchange 15, Loake 

Close, Northampton, NN4 5EZ representing 40,000 sqft of office space. This thus affects the 

figures/availability of ‘ready to let’ new stock considerably. Also as noted earlier, in 

Irthlingborough the entire new build stock is concentrated at Diamond Way.  The overall available 

stock across the County thus appears to be older/second hand.  

 
 

  

Figure 21: Quality Breakdown of Offices in Northamptonshire (AVL, 2013)  
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Supply Analysis Summary 

5.46 From the information gathered the following key points can be made. 

 The office market in Northamptonshire is localised in nature, predominantly serving local 

business with a prevalence of units of 1,000 – 5,001 sqft 

 There are very few units across the County in the larger size categories above 10,000 sqft 

 There is very limited supply of office accommodation in the sub 1,000 sqft size category across 

the County 

 In the whole of Northamptonshire the key office location is Northampton, with the greatest stock 

of new build/new refurbished properties and availability across the larger categories, this is 

however somewhat skewed by a number of larger of units that are yet to be built out, reflecting a 

strong existing pipeline for future developments.  

 In Northampton out of town locations, such as Brackmills, Moulton Park and Grange Park, have 

the greatest supply of larger and new build stock 

 Daventry has very limited availability with only 10 units across the whole of Daventry, all within 

the 1,000  - 5,001 sqft size category 

 Towcester has very limited availability concentrated in the sub 10,000 sqft categories 

 In North Northamptonshire the Borough and District Councils have a more equal split of office 

availability, other than East Northamptonshire which has very limited availability. 

 Wellingborough has the greatest sqft of office accommodation available in the County, but this is 

skewed by a small number of large units that are of a secondary nature in logistics/industrial 

locations. 

 Kettering has the highest level of availability in North Northamptonshire in terms of the number 

of units spread across the size categories from 0 – 40,000 sqft. 

 Corby has a fairly high sqft availability however this is due to a number of larger units available 

in the B1 (c) category. 
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B1 Offices Demand (Take-up) 

Overview Northamptonshire 

5.47 We have first reviewed the overall floorspace take-up (both lease and sale) from July 2007 – July 

2013 across all size categories and then by location.  

 

Figure 22: Total Take-Up of Offices in Northamptonshire (AVL, 2013) 

 

5.48 The total sqft of space transacted over this period was 1,525,267 sqft across 272 units both on 

leasehold and freehold basis. The bulk of the take-up was in the smaller size categories, in 

particular the 1,000 – 5,001 sqft size categories (See Figure 6), which potentially reflects a good 

level of business start-ups across the County. 

5.49 Again the lack of registration of smaller deals (1,000 sqft and below) may account in part for the 

limited recorded take-up in the smaller categories, however as noted in the earlier supply section 

the lack of smaller unit take-up is surprising. Smaller units will frequently accommodate more 

localised business or start-ups, whereas larger units are likely to be occupied by national 

companies with higher floorspace requirements. The size categorisations are thus useful to infer 

the level of localised or national demand. 
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5.50 Market activity would appear to be focussed on the sub 20,000 sqft categories. This is consistent 

to other regional office markets. However it is also worth noting that six 50,000 sqft and over 

deals that have taken place indicating that the County can attract larger requirements.  

West Northamptonshire 

5.51 The following data in Figure 23 reveals the take-up by location and number of units. 

 

Figure 23: Total Office Take-up in West Northamptonshire (AVL, 2013)  

 

5.52 It can be seen that the largest sqft take-up has been in Northampton (527,840 sqft totalling 42 

units). The following pie charts reveal the respective take-up of accommodation in terms of each 

location by sqft and number of units.  It is clear that Northampton has the greatest market share, 

and that Towcester and Brackley have markets focussed on smaller space.  
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Figure 24: Total Office Take-up in West Northamptonshire (AVL, 2013)  

 

 

 

Figure 25: Total Office Take-up in West Northamptonshire (AVL, 2013)  

 

5.53 The following graphs reveal the take-up split across the size categories by sqft and number of 

units. Take-up across all locations in West Northamptonshire is limited, as the graphs (Figure 26 

& 27) present all recorded transactions (subject to earlier caveats) between July 2007 and July 

2013.  
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5.54 The office market nationally has suffered from the recession and witnessed significant downturn 

outside of the key established cities and office locations. It is recognised that economic recovery 

may thus increase the future take-up levels. 

5.55 The graph in Figure 27 represent all deals recorded in the last 6 years, thus although 

Northampton has recorded the greatest number of deals (42) this represents only 7 per annum. 

In South Northamptonshire the deals per annum have averaged 4, and in Daventry 2.6 per 

annum. Again the caveats to the data such as deals not being recorded and so on applies thus 

the data is indicative of the general tone and activity in the market. 

 

 

Figure 26: Total Take-Up of Offices in West Northamptonshire (AVL, 2013) 
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Figure 27: Total Take-Up of Offices in West Northamptonshire (AVL, 2013) 

 

5.56 In Northampton the greatest take-up in terms of number of units has been in the 1,000 – 5,001 

sqft category (66,110 sqft over 26 deals).  In all locations barring Brackley the take-up has been 

highest in this size category.  

5.57 Only Daventry and Northampton have registered transactions in the larger size categories. Three 

large deals occurring over the July 2007 – July 2013 period account for the majority of the take-

up in  Northampton (332,928 sqft): 

 The Lakes - Lakeside House, Bedford Road, Northampton, Northamptonshire, NN4 7HD. 

Investment sale sold for £17,700,000 April 2012 by Topland Property Holdings. 101,222 sqft. 

 Site and Entire building, Lodge Farm Industrial Estate, Sheaf Close, Northampton, 

Northamptonshire, NN5 7UL, sold in July 2012 for £750,000. 131,707 sqft 

 Nunn Mills Avon Cosmetics site, Nunn Mills Road for a 99,999 sqft unit – a deal undertaken in 

2009.  

5.58 Northampton attracts workers from the surrounding districts of South Northamptonshire, 

Daventry, Kettering, Wellingborough and beyond. In Northampton the key employers are the 

County and Borough Councils, Barclaycard and Nationwide, Avon Cosmetics, the University, 

College and St Andrews Hospital. The County Council is in the process of developing a new 
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headquarters in Northampton Town Centre and Nationwide have recently expressed interest in 

relocating from its current offices at Moulton Park into the town centre; thus showing signs of an 

improving market.    

5.59 The demand for office units in Northampton has been skewed by the large occupiers demanding 

distribution space/warehousing with offices, predominantly in out of town locations. We would 

also rationalise that the cheaper costs of development at out of town locations, and the mentioned 

sectors driving occupier demand have shaped the market for office accommodation in and 

around Northampton. Anecdotal evidence gathered from agents suggests that the office market 

in Northampton has been increasingly focussed out of town due to the lack of quality or new stock 

and lack of parking provision in the town centre. There are however as noted a number of units 

available in the pipeline in out of town locations reflecting the relatively modest take-up of larger 

units across all locations in Northampton, and a number of sites in the Northampton Waterside 

Enterprise Zone that could accommodate large high quality office developments 

5.60 There has been a growth in Transport and Distribution/Logistics sectors in and around 

Northampton but this has had little impact on the town centre office market as firms have 

predominantly taken space at out of town business parks in proximity to the road network (as 

discussed above), often with associated warehouse space (Property Market Review, 2006), this 

is backed up by the transactional data we have reviewed via Egi. This sectoral growth may thus 

present opportunities for office development of this nature in out of town locations. 

5.61 Town centre take-up has been predominantly for small units (sub 5,000 sqft) other than for the 

Avon Cosmetics site at Nunn Mills. No deals have been recorded in Northampton town centre for 

units of over 10,000 sqft since 2007 (Estates Gazette, 2013). We are unable to attribute the lack 

of large scale occupier demand in the town centre; it could be the recessionary environment or 

the general tone of the market in Northampton (as discussed above). This is not to imply a lack 

of demand in the town centre in the future; this information to outlines the present scenario within 

which the market is functioning.  

5.62 The Northampton Waterside Enterprise Zone is hoping to refocus some demand to the town 

centre, appealing to companies in the high performance technologies sectors (WNJCS, 2012). 

The move of the University of Northampton to the Enterprise Zone in the town centre is also likely 

to increase the demand for offices and provide synergies with high tech sectors. 

5.63 The growth in number of office jobs in West Northamptonshire has predominantly been focussed 

in Northampton, with over 2,000 office jobs accrued between 2001 – 2008, this growth was 
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however largely based upon the expansion of the public sector thus it is expected that the office 

market demand may be reduced in light of public sector spending cuts (WNCS, 2012). There is 

however the planned Project Angel, which is the proposed new County Council office building to 

be constructed on the land off of Angel Street in Northampton. Project Angel intends to relocate 

staff from 12 existing, older units into a new low carbon unit in the town Centre. It is estimated 

that the development will result in 2,000 employees being brought into the area; and provide 

opportunities to redevelop or refurbish the older stock for new employment or possibly other uses.  

5.64 Furthermore the other key employers noted in earlier studies have limited office requirements or 

are within sectors that are still witnessing short term decline such as banking and finance i.e. 

Barclaycard and Nationwide. 

5.65 In Daventry there is one transaction in the 20,000 sqft plus category, and one in the 40,000 sqft 

plus category. Both transactions were at Heartlands Business Park, NN11 8YH. 

5.66 Daventry has traditionally attracted the manufacturing and warehouse employment, however 

Daventry District Council is seeking a step change in its central area to support growth in office 

sector opportunities through the Masterplan and Daventry vision. A University Technical College 

has been established in Daventry, committed to careers in sustainable and related new 

technologies. (WNCS, 2012). As can be seen the take-up in Daventry has been very limited, with 

85,925 sqft transacted across 16 units over a 6 year period. This has predominantly been for 

smaller units (sub 5,001 sqft) however 2 deals took place for larger units accounting for the 

majority of the space transacted (66,333 sqft). 

5.67 Towcester and Brackley have witnessed very little take-up, with no units transacted in the 10,001 

sqft + categories. This reflects the smaller nature of these settlements. 

5.68 As per the statements made in the earlier supply section the sub 501 sqft category has seen very 

little activity, with only 896 sqft recorded as transacted across the whole of West 

Northamptonshire. 

5.69 We have included the take up per annum by location by sqft take-up. Some of the years 

registered no transactions. 2013 is only a half year so not fully representative. It can be seen that 

Northampton experienced a peak in sqft transacted in 2012 due to 2 large transactions registered 

at The Lakes and Lodge Farm. These were both sales, with no details available regarding 

leasers. The other areas have witnessed much less activity over the July 2007 – July 2013 period.  
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Figure 28: Comparison of Office Locations in West Northamptonshire (AVL, 2013)  

North Northamptonshire 

5.70 The following graph reveals the sqft take-up and number of units transacted in each location. 

 

 

Figure 29: Total Take-up of Offices in North Northamptonshire (AVL, 2013)  
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5.71 In North Northamptonshire Corby has transacted the most space (564,862 sqft) however has 

only recorded 15 transactions over the July 2007 – July 2013 period. Wellingborough and 

Kettering have however registered the greatest number of transactions (71 and 54 respectively). 

 

Figure 30: Total Take-up of Offices in North Northamptonshire (AVL, 2013)  

 

 

Figure 31: Total Take-up of Offices in North Northamptonshire (AVL, 2013) 
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5.72 The following graphs reveal the take-up by sqft and number of units split over the size categories.  

 

Figure 32: Total Take-up of Offices in North Northamptonshire (AVL, 2013)  

 

  

Figure 33: Total Take-up of Offices in North Northamptonshire (AVL, 2013) 
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5.73 It can be seen that Corby has the highest take-up (figures 29 and 30).  This is however 

misleading, as the data set we have records B1 and B2/B8 space together and does not provide 

a split.  We cannot separate the office/business units from the industrial units to understand the 

actual levels of office accommodation provided; however we can provide an indication of the total 

amount of floorspace that is classified as solely B1 and this equates to 61,056 sq ft and this 

comprises 11 separate units.  The balance of 503,806 sq ft is described as both B1 and B2/B8 

and comprises only 4 units.  If we assume that approximately 10% of this combined total is 

actually offices (i.e. 50,380 sq ft) then the total office take up could be estimated as 111,437 sq 

ft.  On this basis the office market in Corby is the second largest and falls between Kettering 

(largest) and Wellingborough. 

5.74 Kettering Borough has transacted a notable number of units (54 units), this has predominantly 

been in the smaller size categories (no deals in the 20,001 sqft plus categories) and the vast 

majority of the deals have been for small spaces of 1,000 – 5,001 sqft accounting for 74,972 sqft 

across 34 units. Within the wider Kettering Borough area there have also been 2 deals recorded 

in Rothwell revealing a negligible demand in this location. 

5.75 Wellingborough, the only key office location in the Borough of Wellingborough area has 

transacted the greatest number of units (71 units), these deals have predominantly been small 

scale in nature (sub 20,000 sqft). The available space is concentrated in the larger size categories 

across a small number of units, whereas the transacted properties over the preceding 7 year 

period have been only for units of sub 20,001 sqft. The main size category transacted in terms of 

the numbers of units has been the sub 500 sqft category with 34 deals recorded. 

5.76 Across the East Northamptonshire District area we noted very limited supply, however although 

the 2 key locations (Irthlingborough and Rushden) are localised with small scale demand, 

together they have transacted a greater number of units than Corby (30 units compared to 15). 

This may indicate some pressure on demand for smaller units in these East Northamptonshire 

locations. 

5.77 We have included the take up per annum by location for sqft take-up by the number of units 

transacted. Some of the years registered no transactions. The large peak in transactions in Corby 

in 2010/2011 is due the lease of the Willowbrook Centre, Curver Way, NN17 5XN a lease of a 

176,039 sqft unit in 2010 and the Oxford University Press, Saxon Way, NN18 9ES a 229,998 sqft 

space leased in 2011. 
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Figure 34: Comparison of Office Locations in North Northamptonshire (AVL, 2013 

Demand Analysis Summary 

5.78 The key aspects from examining the demand information are: 

 Across the County demand is focussed in the sub 5,000 sqft size categories which make up the 

majority of the office accommodation market activity 

 Far fewer units have been transacted across the County for the 5,000 sqft and over size 

categories.  

 Northampton is the key location for offices in West Northamptonshire  

 Kettering and Wellingborough have the most active markets in North Northamptonshire however 

the greatest levels of sqft transacted have been in Corby 

 Only Northampton, Daventry and Corby have registered deals in the 30,000 sqft and over size 

categories.  

Managed Workspace Provision 

5.79 To further understand the nature of office demand within Northamptonshire the performance of 

managed workspace centres in across the area has been considered.  We have approached the 

managers of the identified managed workspace centres to gather this information as it is not 

publicly available. These centres tend to be focused on Enterprise and Innovation.  
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5.80 We provide a map below indicating the approximate location of these centres. It is expected that 

there are further managed workspace centres (i.e. serviced offices) across the County which 

have not been included below. Analysis of the key provision (the spaces included in the map) is 

however thought to be indicative of the general tone of the market in this property sector. 

 

Figure 35 – Location of Managed Workspace Centres 

 

 

 

1  Corby Enterprise Centre 9  Wellingborough Innovation Centre19 

2  Rockingham Road 10  Bizspace K2 

3  Moulton Park 11  Caswell Science and Technology Park       

4  Chesham House Business Centre 12  iCon Environmental Innovation Centre 

5  Portfolio Centre 13  Nvision Technology Centre 

6  SATRA Innovation Park 14  KG 

7  Scott Bader Innovation Centre 15  Silverstone Innovation Centre 

                                                      
 
 
19 It should be noted that at the time of the study this centre was in the process of closing down. 
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8  The Business Exchange  

Table 13 – Location Key to Figure 33 

 

5.81 Managers were on the whole positive in regards to their occupancy levels, as well as level of 

interest displayed by prospective occupiers. In the time available it has only been possible to 

interview eleven of the managers identified to gain better knowledge and understanding of the 

business centres located in Northamptonshire. A number of business centres offer a mix of 

commercial space (office facilities, storage units, industrial spaces, and studio space), which 

attracts a range of industries to the centres. 

5.82 Six of the managed workspaces specialise and cater for a specific sector, which are often able 

to provide specific industries and businesses with bespoke support. These industry specific 

workspaces typically maintain higher occupancy levels than B1 centres which cater for several 

industries. If an industry specific centre reaches full occupancy, the managers mostly look to 

sustain this occupancy level, though may wish to expand in future should they realise demand is 

sufficient. Industry specific centres are evidently successful as another Innovation Centre is set 

to be constructed in the Northampton Waterside Enterprise Zone during 2013/14, specialising in 

social enterprise related industries and support. 

5.83 More specific comments are made below: 

North Northamptonshire 

 Nine of the fifteen business centres are located in North Northamptonshire 

 All centres in North Northamptonshire, but one, are situated in or on the edge of major towns.  

 Most occupiers are small/micro-businesses. 

 Start-up and micro businesses are predominantly attracted to the centres in North 

Northamptonshire due to flexible terms and smaller office space. 

 Businesses can be attracted to rural/edge of centre locations due to the scenery and surrounding 

environment, as well as some of the specific amenities provided, for example at the Scott Bader 

Innovation Centre. 

 Occupiers tend to seek units that are newly decorated, modern and well maintained. 

 Centres such as Corby Enterprise Centre, Chesham House and Scott Bader Innovation have 

current occupancy levels below 75%, this is because the larger units within those centres are 

currently vacant.  



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 
 

 
 88 

 

 
 

    

 
 

 Businesses are often attracted to centres due to inclusive packages, free parking, ‘easy-in, easy-

out’ terms, refurbishments and the setting of the centre. Some centres may be under constraint 

as they do not offer amenities such as meeting rooms, or wifi.  

 There are four business centres located on the edge of Kettering, although our consultation has 

revealed that there is still a demand for smaller sized office space in the area, these smaller units 

would accommodate between 4 and 6 people. 

 As we emerge from the recession, start-up businesses have increased demand for office spaces 

as they require well supported environments. There seems to be little demand for larger units at 

present; therefore Scott Bader Innovation Centre in particular is actively looking to divide vacant 

larger units into smaller offices.    

 It is indicative that smaller, growing businesses are attracted to centres with flexible occupational 

terms as they may expand rapidly. Evidently there is a high demand for small office space in the 

area, with larger offices often left unoccupied as there is little demand or they are too expensive 

to maintain for micro companies. Typically, centres have a minimum term length of six months, 

though this can be negotiated in some cases.  

 Accessibility is a key requirement for businesses as they wish to be well connected to major 

transport links such as the A1.  

West Northamptonshire 

 Six business and innovation centres are located in West Northamptonshire.  

 The centres typically supply short contracts due to a requirement of flexible terms for micro 

businesses. Despite this, companies usually stay with centres for longer periods of time. 

 Centres such as Caswell Science & Technology Park, which is situated in a rural location, have 

few spaces available, and offer spaces for between 2-80 people. There is a high demand of small 

offices for between four and ten people.  

 Occupiers require good transport links to major cities such as London or Birmingham. Centres 

located in West Northamptonshire have good links to the M1which is appealing. 

 Centres such as Silverstone Innovation and iCon aim to attract specific business types i.e. 

Silverstone is automotive centred and iCon sustainable construction technologies, both of which 

support the high performance technology sector in the county. 

 Businesses are attracted to inclusive packages and centre facilities.  

 West Northamptonshire occupancy levels are generally higher than those of North 

Northamptonshire, with all occupancy levels at the centres consulted above 85%. 

 Three centres have waiting lists for smaller office sizes (KG, K2 and iCon). 
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 Half of the centres are located on the Edge of Northampton, but within key business locations, 

for example Moulton Park, with the other half being in more rural locations.  

 Businesses are attracted to specific technology centres, and also the eco design of centres such 

as iCon Environmental Innovation Centre as companies wish to promote their sustainability and 

use green technologies.  

 Inclusive packages are often required for businesses to locate at centres.  

 In our research, it was evident that the business centres located in West Northamptonshire were 

particularly difficult to contact or research online, which is something that could be improved 

upon.  

 Larger business centres tend to receive more enquiries. 

Comparative Analysis 

5.84 In this section we outline some of the different market positions in terms of registered activity and 

accommodation availability for key locations in proximity to Northampton. Similar to earlier 

sections of the report we consider availability and take-up on both sqft and number of units’ 

bases. We have focussed on the office market in Northampton, as the key office location in the 

County, and undertaken a comparison with neighbouring towns and cities. 

5.85 The first graph displays the relative levels of availability in comparator locations by sqft and 

number of units. We have compared the office market in Northampton with Coventry, Leicester, 

Milton Keynes, Peterborough, and Luton. The reasons for comparing these towns with 

Northampton are set out in Section 4 of this report. 
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Figure 36: Total Office Availability in Comparative Locations (AVL, 2013)  

 

5.86 It can be easily seen in Figures 36, 37 and 38 that Northampton has much less availability than 

neighbouring cities in terms of both square feet and number of units. The lack of availability 

suggest that there is a limited stock and choice for potential occupiers looking to take space and 

all of the competing locations have more choice, in particularly Milton Keynes which is the closest 

location to Northampton.  

 

Figure 37: Total Office Availability in Comparative Locations (AVL, 2013) 
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Figure 38: Total Office Availability in Comparative Locations (AVL, 2013) 

 

5.87 Next we consider the supply of units across the size categories, Northampton has less available 

space (in sqft) across all the size categories 

 

Figure 39: Total Office Availability in Comparative Locations (AVL, 2013) 
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5.88 The take-up rates in these locations are revealing of the levels of activity. The following graph 

reveals the take-up in these locations by sqft and number of units. 

 

Figure 40: Total Office Take-up in Comparative Locations (AVL, 2013) 

 

5.89 As can be seen Northampton has registered far fewer deals than neighbouring locations. Milton 

Keynes is the key office location out of those considered. Interestingly Milton Keynes and 
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Figure 41: Total Office Take-up in Comparative Locations (AVL, 2013) 

 

 

Figure 42: Total Office Take-up in Comparative Locations (AVL, 2013) 
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5.91 The following graphs consider take-up by size category for sqft in the comparator locations.  

 

Figure 43: Total Office Take-up in Comparative Locations (AVL, 2013) 

 

5.92 It is clear from the above that Milton Keynes is a key location, particularly for those seeking larger 

office accommodations. 
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office occupiers such as Barclaycard and Nationwide. Unlike Peterborough the town has not 

developed as an area for business relocation out of London, whereas Peterborough witnessed a 

large number of office tenant relocations from the late 1980’s. 

5.94 The graph below (Figure 44) reveals the available space (supply) in the key locations contrasted 
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Figure 44: Total Office Availability & Take-up in Comparative Locations (AVL, 2013) 
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potential for renewal on industrial sites in and around Daventry, such as at the Marches. There 

are also a large number of industrial sites in the West such as Daventry International Rail Freight 

Terminal (DIRFT) and Brackmills Industrial Estate. 

5.98 In North Northamptonshire the CSS seeks to focus proposed job growth in the distribution sectors 

over those created in the general industrial sectors (9440 to 2960 jobs respectively over the 

NNCS plan period).  General industrial (B2) growth is anticipated in the Borough of Corby and 

Kettering, whereas the greatest distribution (B8) growth is expected in Borough areas of 

Wellingborough and Corby. 

B2/B8 Supply Northamptonshire  

 

Overview Northamptonshire 

5.99 We have firstly reviewed the overall supply of industrial units across Northamptonshire; this 

review is focused on B2 and B8 uses. This is useful to understand the overall quantum of space 

provided and number of units available across the County. By reviewing advertised properties 

via Estates Gazette we have established that in total there is 12,209,805 sqft available across 

338 units.  

 

Figure 45: Total B2/B8 Availability in Northamptonshire (AVL, 2013)  
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5.100 Figure 45 indicates the nature of supply (availability) of industrial accommodation across 

Northamptonshire.  As can be seen the size category with by far the largest number of units 

available is the 5,001 – 10,000 sqft category (90 units). Overall the greatest availability is for the 

categories between 2,501 and 50,001 sqft. In terms of larger accommodation for the warehouse 

and distribution sector there are 27 units with over 100,000 sqft available. 

5.101 The data gathered unfortunately isn’t divided by use type, and therefore it is not possible to 

distinguish by the planning use class. However, the size of the units can indicate prospective end 

use and it is reasonable to assume that the majority of supply over 100,000 sqft will be used for 

warehousing and distribution.  

West Northamptonshire 

5.102 In Figure 46 we show the supply of accommodation in the key locations across West 

Northamptonshire. The key location with industrial availability in West Northamptonshire is 

Northampton with 68 units available equating to 3,313,882 sqft.   

 
 

Figure 46: Total B2/B8 Availability in West Northamptonshire (AVL, 2013)  
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Figure 47: Total B2/B8 Availability in West Northamptonshire (AVL, 2013) 

 

 
 

Figure 48: Total B2/B8 Availability in West Northamptonshire (AVL, 2013) 
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West Northamptonshire: Industrial Sub 100,000 sqft 

 

Figure 50: Total B2/8 Availability in West Northamptonshire (AVL, 2013)  

 

5.105 The majority of units available in Northampton are in the 5,001 – 50,000 sqft categories (45 units 

– see figure 51 below). There is limited availability in the sub 5,000 and 50,000 sqft plus 

categories. In Northampton the supply is dispersed, however there is notable availability at; 

Aspect Industrial Park, Bants Lane, Northampton, NN5 6RZ; Brackmills Industrial Estate, 

Weddell Way, Northampton, NN4 7HS and Osyth Park, Osyth Close, Northampton, NN4 7DY.   

5.106 In Towcester a number of units are available however these are predominantly in the smaller size 

categories 2,501 sqft – 10,000 sqft (24 of 28 units), revealing the more localised nature of this 

market. In Towcester 185,923 sqft is available; the vast majority (24 out of 28 units) is 

concentrated at the Jordan Tech Park20 and Egerton Close. In Brackley the available space is 

more dispersed across different locations and the size categories.  

5.107 Daventry has 30 units available in the sub 50,000 sqft categories, with a concentration in the 

1,000 – 5,001 sqft category. As can be seen the floorspace available is not revealing of the 

                                                      
 
 
20 Jordan Tech Park accounts for the vast majority of the deals in Towcester. The tech park is however not part of the County but 
a key part of the catchment for the Silverstone/South Northants area.  
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number of units available as in Daventry, in the larger size categories only a small number of 

units are available.  

 

Figure 51: Total B2/B8 Availability in West Northamptonshire (AVL, 2013) 

West Northamptonshire: Warehousing over 100,000 sqft 

5.108 There are ten 100,000 sqft+ (B8) units available in Northampton (Figure 50 and 51 above). This 

is by far the greatest availability in the 100,000 sqft plus size categories in West 

Northamptonshire. Northampton has infrastructure advantages in terms of the transport network 

(M1) which make it an attractive location for Warehousing and Distribution (B8) use types.21  

5.109 The two largest units are available on a design and build basis and are yet to be developed. 

These are located at J15M1 Grange Park, South Northamptonshire District, NN4 5BA (359,997 

sqft), and Storm 18, Eldon Close, Daventry District, NN6 7UD (455,996 sqft). 

5.110 Daventry is the only location in West Northamptonshire with availability at over 500,001 sqft. This 

comprises Phase III at Prologis Apex Park which is due to provide 714,994 sqft of B8 space on 

a design and build basis. Daventry has two units available in the 100,000 sqft – 500,000 sqft size 

                                                      
 
 
21 Proposed modifications to the WNJCS to allocate additional strategic employment floorspace will 
impact on the supply and demand issues for the area. This will need to be monitored to ensure take up 
in other areas is not negatively affected. 
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categories. These other two large units are available at Parsons Road and Royal Oak Way, both 

second hand units.   

5.111 A further 714,000 sqm (176 acres) of rail served storage and distribution space is proposed at 

DIRFT (III), to the northwest of the current development. The proposal also included a large area 

70 ha (170 acres) of green space, named Lilbourne Meadows. It is expected that the project will 

be delivered over the next 15 years, and will provide up to 9,000 new jobs. The development is 

a joint venture between ProLogis and Rugby Radio Station Limited Partnership (RRSLP) (BT and 

Aviva). A related development is the Sustainable Urban Extension (SUE) built to the west of 

DIRFT as a suburb of Rugby - with over 6,000 homes planned and areas to create up to 2,800 

jobs (DIRFT Summary of proposals/Planning for the Future, RSLP and Prologis – May 2012). 

The DIRFT III proposals have recently been accepted for examination by the Planning 

Inspectorate (March, 2013) and a decision is expected in 2014. 

5.112 In Brackley there is one large unit (199,998 sqft) at Network 401, Northampton Road, NN13 7TY 

offering build to suit employment floorspace with planning permission in place for production, 

warehouse, R&D and HQ facilities. 

North Northamptonshire 

 

Figure 52: Total B2/B8 Availability in North Northamptonshire (AVL, 2013)  
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5.113 The greatest amount (in sqft) of the available industrial accommodation within Northamptonshire 

is located within Corby at 3,955,838 sqft across 87 units. Kettering and Wellingborough then 

follow as the locations with the greatest levels of space available with relatively limited availability 

in all the other locations.  

5.114 The following pie charts reveal the availability levels in each location by sqft and number of units.  

 

Figure 53: Total B2/B8 Availability in North Northamptonshire (AVL, 2013) 
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Figure 54: Total B2/B8 Availability in North Northamptonshire (AVL, 2013) 

 

5.115 It is clear that Corby has the greatest amount of sqft available across the greatest number of 

units. 
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Figure 55: Total B2/B8 Availability in North Northamptonshire (AVL, 2013)  

0

100,000

200,000

300,000

400,000

500,000

600,000

700,000

800,000

T
o

ta
l 
S

q
ft

Available Industrial Space: North Northamptonshire (Sqft)

0 - 1,000 sqft

1,001 - 2,500 sqft

2,501 - 5,000 sqft

5,001 - 10,000 sqft

10,001 - 20,000 sqft

20,001 - 50,000 sqft

50,001 - 100,000 sqft

100,001 - 250,000 sqft

250,001 - 500,000 sqft

500,001 + sqft
NB: In Corby in the 
500,001 + sqft 
category there is 
2,410,723 sqft 
available 



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 
 

 
 104 

 

 
 

    

 
 

 

 
 
 
 
 
 
 

 

 

 

 

 

 

5.116 As can be seen Kettering and Corby have the greatest availability across the sub 100,000 sqft 

size categories (Figures 55 and 56). In fact Corby has the greatest availability in terms of the 

number of units and the sqft available in the sub 1,000 – 50,000 sqft size categories – with 

greatest availability in the 5,001 – 10,000 sqft (33 units) and 10,000 – 20,000 sqft(18 units)  size 

categories.  
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5.117 In Corby the units tend to be concentrated at: Marconi Courtyard, Brunel Road, Corby, NN17 

4LT; Alpha Court, Phoenix Parkway, Corby, NN17 5DP; Tyson & Cronin Courtyard, Cronin Road, 

Corby, NN18 8AQ. In Kettering the availability is more dispersed, as is the availability in 

Wellingborough apart from a number of units being advertised at Fleming Close, NN8 6LF. 

North Northamptonshire: Warehousing over 100,000 sqft 

5.118 Only Corby has availability in the 500,001 sqft size category (See figure 55 and 56 above). The 

space in Corby available in the 500,001 plus sqft category totals 2,410,723 sqft available across 

3 units. The largest unit (1,001,872 sqft) is available at Prologis Park, Cockerell Road, NN17 5DU 

available on a design and build basis, there is 880,747 sqft of new build space at Cor CIRFT, 

Geddington Road, Corby, NN17 5DU and 528,104 sqft of new build space available at 

Crackerjack, Mitchell Road, N17 5AF. 

5.119 In terms of the number of units, Corby has 5 units available in the 100,000 sqft plus size 

categories, Kettering have 4, and Rushden 1. 

5.120 The unit at Rushden is at the Belkin Building, Shipton Way, NN10 6GL. This is a second hand 

high bay warehouse of 109,617 sqft.  

 

Figure 56: Total B2/B8 Availability in North Northamptonshire (AVL, 2013)  
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5.121 In Kettering there is 1 new build unit at Prologis Park (122,999 sqft) and 2 design and build units 

at Prologis Park (124,999 sqft and 331,232 sqft). There are also various opportunities available 

at Northampton Road, NN14 1EG on a design and build basis with 399,997 sqft available.  

5.122 Known planning consents for large units also exist at Appleby Lodge, Wellingborough which will 

provide over 2,000,000 sq ft of employment space focussed on B8. 

5.123 There are design and build and new build opportunities at Raunds; Warth Park and Warth Park 

Way, NN9 6EG. (149,999 sqft and 199,999 sqft respectively). At Warth Park Phase II has recently 

been granted planning permission across the 80 acres greenfield site– it is expected that 70 

acres will be for industrial uses, across 3 plots with buildings from 150,000 – 350,000 sqft. The 

remaining 10 acres are proposed for leisure, hotel and smaller scale industrial units. 

Supply – New/Refurbished and Second-hand 

5.124 The data collected by Estates Gazette has 4 categories to denote the respective quality of the 

accommodation, ‘new’, ‘new refurbished’, ‘second-hand’ and ‘design and build’.  It is difficult to 

comment further on the actual quality or age of the accommodation, without considering each 

entry in the database separately and specifically. Design and build obviously represents 

proposed/allocated space which is yet to be constructed.  

5.125 We have summarised the data on new, refurbished and second hand properties rather than 

attempt to understand the quality of each unit individually. We expect this is useful as an 

indication of the split between newer and older units. 



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 
 

 
 107 

 

 
 

    

 
 

 

  
Figure 57: Availability of B2/B8 Floorspace by Quality in Northamptonshire  

(AVL, 2013) 

 
5.126 Northampton, Corby, Kettering and Daventry have a large amount of design and build space 

available. According to the Estates Gazette database search it appears that the supply of the 

design and build availability at Corby is located at Cockerell Road, Corby, NN17 5DU. As noted 

earlier in the Study, we have utilised the Estates Gazette Property Database in our analysis – all 

units/opportunities may not be advertised via this search – it is however the most comprehensive 

source of property data available. In respect of Corby we are aware that other design and build 
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opportunities that are not listed on estates gazette exist at the Southern Gateway, Eismann Way, 

Willowbrook Road and Steel Road. 

5.127 Corby has a very large amount of new build space available – far exceeding all the other 

locations, this is predominantly at Alpha Court, Phoenix Parkway, Corby, NN17 5DP and Phoenix 

Park Way, Corby, NN17 5DT. Northampton also has a fairly high amount of new build space at 

Aspect NN5 Industrial Park, Bants Lane, Northampton, NN5 6RZ and Brackmills Point, Liliput 

Road, Northampton, NN4 7DT. The design and build availability in Northampton is across 4 sites. 

5.128 The other locations outside of Corby and Northampton have fairly limited new/new refurnished 

stock. This in part can be accounted for by the respective market sizes in these locations.   

Supply Analysis Summary  

 
5.129 From the information gathered the following key points can be made: 

 Availability is concentrated across the smaller units i.e. 50,000 sqft and below 

 There is limited availability in the sub 1,000 sqft category 

 Wellingborough, Kettering and Corby are the locations with greatest availability which 

predominantly only small units available in the other locations (barring one large unit in Rushden) 

 Corby is the key industrial location, with the greatest stock of new build/new refurbished 

properties and availability across the size categories  

 There are a number of planning consents for large B8 units in North Northamptonshire in recent 

years which have contributed to improving supply.   
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B2/B8 Demand (Take-up)  

 

Overview Northamptonshire 

5.130 We have first reviewed the overall floorspace take-up from July 2007 – July 2013 across all size 

categories and then by location.  

 

Figure 58: Total B2/B8 Take-Up Northamptonshire (AVL, 2013) 

 

5.131 The total sqft of space transacted over this period was 21,978,847 sqft across 666 units. The 

industrial sector is thus much larger than the office sector in Northamptonshire, with only 272 

office units transacted in the same period. 

5.132 The greatest number of transactions has been recorded in the 1,001 – 2,500 sqft categories, 

followed by the 2,501-5,000 sqft category and then 5,001-10,000 sqft –which aligns more with 

general industrial (use type B2). A smaller number of larger units have been transacted.  From 

Figure 58 it can be seen that whilst fewer transactions take place in the larger categories the 

floorspace these account for is much larger. This could lead to an inference that the warehouse 
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and distribution sector is more active than it actually is. The B2 market is actually where the 

greatest level of activity is.  

West Northamptonshire 

 

Figure 59: Total B2/B8 Take-Up in West Northamptonshire 2007-2013 (AVL, 2013) 

 

5.133 In West Northamptonshire it can be seen that the greatest overall take-up of industrial units has 

been in Daventry and Northampton. The sqft transacted in Northampton is marginally higher at 

3,779,805 sqft whilst this figure is 3,212,245 sqft in Daventry.  The high level of activity in the 

Daventry area is primarily due to the role that DRIFT plays as a major distribution hub.  

5.134 We have included the take up per annum by location in terms of sqft take-up (lease and sales). 

Some of the years registered no transactions. 2013 is only a half year so not fully representative 

of the annual take-up. 

5.135 It can be seen that Northampton experienced a peak in sqft transacted in 2011, and Daventry a 

peak in 2010. The other areas have witnessed much less activity over the July 2007 – July 2013 

period.  
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Figure 60: Annual B2/B8 Take-up Comparison in  West Northamptonshire (AVL, 
2013) 

 

5.136 The below pie charts reveal the overall market share for each location within West 

Northamptonshire by sqft and number of units.  

 

Figure 61: Total B2/B8 Take-Up in West Northamptonshire (AVL, 2013) 
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Figure 62: Total B2/B8 Take-Up in West Northamptonshire (AVL, 2013) 

 
5.137 As can be seen Northampton and Daventry are the key locations within West Northamptonshire 

in terms of industrial activity. 
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5.138 As can be seen in Figure 63 above, Daventry and Northampton have clearly transacted the 

greatest amount of space in the sub 100,000 sqft size categories. The sqft transacted has been 

much smaller across the categories in Towcester and Brackley. In Towcester the take-up has 

been concentrated at Lucas Bridge Business Park – with only 2 deals recorded at Silverstone. In 

Daventry Alvis Way/Royal Oak Industrial Estate and Drayton Park have witnessed the greatest 

number of transactions. 

5.139 The take-up graph in terms of the number of units transacted is however more revealing.  As can 

be seen the sub- 20,000 sqft category has the greatest take-up in all West Northamptonshire 

locations in terms of the number of units transacted. Daventry has the greatest take-up in the 

1,001 – 2,500 sqft category. In Brackley and Northampton the 2,501-5,000 sqft category 

witnessed the most transactions. 

 

Figure 64: Total B2/B8 Take-Up in West Northamptonshire (AVL, 2013) 

West Northamptonshire: Warehousing over 100,000 sqft 

5.140 Reviewing Figures 63 and 64 above it is clear that the warehousing units are concentrated at 

Northampton and Daventry with only 1 unit of over 100,000 sqft transacted in Towcester at Tove 

Valley Business Park, NN12 6PF which is provides mixed use space (B1-B8) across 117,610 
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5.141 In Daventry the majority of 100,000 sqft plus transactions have been at the Royal Oak Industrial 

Estate (3 deals totalling 1,551,722 sqft). Other large deals have taken place at the Prologis Apex 

Park (2 deals totalling 374,713 sqft). One deal has been listed at DIRFT for 126,288 of mixed B1-

B8 space.  

5.142 In Northampton 8 deals (2,661,793 sqft) in the 100,000 sqft category have taken place. Six of 

these have been at Brackmills Industrial Estate.  

North Northamptonshire 

 

Figure 65: Total B2/B8 Take-Up in North Northamptonshire (AVL, 2013) 

 

5.143 As revealed by Figure 65 Wellingborough recorded the highest number of deals over 2007 – 

2013 (156 units) with Corby reporting86 transactions and Kettering 55 transactions.  The growth 

towns of Wellingborough, Corby and Kettering thus have the most buoyant markets in terms of 

transacted properties. Rushden has a smaller market share, and Irthlingborough – although as 

can be inferred by the large number of deals over a limited sqft traded these locations 

predominantly have witnessed take-up in the smaller size categories. 

5.144 We have included the take up per annum by location in terms of sqft take-up (lease and sales). 

Some of the years registered no transactions. 2013 is only a half year so not fully representative 

of the annual take-up. 
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Figure 66: Comparison of B2/B8 Take-up in North Northamptonshire (AVL, 2013)  

5.145 It can be seen that Corby consistently transacts the greatest amount of space (due to the large 

unit sizes).  Wellingborough has witnessed declining sqft take-up year-on-year from 2010, whilst 

Kettering has experienced peaks and troughs. It must be noted that sqft take-up may be skewed 

by a single large transaction. 

5.146 The below pie charts reveal the overall market share for each location within North 

Northamptonshire by sqft and number of units.  
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Figure 67: Total B2/B8 Take-Up in North Northamptonshire (AVL, 2013) 

 

Figure 68: Total B2/B8 Take-Up in North Northamptonshire (AVL, 2013) 
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North Northamptonshire: Industrial Sub 100,000 sqft 

5.148 Corby, Wellingborough and Kettering are the obvious industrial locations exhibiting the highest 

levels of take-up in the sub-100,000 sqft size categories. 

 

Figure 69: Total B2/B8 Take-Up in North Northamptonshire (AVL, 2013) 

 

5.149 Wellingborough experienced the greatest number of deals overall in the sub 100,000 sqft 

categories, achieving 148 transactions over the July 2007 – July 2013 period, compared to 72 in 
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Figure 70: Total B2/B8 Take-Up in North Northamptonshire (AVL, 2013) 

 

5.150 Irthlingborough experienced the greatest number of deals within the 1,001 – 2,500 sqft size 

category (45 deals). The majority of space traded was at Leyland Estate, accounting for the vast 

majority of deals undertaken. 

5.151 In Wellingborough, Corby, and Kettering the take-up has been across a number of estates. In 

Rushden greatest activity has been logged at Sanders Lodge Industrial Estate and Higham 
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which were the investment sale of Magnetic Park Business Park in 2008 and 2011. 

North Northamptonshire: Warehousing over 100,000 sqft 

5.152 Similarly the 100,000 sqft and over categories warehousing accommodation has experienced 

greatest take-up in the established towns of Corby, Kettering, Wellingborough, although 

Desborough, Irthlingborough and Rushden have witnessed activity in these size categories 
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thus these figures are indicative rather than statistically significant. 
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5.153 In the 100,001 sqft - 500,000 sqft plus categories Corby has transacted 3,239,972 sqft, across 

14 units, Kettering 2,957,774sqft across 10 units, Wellingborough 1,520,145 sqft across 7 units. 

Desborough, Irthlingborough, and Burton Latimer and Rushden only had one or 2 deals each 

over the mentioned period with combined transactions less than those registered in 

Wellingborough alone. The established locations thus have greatest appeal for B8 occupiers. 

Demand Analysis Summary  

5.154 The following key points can be made regarding the take-up across Northamptonshire: 

 The majority of the activity across the County is concentrated in the sub 50,000 sqft categories 

(General Industrial – B2) 

 Northampton and Daventry are the key locations in West Northamptonshire 

 Corby, Kettering, Wellingborough are the key locations in North Northamptonshire – with a 

notable (albeit smaller) level of activity in Rushden and Irthlingborough 

 It is the key locations noted that have availability in the 100,000 sqft plus categories. 

Comparative Analysis 

5.155 The comparative analysis gives a brief overview of key neighbouring locations. Similar to the 

earlier comparisons made for the office market the same locations and approach has been 

adopted.   We have however also included Daventry, Corby and Wellingborough to understand 

the activity across these key locations within Northamptonshire when compared with the wider 

area. 

5.156 The first graph displays the relative levels of availability in comparator locations by sqft and 

number of units. We have compared the industrial market in Northampton, Daventry, 

Wellingborough and Corby, with Coventry, Leicester, Milton Keynes, Peterborough, and Luton.  
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Figure 71: Total Take up of B2/B8 in Comparative Locations (AVL, 2013)  

 

5.157 Availability of floorspace in Northampton and Corby in terms of square feet are above the levels 

of available in Leicester and Luton. Northampton and Corby however have fewer units available 

than other key locations such as Milton Keynes or Coventry, suggesting that the available space 

is dominated by larger units. 

5.158 The pie charts below reveal availability in terms of market share between the locations by sqft 

and number of units. DIRFT III at Daventry will obviously add to the overall floorspace available 

in Daventry once permissions have been gained. 

 

Figure 72: Total B2/B8 Availability in Comparative Locations (AVL, 2013)  
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Figure 73: Total B2/B8 Availability in Comparative Locations (AVL, 2013)  

 
5.159 Northampton actually has a number of large units available (100,000 sqft and over) which 
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Figure 74: Total B2/B8 Availability in Comparative Locations (AVL, 2013)  

 
5.161 In terms of demand the overall quantum of take-up by location by sqft and number of units is 

below. 

 

Figure 75: Total take-up Comparative Locations (AVL, 2013)  
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5.162 The Northamptonshire locations are only comparable to Luton in terms of take-up over the July 

2007 – July 2013 period. Coventry, Leicester, Milton Keynes and Peterborough have registered 

a far higher number of deals than industrial locations within Northamptonshire.  However, as 

mentioned above collectively the towns within Northamptonshire are preforming as well as Milton 

Keynes and Leicester,  

5.163 The pie charts reveal the take-up and thus respective market shares of each location over the 

2007- 2013 period.  

 

Figure 76: Total Sqft take-up comparative locations (AVL, 2013)  

 

 

Figure 77: Total Take-up by No’ of Units Comparative Locations (AVL, 2013)  
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Figure 78: Take-up by Size Category (AVL, 2013)  
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Figure 79: Total take-up (2007-2013) and availability  (AVL, 2013)  

 

Value Analysis 
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CIL Charge. As with many locations across the country (apart from London, parts of the South 

East and some of the bigger regional cities) the Draft/Preliminary CIL charge suggested for both 

office and industrial uses is £0 per sqft – thus reflecting the marginal viability associated with 

these uses in the current economic climate.  

Office Rents and Values 

5.169 The table below summarises the average rents and values (approximate) across the analysed 

office locations. A review of advertised properties, as well as transacted values has been 

undertaken with an overview/approximate of the rent/value included below based upon our 

analysis.  

5.170 The table does not account for differentials that exist between different size categories or 

specifics such as location and access. Smaller offices are likely to be more expensive than the 

average as are well located office units. Each rent and value is thus indicative, and useful to 

outline differences between locations rather than attributable to any particular site or unit which 

will be subject to its own unique internal and external characteristics. For example it is worth 

noting that there is evidence that in Northampton there is a premium on sites that are out of town; 

with the town centre cheaper (WNELS (2010)). 

Offices Rents CIL Values 

West  
Northamptonshire 

Average 
Rents (£ psf) 

Range  (£ psf) Rent  (£ psf) Yield 

 

Northampton 

 

11.00 

 

9.50-14.50 17.50 6.75% 

 

Brackley 

 

10.00 

 

7.40-12.20 - - 

 

Towcester 

 

9.00 

 

6.00-10.80 
- 

 
- 

 

Daventry 

 

10.00 

 

7.00-15.00 - - 

North 
Northamptonshire 

Average 
Rents (£ psf) 

Range (£ psf) Rent (£psf) Yield 

Wellingborough 10.00 5.50-12.50 7.50 8% 
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Irthlingborough 

 

9.00 

 

7.50-11.00 8.00 8% 

 

Rushden 

 

7.00 

 

6.00-9.00 8.00 8% 

 

Corby 

 

5.00 3.50-7.00 7.50 8% 

 

Kettering 

 

10.00 6.00-15.00 8.00 8% 

Table 14: Offices Rents and Yields (EGi) 

 

Industrial Rents and Values  

5.171 As with the information on the office sector the table below summarises the average rents and 

values (approximate) across the analysed industrial locations.  

Industrial  Rents CIL Values 

West  
Northamptonshire 

Average 
Rents (£ psf) 

Range  (£ psf) Rent  (£ psf) Yield 

 

Northampton 

 

3.00 
1.50-5.00 5.25  7% 

 

Brackley 

 

5.00 

 

3.00-6.00 - - 

 

Towcester 

 

6.00 

 

4.00-10.00 
- 

 
- 

 

Daventry 

 

4.00 

 

3.00-4.00 

 
- - 

North 
Northamptonshire 

Average 
Rents (£ psf) 

Range (£ psf) Rent (£psf) Yield 

 

Wellingborough 

 

4.00 

 

2.50-5.00 4.50 9% 
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Irthlingborough 

 

2.00 

 

2.00-6.00 4.25 9% 

 

Rushden 

 

4.00 

 

3.00-5.00 4.25 9% 

 

Corby 

 

4.00 3.00-9.00 4.50 9% 

 

Kettering 

 

4.00 3.00-6.00 5.00 9% 

Table 15: Industrial Rents and Yields (EGi) 

Land Values – Offices   

5.172 In terms of land values for the office sector, the BNP Paribas CIL studies for the various 

authorities within North Northamptonshire assume benchmark land value for commercial office 

across all of the areas at circa £444,000 per acre. GVA’s West Northamptonshire CIL Economic 

Viability Assessment study assumes higher land values for town centre locations (taking into 

account the value of existing uses in town centres) with a value of £4m per acre for Northampton 

Town Centre and £3m per acre for Daventry Town Centre.  For all other urban areas a land value 

of £219,000 per acre has been assumed and for rural areas a value of £101,000 per acre.  

5.173 The GVA study does not differentiate between office and industrial land values and therefore has 

assumed the same values for all locations across West Northamptonshire.  However, industrial 

values generally tend to be lower and the value attributed to urban land is more appropriate i.e. 

£219,000 per acre.  

5.174 With regards to the North Northamptonshire, BNP Paribas have assumed industrial land values 

are as follows: 

 Wellingborough & Corby: £283,000 per acre 

 Kettering: £247,000 per acre 

 East Northamptonshire: £225,000 per acre 
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Summary  

5.175 The value analysis shows that on average rents across the County for offices and industrial tend 

to be on the low side with relatively weak yields.  Northampton appears to be have the strongest 

rents and yields, this is to be expected given the town is the main commercial centre for the 

County and also the biggest town.  

5.176 There is quite a variance in terms of rents being achieved in each town, this is partly due to the 

fact that the analysis of rents doesn’t differentiate between primary and secondary stock or the 

size of the units and it is likely that there may be a number of smaller units which tend to have 

higher rents. However, the rents and yields adopted within the CIL studies reflect new build 

schemes and the level of rent that could be secured as part of a new development. The rents 

tend to be higher for the new builds than for the existing stock.  

5.177 The low rents and weak yields are reflective of the market downturn and therefore are not 

conducive to stimulating development due to viability issues.  It is important to note that all of the 

CIL studies (for the various local authorities) undertaken across the County have reached the 

same conclusion in respect of office and industrial schemes; namely that are either unviable or 

marginal at best with the recommendation that no CIL charge should apply to these uses.  

5.178 Land values across the County are within the ranges expected for industrial and commercial land 

apart from the values associated with land in Northampton Town Centre and Daventry Town 

Centre. These appear to be on the high side and will no doubt impact on development viability.  

These land values reflect that there are existing uses on sites within the town centre and hence 

landowners will have aspirations of value and if they are at the levels suggested the ability to 

bring viable schemes forward will be difficult until the market improves (i.e. rents and yields) to 

make schemes viable or alternatively there will be a need for some form of public sector 

intervention/funding to kick-start development, such as the Northampton Waterside Enterprise 

Zone, and various development opportunities assembled by organisations such as WNDC in 

parallel.  

Property Development Finance  

5.179 Funding and viability of property development is currently a major constraint on the development 

pipeline.  Funding is only one aspect of delivery which developers must manage (others include 

land availability, planning etc) but since the credit crunch in 2008 the property market has faced 

unique challenges. 
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5.180 The credit crunch has resulted in a vicious circle for property.  Since the credit crunch banks have 

been over exposed to property and have been required to recapitalise their balance sheets.  

Lending particularly on sub-prime assets is a partial explanation for the financial crises.  This has 

resulted in a reduced appetite for property lending and the lending that has taken place has been 

on less favourable terms. Furthermore, the credit crunch and ensuing recession and austerity 

measures have reduced occupier demand across all sectors resulting in reducing viability (further 

impacting the banks’ ability to lend). In addition the Eurozone crisis and in- out- referendum 

(which is still ongoing) is impacting on business confidence, with several high profile businesses 

stating that withdrawal from the EU would cause them to reconsider their business presence in 

the UK. Finally, the general rising costs of households and falling real incomes is creating a 

‘squeezing’ effect which is reducing the amount of spend and the confidence of general 

consumers of business products and services.  

Money into Property 

5.181 Research by DTZ (Money Into Property, 2013) has charted the impact of the credit crunch on 

bank lending in the UK.  Figure 80 below shows the build-up of debt and the gradual de-

leveraging since 2008.  It is clear from the below that there is still some way to go to get back to 

pre-credit crunch levels.    

5.182 DTZ note that, ‘the continued reduction in debt held commercial property reflects on-going 

deleveraging as the UK market adjusts to a tighter credit environment. This deleveraging has put 

pressure on capital values, especially in secondary markets, and this in turn is contributing to the 

reduction in invested stock as measured in our bottom-up approach’. 

5.183 This encapsulates the current banking market for commercial property.  There is still a huge 

volume of ‘bad debt’ in the form of property loans which are being ‘worked out’ and ‘unwound’ 

over time.   
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5.184 Against this context some banks are returning to the market for new high quality loans of modest 

LTV (loan-to-value) rations and against prime developments.  The banks are much more cautious 

towards secondary property. As a consequence we are seeing a rise in non-bank lending from 

insurance companies and syndicated funds albeit again mainly for prime opportunities.  Also as 

a consequence there is a requirement for developers to contribute greater amounts of equity 

which is often a constraint. 

5.185 The graph below, again from DTZ Research shows the situation with willingness to lend and it 

can be seen clearly at the right hand side of the chart that lenders are perhaps most reluctant to 

lend on speculative property development. 

                                                      
 
 
22 Invested stock is commercial real estate held by investors. As a consequence the invested stock should:- 

a) Rise as owner occupiers sell property to investors 
b) Rise as new developments are unveiled and added to the invested stock 
c) Rise with the general rise in capital values 
d) Be negatively impacted by depreciation and retirement of stock. 

 
 
 

 
 

Figure 80 – UK invested stock22, 2012 (source DTZ Research) 
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Figure 81: Willingness to Lend (DTZ Research) 

 

 
5.186 The situation with pre-let development and whether the property is in a Tier 1 or 2&3 location is 

also of critical importance.  Weaker locations face greater challenges to secure funding.  

5.187 Many local authorities/public sector have in the context of the above endeavoured to move 

forward with development proposals which deliver employment and economic growth potential.  

Of course any intervention which the public sector undertakes will be scrutinised from a number 

of perspectives including for instance Best Consideration and State Aid compliance.    

5.188  NEP itself operated the ‘Fit for Market’ scheme; however this was more grant based and it is fair 

to say that the “tools” that we have at the present time are less “grant” based and more 

“investment” based, where by the public sector are providing a route to unlock projects Examples 

include:   

 St Paul’s Place, Sheffield – in this example of a major office development in Sheffield 

City Centre, the city council that are landowners have agreed a deal with their selected 

development partner, whereby a “put option” has been used to provide an exit solution 

for the funders of the 10,000 sq m scheme.  The development is funding using debt 

funding and a sources including ERDF & Jessica Funding, but ultimately there is the 

ability for the developer to sell the completed scheme to the Council should lettings not 

be found. [AspinallVerdi are retained by the developer on this project].  
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 York Eco Business Centre, Amy Johnson Way, York – this managed workspace centre was 

delivered in an innovative way.  The site was owned by the Council and was “sold” to a developer 

whom in turn constructed a pre-agreed scheme which was to be let to the Council.  The Council 

now operate the centre.  The Council pay a rental to the freeholds (private equity) and at rate 

around £14.75-£15.00psf overall, and at a point at which the centre is 75% let the Council 

effectively make a profit rent (i.e. an income that exceeds the rental paid).  

 Derby Regeneration Fund – In summary approximately a fund of £10m has been created and 

will be invested in projects, but will be repaid by the development once it is constructed and let.  

The fund is designed to be flexible and as such can be structured to facilitate the development.  

The success of this fund has yet to be seen. 

Development Viability 

5.189 The unsustainable level of debt and the credit crunch has resulted in the current recession and 

austerity.  This in turn has had a negative effect on occupier demand and therefore viability.  

Consequently there are fewer viable schemes for ‘traditional’ bank funding.  

5.190 Commercial pressures/risks which impact the sensitivity of the development include: 

 Land values – in our experience we are seeing two types of landowner – those funds and 

institutions that are well funded and therefore do not have to sell, and ‘forced’ sellers due to the 

need to de-leverage or worse insolvency.  Those landowners in the former category are in the 

fortunate position that they can sit and wait in the expectations that values (and demand) will 

recover. 

 Occupier Demand - commercial property occupiers have been ‘squeezed’ during the recession 

meaning that property occupancy has been reducing or static.  Demand for new property has 

generally been when specifically required (e.g. lease expiry or for a particular project) hence 

‘churn’ is low.  This has resulted in many markets in an over-supply of stock and reducing rents 

coupled with greater tenant incentives.  It is a ‘buyers’ market for occupiers and we have 

experienced significant tenant incentives to secure occupiers at modest ‘headline rents’.  The 

competitive nature of the market can make new development non-viable as tenant’s expectations 

cannot be met by the developer. 

 Covenant Strength – coupled with the weaker rents is a softening of yields especially second and 

third tier companies, many of whom with small and medium sized enterprises.  Notwithstanding 

that tenants are able to negotiate shorter more flexible lease terms, the risk of tenant going bust 

is a real concern to landlords and developers/funders. 
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 Policy Costs/Risks – Government policies such as empty rates add significant risk to a project.  

For example, office developers get only 3 months empty rates relief which is simply not enough 

in the current market.  Also costs and uncertainty around the charging of CIL (and site specific 

S106s) simply add to the viability gap. 

 Developers Profit and contingency – Due to the substantially increased costs involved in property 

development we are seeing an emerging trend for developers and their funders to target profit 

higher levels of profit, partly to act as a buffer to risk. 

5.191 Fundamentally sectors such as larger distribution and warehousing where large companies have 

good, if not excellent, covenant strength will not face problems securing finance.  Financial 

institutions such as pension funds are actively seeking this type of prime asset and have 

effectively filled the breach of debt finance.  However, less prime developments and tenants face 

significant hurdles at the present time and unless significant amounts of risk capital (equity) are 

available, development will not proceed. 

5.192 New start companies also face significant challenges; whereby the demands from landlords can 

be quite financially onerous; for example 6 months rent up front deposit or requiring tenants to 

sign up to longer lease length; which for a new start up business is not palatable.  

Interventions 

5.193 Given the above context any intervention to simulate commercial property development is 

challenging.  It is further complicated by State Aid regulations.  The principle of State Aid is, where 

an organisation is ‘skewing the market’ by making money at the expense of another firm, any 

public [state] aid to that organisation for that purpose would be encouraging unfair competition 

and is deemed to be “State Aid”.  This puts limits on what the public sector can do. 

5.194 Notwithstanding the above, there are interventions that the public sector could consider to 

facilitate development: 

 Direct development / site reclamation – the public sector can intervene by buying and selling land 

at Market Value.  This was common practice by previous agencies such as English Partnerships 

and the Regional Development Agencies which would buy sites, fund their remediation and 

infrastructure and sell them as serviced sites to developers/occupiers.  So long as the public 

sector pays Market Value on the ‘in’ and receives Market Value on the exit there is no state aid. 

 Loans – where schemes are essentially viable but may be considered too ‘risky’ by the banks to 

lend there is a role for the public sector to write loans.  This can be constructed as ‘revolving 
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funds’ using (say) GPF (Growing Places Fund) or JESSICA (Joint European Support for 

Sustainable Investment in City Areas). Such revolving funds are lent to developers on the basis 

of loan repayment that can be reinvested in other projects.  

 Public Sector Land sales – the public sector could release land for development at more realistic 

price expectations in order to improve the supply of sites with a ‘viable’ starting point.  This would 

require certain checks and balances to be put in place to protect the public sector including 

scheme specification and design code requirements and overage/profit share arrangements. 

 Joint ventures – In certain cases the public sector could enter into a formal joint venture with the 

private sector partners.  This maybe where the public sector has a particular land holding but has 

not got the capacity to deliver the scheme itself.  The private sector can also share risks using 

this mechanism but it a JV is often considered a ‘last resort’ because the private sector has to 

share profit in proportion to the shareholding. 

 Over-riding leases/Put-options – by taking a head-lease the public sector can help to create 

certainty in terms of future rents.  The developer can borrow against this income to fund the 

development and the Authority’s covenant strength will be sought after by the investment market.  

Care needs to be taken to ensure that this is at Market Rental Value and not constitute a state 

aid, and to fully recognise that there is a risk to the public sector in adopting this approach  

Furthermore, the public sector could accept a Put-option to buy the building from the developer 

for a certain price at some time post Practical Completion (say after 24 months).  This provides 

an exit for the developer should the building fail to let, but is reliant on the local authority being 

able to manage the risk with such a proposal. 

 Grants – Finally, grant aid to schemes may also be necessary in order to overcome significant 

market failure (e.g. abnormal costs).  Funding for grants is limited, but there may be opportunities 

from the emerging 2014-2020 ERDF “Growth” Programme and/or RGF (Regional Growth Fund) 

and/or Local Growth Fund (from City Deals).  These funds can be pooled and invested alongside 

each other and/or other loans and interventions. 

 
5.195 Given the full range of complex interventions above this can be very daunting and appear opaque 

to the private sector which may not engage as a result.  It is important that NEP has a clear and 

transparent programme/policy about the outcomes it is seeking and sets out the criteria for 

investment.  This will ensure that all developers (including SMEs) have an opportunity to engage 

and innovate.   
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6 Conclusions  

6.1 In this chapter the findings from the analyses undertaken in the earlier sections are drawn 

together. The chapter begins with an overview of current office (B1) and industrial (B2/B8) trends 

in Northamptonshire and then a section setting out a SWOT analysis for Northamptonshire. 

Finally we draw together a summary of key trends and issues affecting the delivery of schemes 

in the current market.  

Northamptonshire Office Overview 

6.2 In terms of the local Northamptonshire Office market, the key conclusions emerging from our 

baseline analysis is as follows: 

 The office market in Northamptonshire is localised in nature and is small compared to locations 

such as Milton Keynes and Oxford. 

 There are a limited number of large office units available in Northamptonshire; with the majority 

of units available sub 10,000 sqft.  This indicates a focus on the indigenous market. 

 Demand has been focussed on smaller units, with very few transactions in the larger size 

categories. 

 The level of existing new build stock is limited; with the majority of units available under this 

category yet to be developed. 

 Supply close to the M1 motorway would appear to be limited and this may be an opportunity to 

capture demand from occupiers who have requirements for high levels of accessibility. However, 

within the Waterside Enterprise Zone in Northampton, there is an opportunity to deliver new office 

floorspace which could help to capture this demand, as well as a range of out of town locations 

that have not currently been built out. 

 With regards to Managed Workspace, there are 15 units across the County, 9 of which are based 

in North Northamptonshire. Occupancy levels are high across the County, but close to full 

occupancy in West Northamptonshire. The development of the Innovation Centre at the 

Northampton Waterside Enterprise Zone may ease some of the demand pressure but with the 

trend for start-up businesses on the increase the potential to provide more managed workspace 

needs to be considered. 
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West Northamptonshire Office Overview 

 Northampton is the principal urban centre for the County and therefore the key commercial 

location. 

 There is good availability of units across different size ranges in Northampton; however the large 

units are development plots rather than completed buildings. 

 The majority of new build office space available in Northampton is currently in out of town 

locations; this is primarily due to a lack of quality office space available in the town centre with 

very limited new office accommodation built in the town centre for a number of years. The lack of 

parking provision in the town centre for office users is also cited as a reason for the attractiveness 

of the out of town locations, such as Grange Park. When this factor is combined with 1) relative 

proximity to the M1 and 2) good arterial road connections (A45) this makes the out of centre 

locations relatively compelling for all but the largest occupiers. 

 The office market in the rest of West Northamptonshire is fairly limited and primarily serves the 

local market and its rural hinterland, with both Daventry and Towcester having less than 30,000 

sqft of available floorspace and Brackley less than 10,000 sqft. Low activity levels will be a 

disincentive to investors and developers so a concerted effort to promote the area for office 

occupiers and developers could be useful in demonstrating the potential of the area as a location 

for business. 

 As expected Northampton dominates the area’s take-up of office floorspace, with limited deals 

reported in the other locations between 2007 and 2013. However, even in Northampton the 

number of reported deals average 7 per annum over the period analysed demonstrating the 

impact of the economic downturn on the market.  

 The analysis of competing locations illustrated the dominance of Milton Keynes in the office 

market within the region. In fact all the locations considered outperformed Northampton in terms 

of availability of space and deals completed. The analysis shows that there appears to be an 

imbalance between supply and demand in Milton Keynes this could present an opportunity for 

Northampton to meet some of this demand. Northampton needs to leverage its locational 

strengths to compete more effectively. 

 Further analysis of occupiers’ decision making process will be required in order to understand 

whether Northampton can meet their needs.  
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North Northamptonshire Office Overview: 

 In North Northamptonshire the distribution of office space is more equal across the four boroughs; 

although the greatest level of floorspace availability is in Wellingborough (albeit this supply is in 

a small number of second hand units); 

 On an adjusted basis we would suggest that Kettering has experience the highest take up for 

office accommodation (the Corby statistic are skewed by mixed lettings of 4 large units which are 

described as being B1 and B2/B8).  

 We have noted some discrepancy in Wellingborough and Irthlingborough in terms of the space 

available and that transacted – with large units available despite transactions since 2007 being 

focussed upon smaller units 

Northamptonshire Industrial/Distribution (B2/B8) Overview 

6.3 In terms of the B2/B8 market analysis, it is clear that the market for these uses is much stronger 

than the office market, particularly in respect of logistics given Northamptonshire central location 

and excellent road and rail connectivity.  Key conclusions are as follows: 

 There is a significant supply of industrial space, 12.21m sqft in 338 units; 

 The majority of supply is in the sub 50,000 sqft category and during the period 2007 to 2013, 666 

transactions took place with the vast bulk of transactions tended to be for 10,000 sqft or less.  

 Of these 666 transactions 54 deals were in the 100,000 sqft size categories 

 Given its excellent transport infrastructure the County represents an exceptional location as there 

is a significant population catchment within a two hour drive-time.  This will continue to underpin 

the popularity with occupiers in the logistics sector. 

6.4 The area will remain popular for B8 development given excellent locational attributes.  Given 

number of transactions the sub 50,000 sqft part of the market and in particular the less than 

10,000 sqft sector is very active and indicates good demand.  New developments should reflect 

this market demand profile with a broad mix of units (by size).  Demand and activity remains and 

therefore development and re-investment in existing but older stock should be encouraged. 

6.5 In terms of the comparator analysis the region is again dominated by Milton Keynes and 

Coventry; however, in terms of supply of floorspace Northampton seems to compete relatively 

well with its competitors. The key difference between Northampton and the other locations is that 

although Northampton has similar level of floorspace, it in fact has fewer units suggesting that a 
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significant amount of the supply maybe as a result of bigger unit sizes.  In terms of deals done 

(demand) again Milton Keynes dominates along with Leicester. Interestingly, Northampton is 

positioned between the two locations on the M1 Corridor and therefore should possibly look to 

compete for occupiers with both.  Arguably Northamptonshire benefits from better east-west links 

than competitors underpinned by the A14. 

6.6 When looking at take-up between North and West Northamptonshire it can be seen that over the 

analysis period the take up levels in both areas have been significant and that the total amount 

of space transacted in North Northamptonshire is almost twice that of West Northamptonshire 

(14.07m sqft and 7.53m sqft respectively).  Availability (supply) is however more evenly matched 

with 6.57m sqft on North Northamptonshire and 5.28m sqft in West Northamptonshire. 

West Northamptonshire Industrial Overview 

  In West Northamptonshire unsurprisingly Northampton and Daventry are the key locations – with 

regards to supply and demand given the excellent transport infrastructure.  

 There is potential for further growth in the logistics sector given Northampton and Daventry’s 

excellent road and rail connections, and the future role of development at DIRFT III. The High 

Performance Technology sector is also considered to be a growth sector given the number of 

companies active in this sector across the County.  

 Only Daventry and Northampton have availability and take-up for 100,000 sqft units. 

 The larger units follow the hierarchy of the settlements with little provision and take-up in the 

smaller locations. Obviously established manufacturing locations are attractive for B2 and 

motorway access appealing for B8. 

North Northamptonshire Industrial Overview 

 Wellingborough, Kettering and Corby are the key locations in North Northamptonshire – 

availability and take-up are concentrated in these key growth towns with a notable (albeit smaller) 

level of activity in Rushden and Irthlingborough 

 The identified growth towns in the adopted in the CSS (Corby, Kettering and Wellingborough) 

have some distribution (B8) activity i.e. transactions in the 100,000 sq ft size categories indicating 

that these areas can accommodate this type of demand. 
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 Wellingborough and Corby are the most dominant locations of the three. 

 Across the area the supply is concentrated in the sub 20,000 sqft categories in all locations. 

SWOT Analyses 

6.7 A SWOT analysis has been prepared based on the preceding analysis. 
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Strengths Opportunities 

Accessibility M1, M6, A14, A43, A45, A6, 

M40 and A1 road links and rail to London 

(Mainline and West Coast) 

Designated Enterprise Zone  

2 Local Enterprise Partnerships 

Strategic Location close to Greater London 

Competitive labour market 

Historic track record of public sector 

intervention to overcome barriers to 

development – e.g. Silverstone, Fit for 

market etc. 

Land availability esp. motorway/ strategic 

locations 

Population growth 

Skilled/Managerial labour pool 

Competitive land values 

Continued demand in the logistics and HPT 

sectors 

Availability of development land (significant 

consents) 

Economic recovery – Northampton’s 

performance has been notable 

Weaknesses Threats 

Rents/Yields impact on viability  

Difficult sites (e.g. infrastructure/ geo-

technical)  

High business costs for start ups 

Securing development finance 

The perceptions of locations in North 

Northamptonshire vary and this informs 

location decisions 

Town Centre offices may be disadvantaged 

due to lack of dedicated car parking 

Majority of stock is second hand 

Congestion and bottlenecks at key junctions 

Cost of building versus value, schemes 

unviable and hence the low value of offices in 

the market thus affects returns and 

development viability. 

Dominance of neighbours – Milton Keynes in 

the B1 sector  

Constrained logistics land supply  

Table 16: SWOT Analysis 
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Current Market Trends 

6.8 In the context of this study it is appropriate to consider wider market trends.  Whilst the economic 

downturn has resulted in a general decline in demand and weakness in the property market, 

there remain trends which will continue to influence future development and activity. 

6.9 The trends resulting from the economic downturn are: 

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

and indeed others are using space more efficiently.  Digitisation and offsite storage of data has 

reduced space requirements and this will continue; 

 Scarce funding – developers cannot secure development finance especially for speculative 

development.  Where funding can be secured the terms can be onerous and thus only the most 

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

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

means that the better quality stock will be able to compete more effectively as it will also be more 

affordable; 

 Viability – with landlords having to compete and often give substantial incentives (e.g. rent free 

periods, etc)  

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

increasing the number of new business start-ups.  This is leading to more managed workspace 

being provided and indeed these occupiers requiring flexible space on flexible terms.  

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

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

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

working commonplace and broadband connectivity/speeds improving will continue to influence 

the type, location and amount of floorspace needed.  Trends such as Smart Work Centres whilst 

in their infancy could become commonplace, particularly given the cost and time involved in 

travelling.  The quality and flexibility of video conferencing will continue to improve and reduce in 

cost and this will underpin the ability to work remotely. 

 Contract led procurement – Many manufacturing and distribution businesses provide goods 

and services for a time limited period. This can have implications in terms of initially securing 

space at commencement; but also landlords may not grant leases for shorter lengths of time. 
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 Economic downturn - has had an impact on the property market, the weak rents and yields 

mean that the viability of schemes is marginal at best and where there are other issues such as 

infrastructure required or contaminated land, then schemes are unviable and are likely to stall.   

Summary 

6.10 Northampton is the dominant commercial centre in the County. In terms of offices the emphasis 

is on developing the town centre offer and proposals within the Waterside Enterprise Zone aim 

to achieve this objective; however these sites have their own viability issues which will be 

explored in further detail in the Part 2 report.   

6.11 The demand in the other towns in Northamptonshire for office floorspace is focused primarily on 

local needs/services.  Future development will be informed by this demand profile.  With the 

growth in micro and small businesses set to continue the prospects for more managed workspace 

should be investigated. 

6.12 Northampton has the potential to compete with other key office locations.  In particular the 

imbalance between supply and demand for offices in Milton Keynes presents opportunities given 

the proximity of the two centres. 

6.13 In respect of the industrial/B2 market, again Northampton is the key location; however both 

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

collectively the towns are out preforming their competitors including Milton Keynes.   

Fundamentally this is based on the strategic road network whereby the County provides both 

north-south and east-west links.  When combined with rail freight opportunities it becomes a 

compelling and successful location. 
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Appendix 1 - Difference between data in the Socio-Economic 
Performance Section and the LEA 

 

Economic Activity Rate 

The economic activity rate for Northamptonshire (74%) reported in the Socio-Economic Performance 

section is taken from the 2011 census of population. The 2011 Census takes into consideration all people 

who are either employed, unemployed or full-time students, and are aged 16 to 74. 

A higher economic activity rate (80.3%) is however, reported in the local economic assessment (LEA). 

This figure is taken from the March 2013 release of the annual population survey (APS). The main 

difference between the two datasets is that the APS (the figures used by OE) takes into consideration 

only people aged 16 to 64. This reduces the population base against which the economic activity rates is 

calculated, as there is a very small proportion of people aged 65-74, who are still economically active. 

The difference between the two datasets can also be explained by the fact that the census of population 

was undertaken in exceptional circumstances. The 2011 census was undertaken at the height of the 

economic recession: a period when unemployment was at its highest, and many people fell into economic 

inactivity.  

The extract from the Northamptonshire Local Economic Assessment (LEA) regarding economic activity 

rates is summarised below:  

 

Economic activity 

 

Northamptonshire has an economic activity23 rate of 82.5% (as of June 2013) – which was 

above both the East Midlands and England (77.5%). None of the five comparator LEPs 

(selected for the purposes of this report) has a higher activity rate – the closest is 

Gloucestershire (81.3%). There are noticeable differences by district, with South 

Northamptonshire having the highest economic activity rate (90.5%) and Daventry the lowest 

(77.5%). All other districts are above the England average of 77.5%. 

 

Male (87.5%) and female (77.5%) activity rates are also above the regional and England 

averages – East Midlands: males (83.2%), females (71.9%); England: males (83.5%), 

females (71.6%). 

 

 

                                                      
 
 
23 A person is defined as being economically active if they are either employed or are unemployed but want 
to supply their labour to produce goods and services.  
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Whilst the activity rate of 20-24 years olds (87.5%) is lower than that of 25-49 year olds 

(88.8%) in Northamptonshire, the gap between the two is much wider in the East Midlands 

(15.6%) or England (12.2%). This is because, despite near identical activity rates for 25-49 

year olds, economic activity among 20-24 year olds in Northamptonshire (87.5%) is 

significantly higher than in the East Midlands (71.3%) or England (73.8%). This could in part 

be due to the fact that Northamptonshire has higher shares of employment in sectors which 

do not require higher education qualifications – meaning the 20-24 year old population are 

less likely to be in full time education (i.e. out of the labour market) and more likely to be 

employed. 

 

Source: A Local Economic Assessment for Northamptonshire, Oxford Economics, (November 2013) 

Qualification Levels 

The local economic assessment (LEA) quotes skills figures from the March 2013 release of the annual 

population survey (APS). Qualifications data quoted in the Socio-Economic Performance section of the 

Northamptonshire Workspace Assessment is however taken from the 2011 census of population. Like 

the economic activity rate, qualifications data in the census is for all people aged 16 and over, while the 

APS quotes figures for people aged 16 to 64. Key findings from the LEA regarding qualification levels are 

summarised below.  

An extract from the LEA on qualification levels is provided below.  

 

NVQ Qualifications 

 

Northamptonshire has a relatively poor skills profile relative to its comparator areas. In 2012, 

the proportion of people with NVQ level 424 qualifications (27.5%) was lower than the East 

Midlands, England, and all comparator LEPs. Gloucestershire had the highest proportion, 

with 35.5%. However, the share of the working age population with no qualifications in 

Northamptonshire (8.6%) was lower than the East Midlands (9.3%) and England (9.5%). By 

district, Daventry had the highest rate of working age people with no qualifications (12.1%) 

and East Northamptonshire the lowest (7.1%). 

 

                                                      
 
 
24 Equivalent to a degree 
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Figure 6.10 – Percentage of working age population with no qualifications, NVQ level 2 

and NVQ4, Northamptonshire and comparators, 2012 

Source: Annual Population Survey  

 

Compared to the 119 upper tier local authorities (excluding London), Northamptonshire ranks 

fairly low – 76th. The proportion of people with NVQ level 4+ qualifications in 

Northamptonshire (27.5%) is almost half that of the highest ranked area, Windsor & 

Maidenhead (48.3%). Between 2005 and 2012, the percentage of people with NVQ level 4 

qualifications in England and the East Midlands increased (+4.4 and +2.6 percentage points), 

but in Northamptonshire over the same time period, the percentage fell by 0.1 percentage 

points. 

 

Table 6.9 – Proportion of working age population with NVQ4+ qualifications, top5 / 

bottom 5 upper-tier local authorities (excl. London), 2013 

0

5

10

15

20

25

30

35

40

%
 o

f 
w

o
rk

in
g 

ag
e

 p
o

p
u

la
ti

o
n

No qualifications

NVQ Level 2

NVQ Level 4+

Rank Area Percent

1 Windsor and Maidenhead 48.3

2 Oxfordshire 47.0

3 Reading 46.2

4 Brighton and Hove 46.0

5 Wokingham 45.9

74 Torbay 27.6

75 Birmingham 27.6

76 Northamptonshire 27.5

77 Darlington 27.5

78 Salford 27.5

114 North East Lincolnshire 20.2

115 Wakefield 20.2

116 Sandwell 19.5

117 Stoke-on-Trent 18.9

118 Knowsley 18.6



  Northamptonshire Enterprise Partnership  
Workspace Assessment Study  

December 2013 

 
 

 
 147 

 

 
 

    

 
 

Source: Annual Population Survey 

 

The proportion of the working age people with no qualifications in Northamptonshire is 8.6% - 

which is lower than in both the East Midlands and England. Compared to the 119 upper tier 

local authority areas (excluding London) Northamptonshire ranks quite well in terms of the 

share of population with no qualifications – ranking 40th. The map below shows the 

proportion of the working age population in local authorities in England.  

 

There have been some signs of improvement in the skills profile of Northamptonshire, but this 

has been mostly at the lower end: The proportion of the population with no qualifications has 

fallen 2.5 percentage points since 2005 from 11.1% to 8.6%, below the national average for 

England (9.5%). Despite this improvement, the overall skills gap between Northamptonshire 

and the East Midlands and England has still widened.  

 

Source: A Local Economic Assessment for Northamptonshire, Oxford Economics, (November 2013) 

Occupation 

When analysing local occupation data the local economic assessment (LEA) quotes figures from the 

annual population survey (APS). As discussed previously, the APS reports figures for only people aged 

16 to 64, whilst data from the 2011 census of population quotes figures for all people aged 16 to 74. The 

slight differences between the two datasets may be the result of improving economic conditions in 2013. 

An extract from the LEA is provided below.  

 

Occupation analysis 

 

By broad Standard Occupational Classification (SOC), the top three categories of 

employment in Northamptonshire are SOC2 (professional occupations – 15.4% of total 

employees), SOC3 (associate professional and technical occupations – 14.4%) and SOC9 

(elementary occupations – 13%). This is similar to the trend in the East Midlands and 

England. Overall, just under two-fifths of employees (39%) in the county are employed in 

‘higher level’ occupations (SOC 1-3). This is slightly lower than the regional (39.5%) and 

England level (44.1%) but is a reflection of the lower than average level of people in the 

county with NVQ Level 4 or above. 

The proportion of employment in higher level occupations in Northamptonshire is also below 

that of its comparator LEPs – Swindon & Wiltshire having the highest proportion, at 47.1%. 

Conversely, over a quarter of Northamptonshire’s employment (28.5%) is in ‘lower level’ 

occupations (SOC 6-9) which is higher than in England overall (25.1%) but lower than the 

regional level (29.2%). Northamptonshire has the higher proportion of employment in lower 

skilled categories than its comparator LEPs. The proportion of employment in ‘medium level’ 

skills categories (SOC 4-6) is 32.4% - slightly higher than both the regional (30.9%) and 

England (30.1%) averages. 

 

A full breakdown of occupational employment for Northamptonshire and the comparator 

areas is show below in Table 3.3. 
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Table 3.3 – Employment at SOC level (% of total employment), Northamptonshire and 

comparators, 2013 

Source: Annual Population Survey 

 

The proportion of people employed in higher level occupations is lower than the national 

average. A close relationship between the business community, schools, colleges and other 

further education institutions could help reduce this gap by providing educational offerings in 

line with the skills required for higher level occupations. 

Interestingly, these occupations also represented the largest share of employment at the 

regional and national levels. At major sub-group level, the occupations seeing the largest 

growth in employment in Northamptonshire between 2008-09 and 2012-13 were leisure, 

travel and related personal services (+277%) – an increase from 2,600 to 9,800 jobs; and 

Culture, media and sports occupations (+168%) – an increase from 3,100, to 8,300 jobs.  

The occupations recording the largest declines over the period were Protective service 

occupations (-33%) and skilled metal, electrical and electronic trades (-31%).  

Disaggregated further, the largest 3 occupations by proportion of total employment in 2013 

were: 

 

Elementary administration and service occupations (10.7%); Administrative occupations 

(10.4%); and Business and public service professionals (8.5%).  

 

Source: A Local Economic Assessment for Northamptonshire, Oxford Economics, (November 2013) 

Enterprise 

The Socio-Economic Performance section reports a business start-up rate of 4.2 new businesses per 

1,000 population. This figure is based on the total population in Northamptonshire in 2011. The local 

economic assessment (LEA) however reports a business start-up rate of 6.5 new businesses per 1,000 

population. This is however, based on the Northamptonshire’s population aged 16 to 64.  

Both documents however show that the business start-up rate in Northamptonshire in 2011 was 

considerably higher than that seen across the East Midlands. 

An extract from the LEA is provided below: 

 

Northamptonshire East Midlands England

Managers, directors and senior officials 9.2 9.8 10.3

Professional occupations 15.4 16.8 19.5

Associate prof & tech occupations 14.4 12.9 14.3

SOC 1-3 39.0 39.5 44.1

Administrative and secretarial occupations 12.5 10.8 10.9

Skilled trades occupations 9.8 11.1 10.3

Caring, leisure and other service occupations 10.1 9.0 8.9

SOC 4-6 32.4 30.9 30.1

Sales and customer service occupations 7.0 7.6 8.0

Process, plant and machine operatives 8.5 8.6 6.2

Elementary occupations 13.0 13.0 10.9

SOC 7-9 28.5 29.2 25.1
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Enterprise 

 

In 2011, 2,895 new companies were created in Northamptonshire. This equated to 6.5 

business ‘births’ per 1,000 of the resident population – a higher rate than the East Midlands or 

England (at 3.5 and 4.4 business births per 1,000 population, respectively). Northamptonshire 

had a higher rate of business births in 2011 (10.5% of 2010 stock) than any of its comparator 

LEPs. Self-employment followed a similar trend, growing 11.4% in 2011. 

There is a wide variation by district. In 2011, Corby recorded a rate of only 4.3 business births 

per 1,000 population, compared to highs of 7.7 and 7.8 per 1,000 in Daventry and South 

Northamptonshire, respectively. 

 

Figure 4.2 – Enterprise births per 1,000 population, Northamptonshire and comparators, 2009-2011 

Source: ONS Business Demography 

Source: A Local Economic Assessment for Northamptonshire, Oxford Economics, (November 2013) 

 

Economic Forecasts 

 

Our Report 

The Northamptonshire Workspace Assessment Study has been informed by employment forecasts taken 

from the East of England Forecasting Model (EEFM) baseline forecast, dated Spring 2013. The model 

reflects past trends and does not reflect future policy (that is they are unconstrained). 
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The EEFM model relies on Location Quotients (LQ), this is a ratio which summarises the concentration 

of a particular sector in a particular area, relative to the regional average. The EEFM contains LQ for 

every local authority across 31 sectors since 1991. These past trends are then projected forward.  

As well as the EEFM baseline forecast, higher and lower growth scenarios have also been developed 

and these can be used in considering economic strategies. The actual scenarios are as follows:    

 The high migration scenario is a higher growth scenario which uses official (ONS) migration 

assumptions. 

 The lost decade & beyond scenario is a lower growth scenario which assumes fifteen years of 

sluggish economic growth. 

 

For further information, see the following link: http://www.cambridgeshireinsight.org.uk/EEFM 

The Local Economic Assessment 

It is worthwhile comparing the forecasts which are included in the LEA with those identified in this report. 

The LEA suggest that employment in Northamptonshire will increase by 37,600 jobs between 20013 and 

2023. This compares to 56,600 identified by the East of England Forecasting Model (EEFM). Both sets 

of forecasts have been developed by Oxford Economics (OE) but look at different time periods. The 

figures in the LEA are also more up to date than the East of England Forecasting Model.   Further 

information is summarised below.   

 

Employment Forecasts  

 

Table 3.4 summarises the sectors in which employment in Northamptonshire has 

experienced (or will experience) the greatest gains and losses in the years leading up to the 

recession, from the recession to 2012, and for the coming decade. The manufacturing 

sector has suffered the largest fall in employment since 2000, and is forecast to continue 

shedding jobs. There are a number of reasons for this: as technological improvements are 

made, and production techniques become more efficient, the same output can be produced 

using less labour. Low labour costs in developing economies have also contributed to the 

decline in UK manufacturing as firms outsource labour intensive work. Employment growth 

over the next 10 years (assuming no policy intervention) will be driven primarily by the 

wholesale/retail and administrative & support sectors. The professional, scientific & 

technical, construction and transport & storage sectors are also expected to drive growth. 

http://www.cambridgeshireinsight.org.uk/EEFM
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Table 3.4 – Employment change by sector, Northamptonshire, 2000-2023 

                  Source: Oxford Economics  

                  Source: A Local Economic Assessment for Northamptonshire, Oxford Economics, (November 2013) 

 

 

 

 

2000-2008 2008-2012 2013-2023

Agriculture, forestry and fishing 1.0 0.6 -0.2

Mining and quarrying -0.1 0.0 0.0

Manufacturing -14.0 -2.5 -4.0

Electricity, gas & steam 0.8 0.7 -0.1

Water supply & waste management 0.6 -0.2 -0.2

Construction -5.5 1.4 3.9

Wholesale and retail 11.2 0.5 8.9

Transportation and storage 4.5 2.5 4.8

Accommodation and food 4.0 0.7 2.5

Information and communication 1.3 -0.9 1.0

Financial and insurance activities 3.0 -0.7 0.5

Real estate activities 0.3 0.2 0.8

Professional, scientific and technical 5.5 2.4 6.3

Administrative and support -1.5 2.0 8.8

Public administration and defence 6.4 -1.7 -0.9

Education 0.9 3.5 -0.8

Human health and social work 7.2 3.0 1.8

Arts, entertainment and recreation 0.7 0.7 2.9

Other service activities -1.7 1.6 1.7

Total 24.5 14.1 37.6


