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1. INTRODUCTION 

 Lambert Smith Hampton (LSH) is instructed by East Northamptonshire Council to undertake a 1.1

‘refresh’ of the Employment Strategy (ES) and Employment Delivery (ED) reports for the Rushden 

East SUE (the SUE). The ES was prepared by Aspinall Verdi in August 2015 and the ED was 

prepared by LSH in April 2016. Given the passage of time since these reports were published it is 

necessary to revisit the employment land strategy and delivery advice.  

 This Employment Land Study Update (ELSU) takes account of changes to the economic profile of 1.2

the area, changes to economic forecasts, as well as emerging trends across the employment land 

market. This ELSU will review the appropriate mix of employment uses to be included within the 

SUE masterplan area as well as inform the Council’s determination of the current planning 

application for the SUE.  

 This study will consider the employment mix arising from the previous studies carried out on behalf 1.3

of the Council (the Policy Mix) alongside the employment mix proposed as part of the application 

(the market-led approach).  It will then consider whether there are any alternative appropriate mixes 

which would deliver the necessary benefits to the scheme and to the District. 

 The planning application was validated by the Council on 11
th
 November 2020 under reference 1.4

20/01453/OUT and seeks the development of 110,000 square metres of employment land including 

a mix of B2, B8 and Class E accommodation along with 2,200 homes and associated infrastructure 

and development. The application is being brought forward by the Duchy of Lancaster alongside 

Taylor Wimpey and Barratt Homes.  

 The ELSU will also serve as additional evidence to support the draft East Northamptonshire Local 1.5

Plan Part 2. This follows an agreement by the Council’s Planning Committee in September 2020 to 

undertake additional consultation to enable the Masterplan Framework Document for Rushden East 

to be incorporated into the Local Plan Part 2. 

 In tandem to this study, the Council has commissioned a separate study to assess the potential to 1.6

support development for the ‘Life Science’ industry within the SUE. The findings of that report will be 

considered within this ELSU where available.  

 In accordance with our brief, the report is structured as follows: 1.7

 Section 2 – Policy Context – we provide an overview of the planning policy relevant to 

consideration of the uses within the SUE 

 Section 3 -.Economic Context – we provide a review of the economic conditions, labour market 

indicators and other relevant factors in determining the patterns of economic activity in the area 

 Section 4 - Commercial Property Market Review (Incl Overview of Existing Employment 

Accommodation and Future Supply and Review of current and future requirements) -– insert 

summary – we provide a summary of the current market conditions for relevant land uses at 

macro and micro levels 

 Section 5 - Local Employment Needs – we provide a summary of local employment needs 

derived from the baseline analysis of the economic and commercial property context 

 Section 6 - Rushden SUE Employment Mix Options /Employment Strategy Options we 

consider the employment mix scenarios of policy compliant and market led (Duchy option).  

 Section 7 - Economic Impacts – sets out the approach to estimating the permanent impacts 

associated with the SUE and provides information on the number of jobs potentially arising 

from each scenario. 

 Section 9 Conclusion – brings together the information through the wider report to identify 

overall outcomes commentary upon the previous reports. 
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2. POLICY CONTEXT  

 The North Northamptonshire Joint Core Strategy (JCS) was adopted in July 2016 following its 2.1

preparation by the North Northamptonshire Joint Planning Unit. The JCS covers the four authority 

areas of Corby, East Northamptonshire, Kettering and Wellingborough, and provides the strategic 

context for growth in the area between 2011 and 2031.  

 The JCS deals with the Delivery of Economic Prosperity at Policy 22, setting a target of 31,100 net 2.2

additional jobs across the plan period, alongside the strategic opportunity for 40,000 new homes 

over the same period. 

 The JCS acknowledges that this is a challenging target for employment generation, although the 2.3

area has seen significant growth in warehousing and logistics (B8) development with a further 

challenge to diversify the economy into higher value sectors. 

 The JCS recognises the opportunities provided by the logistics sector including its importance to the 2.4

economy and the creation of significant office based jobs.  It also states that the early delivery of B8 

units can pump prime developments and contribute to the early delivery of infrastructure to act as a 

catalyst for delivering smaller employment units suitable for small and medium size enterprises. 

 Policy 24 of the JCS deals with B8 Logistics and includes criteria requiring B8 developments to 2.5

include provision of a proportion of floorspace in the form of smaller units (below 

9,300sqm/100,000sqft) 

 The proposals for the Rushden East SUE are contained within Policy 33 which identifies a “broad 2.6

strategic location” for the SUE to the east of the A6.  Paragraph 10.26 of the JCS states that 

providing new jobs will be just as important as new homes to help to redress the balance of jobs to 

homes in Rushden as a whole.  It goes on to say that a range of different job opportunities will be 

available through dedicated business, a local centre and opportunities for working and starting 

business at home. 

 Policy 33 does not contain specific detail of the level of employment land to be delivered, but refers 2.7

to “an appropriate level of job opportunities” and “a mix of employment opportunities that will make a 

significant contribution to delivering an enhanced balance between new homes and jobs in Rushden, 

including offices and industrial premises as well as local centre, small-scale business space and 

dwellings suitable for home working or business start-ups”. 

 In addition to no reference to the amount of employment land, the JCS does not explicitly state the 2.8

number of jobs to be created within the SUE, although aspirationally and in line with the wider job 

generation targets within the JCS and the 2017 Rushden East Vision Statement, this is aimed at one 

job per dwelling. 

 The policy requires the form of the SUE to be set by a masterplan which is to be developed in liaison 2.9

with stakeholders, and this has led to the production of the draft Rushden East SUE Masterplan 

Framework Document (the Masterplan) which was published in January 2020.   

 The Masterplan forms part of the evidence base for the draft East Northamptonshire Local Plan and 2.10

sets out the principles for the development of the SUE, along with identifying the key development 

areas. 

 Section 2.5 deals with employment delivery and proposes that there will be a major site for 2.11

enterprise and innovation space at the northern end of the site offering an opportunity for new 

businesses to establish themselves within a high quality, landscaped environment. 

 The land identified for employment extends across the northern “triangle” of land between the A6 2.12

and Newton Road.  This area of land extends to circa 31 hectares. 
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 The masterplan states at paragraph 2.5.7 “The Council has clearly indicated that a large site for 2.13

warehousing and distribution uses (B8) will not be supported as part of the SUE”. There does not 

appear to be a policy explanation to exclude B8 uses from the SUE. 

 It is understood that the intention is that the Masterplan will set the policies for the SUE through its 2.14

adoption as part of the Local Plan.  

 The draft East Northamptonshire Local Plan identifies a net increase of 7,200 jobs across the plan 2.15

period in East Northamptonshire, with Priority Economic Sectors being identified as: 

 Logistics – storage and distribution 

 High performance technologies 

 Renewable and low carbon energy and green technologies including food production 

 The draft plan identifies a number of sites as delivering jobs during the plan period including the SUE 2.16

during the period 2021-2031. 

 It identifies the numbers of jobs created at existing sites (including large numbers of logistics jobs) 2.17

and the jobs that can be created through allocated sites, including nearly 1500 jobs at Rushden 

East. 

 The economic strategies in the plan reflect the strategic economic framework set within the South 2.18

East Midlands Local Enterprise Partnership (SEMLEP) Strategic Economic Plan which seeks to 

double the value of goods and services across the area by 2050.   

 The SEMLEP plan identifies the potential for growth through the Cambridge-Milton Keynes-Oxford 2.19

Growth Corridor transforming the area into a hub of knowledge intensive industry. 

 Policy EN17 of the draft plan makes provision for the delivery of the East Northamptonshire 2.20

Enterprise Centre which has now been delivered at Raunds. 

 The draft plan does not set out specific policies concerning the level and type of employment uses to 2.21

be delivered within the SUE. 

 Traditional employment delivery and monitoring has been focussed on the B use classes 2.22

incorporating business (B1), industrial (B2) and logistics (B8) uses which are generally considered 

as non-town centre uses.  Changes to the Use Classes Order came into effect from the 1
st
 

September 2020 introducing a new Class E. 

 The new Class E covers Commercial, Business and Service uses and replaces the following Use 2.23

Classes: 

 A1 - shops (with certain exclusions relating to local community uses)  

 A2 – financial and professional services 

 A3 – restaurants and cafes 

 B1 – business (includes B1(a) offices, B1(b) research and development and B1(c) light 

industrial 

 Some D1 non-residential institutions (medical and health services, crèche, day nursery or day 

centre) 

 Some D2 assembly and leisure uses (gymnasiums or areas for indoor or outdoor sports or 

recreation not involving motor vehicles or firearms)  

 Given the recent changes to the Use Classes Order, it is unclear how this might be reflected in 2.24

planning consents or in the treatment of employment allocations in Policy documents.  In addition 

information relating to job creation and employment densities reflect the previous uses, rather than 

the new Class E. 
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 For the purposes of this report, we have considered job creation broadly reflecting the previous use 2.25

classes with the primary employment uses being offices, industrial and logistics.  
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3. ECONOMIC CONTEXT 

 This section provides an update on the current and expected future demographic and economic 3.1

characteristics of East Northamptonshire, followed by a more localised assessment of the Rushden 

area, which includes combined settlement areas for Rushden and Higham Ferrers. Establishing the 

economic context for the local area provides a robust baseline from which to assess future 

employment opportunities and labour pools, and in turn opportunities within the employment land 

market.  

EAST NORTHAMPTONSHIRE OVERVIEW 

Population and Working Age Population 

 Based on the latest ONS Mid-2018 Population Estimates, East Northamptonshire had a population 3.2

of 94,500 in 2019, compared to 88,000 in 2013, as reported in the 2015 Employment Strategy. Over 

the five year period, the district’s population has increased by +7.4% (+6,500), which equates to an 

average population growth of circa 1,083 persons per annum. The population is forecast to increase 

to 101,851 by 2031 based on ONS 2016-based Sub National Population Projections. Since the last 

Census in 2011, the population has increased by +7,600 persons (+8.7%) equating to an annual 

population growth of 950 persons per annum between 2011 and 2019. 

 The 2015 ES highlighted a decline in the district’s working age population (those aged 16 to 64 3.3

years) between the period 2011 and June 2013. The most recent estimates identify a working age 

population of 56,600 in 2019, which represents 59% of the total population. This shows that the 

working age population is continuing to fall. However, it should be noted that this trend is occurring at 

regional and Great Britain (GB) level, as shown in the figure below. 

Figure 3.1: Working Age Population (1992 to 2019) 

 
Source: NOMIS 

Employment Structure 

 Employment figures from the ONS’s 2019 Business Register Employment Survey (BRES) identify 3.4

31,000 people in employment, up from 26,700 in 2013, as reported in the 2015 ES. Of the 2019 

figure, 67.7% account for full time jobs, which sit between averages for the East Midlands (67.5%) 

and GB (67.8%). 
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 The following identifies the employment sectors where the proportion of East Northamptonshire’s 3.5

workforce is above the GB average: 

Table 3.1: East Northamptonshire- Key Employment Sectors  

Source: BRES 2019 Provisional Results / NOMIS 

 East Northamptonshire also has a higher proportion of its workforce in Professional, Scientific & 3.6

Technical Activities than for the East Midlands region.   

 The district’s representation is well below the East Midlands and GB averages for Information and 3.7

Communication, Financial and Insurance Activities, Public Administration and Defence; Compulsory 

Social Security,  Human Health and Social Work Activities sectors. 

 The figure below shows how employment has changed across the 19 key sectors between 2016 and 3.8

2019.  

Figure 3.2: East Northamptonshire Employment Composition – 2016 to 2019 

 
Source: BRES 2019 / ONS 

 As the figure shows there has been significant growth in the Wholesale and Retail sector, with 2,000 3.9

new jobs registered between 2016 and 2019. Employment growth in this sector is mainly support by 

the retail industry and will be influenced by the development of Rushden Lakes, which supports an 

estimated 1,211 FTE retail jobs. There has also been strong growth in the transportation and storage 

sector with 1,250 new jobs generated over the three year period to 2019. This will likely reflect 

growth in the distribution market, which has grown in line with increased demand for online retail. 

East 

Northamptonshire
East Midlands GB

Manufacturing 11.3% 12.9% 8.0%

Wholesale and Retail Trade; Repair of Motor Vehicles 

and Motorcycles
22.6% 16.7% 15.0%

Transportation & Storage 11.3% 6.2% 4.9%

Education 9.7% 9.2% 8.7%

Other Service Activities 2.3% 2.0% 2.0%
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 The changes in employment composition reported in the table above show stronger growth 3.10

compared to trends reported in the 2015 ES, which reported job losses in more employment sectors 

(over the period 2009 and 2013) and a lower level of growth for sectors where new employment was 

identified.  

Business Counts and Enterprise 

 The ONS Inter-departmental Business Register identified 3,860 enterprises in East 3.11

Northamptonshire in March 2020, an increase from 3,500 in 2014, as reported in the 2015 ES. The 

vast majority (91.8%) of enterprises are micro sized (up to 9 employees), 6.7% are classified as 

small (10 to 49 employees). Just 1% of all enterprises are medium sized (50 to 249 employees) and 

0.3% identified as large (>250 employees).  

 Overall, between 2015 and 2020 there has been a net increase of 125 new businesses in East 3.12

Northamptonshire. Growth has been largest in the following sectors: 

 Finance and insurance (+60 new businesses/ +36% increase from 2015) 

 Information and communication (+20 new businesses/ +34%) 

 The results diverge from the 2015 ES, which identified higher levels of growth in professional and 3.13

business services, transportation and storage; and property services. However, the latest 

assessment shows a continuation of strong business growth in the information and communication 

which sector, which was also highlighted in the 2015 ES.  

 The estimated business density rate for East Northamptonshire in March 2020 equated to 502 3.14

businesses per 10,000 of the adult population
1
. The District’s business density rate is above the 

corresponding rate for the East Midlands Region (461), but is lower than the GB rate (583).   

 A review of the latest business formation or births
2
 identified 540 new businesses in East 3.15

Northamptonshire in 2019. The 2019 figure represents an increase of 35% from the previous year’s 

record for business births (400), which as the able below shows marks a particularly strong rate of 

growth since 2015. The table below compares business births for local authorities in 

Northamptonshire. It shows that East Northamptonshire experienced the second highest increase in 

business births in 2019 (after Kettering). 

Table 3.2: Business Births 2015 to 2019 

 
Source: ONS Business Demography (17 November 2020 dataset) 

                                            
1
 ONS population projection for 2020. 

2
 The ONS defines a birth as a business that was present in year t, but did not exist in year t-1 or  t-2.  Births are identified by 

making comparison of annual active population  files and identifying those present in the latest file, but not the two previous ones. 

2015 2016 2017 2018 2019

    East Midlands 25,345 24,630 22,390 22,770 24,370

        Northamptonshire County 5,210 4,910 5,020 5,480 6,080

            Corby 410 435 485 695 590

            Daventry 495 495 445 490 485

         East Northamptonshire 505 505 445 400 540

            Kettering 545 595 440 455 910

            Northampton 2,235 1,675 1,555 1,735 2,000

            South Northamptonshire 595 700 785 540 570

            Wellingborough 425 505 865 1,165 985
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Economic Activity & Employment 

 The most recent data from the Annual Population Survey identified 52,200 economically active 3.16

residents in East Northamptonshire in the period July 2019 to Jun 2020, which represents 88.7% of 

the resident population. The rate of active employment is significantly higher than the average for the 

East Midlands (80.3%) and GB (79.4%). This corresponds with a high proportion of the district’s 

working age in employment (87.9%); considerably greater than the averages for the region (77.1%) 

and GB (76.2%). 

 The 2015 ES reported exceptionally high levels of employment for male residents in the District. The 3.17

rate of employment remains very high for the 12 month period to June 2019 at 96.5% of the male 

working age group and higher than averages for the region (80.6%) and GB (79.9%). 

 Whilst the rate of employment for women is lower than for men at 80.6%, it is higher than averages 3.18

achieved for the region (73.6%) and GB (72.6%).  

 The 2015 ES reported on travel to work data from the 2011 Census, which indicated that more than 3.19

half (55%) of jobs located in East Northamptonshire were filled by residents of the district. Of the 

local residents who were in employment, only 36% were working at a workplace located in East 

Northamptonshire district. A further review of the 2011 data reveals the differences in travel to work 

distances by occupation. The table below compares the travel to work patterns for working age 

residents in the District by occupation:  

Table 3.3: Travel to Work Distances by Occupation – East Northamptonshire District 

 

 The table shows that 15% or more of residents with occupations in the production, transport and 3.20

storage, and the hospitality sectors travel 30km or more to their place of work. Those who work from 

home are more likely to be in the information and communication, financial and insurance, and 

professional, scientific and tech sectors. This suggests a potential lack of employment opportunities 

in the District for these occupations. 

 Analysis of the district’s job density ratio (i.e. total jobs in an area to the working age population) 3.21

identifies a ratio of 0.65, which is lower than both the regional (0.80) and national (0.86) averages. A 

review of job density ratios since 2000 (see figure below) shows an improvement over the past two 

years, but there has been little change over the recorded period (2000 to 2018). By comparison, job 

density has improved at a stronger rate for the East Midlands region and GB.  

<2km
2km to 

<5km

5km to 

<10km

10km 

to 

<20km

20km 

to 

<30km

30km & 

over
WFH NFPW

Agriculture, mining, electricity, gas, water and waste 17% 12% 14% 21% 9% 7% 15% 6%

Manufacturing 17% 13% 15% 22% 10% 7% 10% 5%

Construction 8% 7% 7% 9% 5% 5% 18% 42%

Wholesale and retail trade; repair of motor vehicles 28% 13% 14% 14% 8% 6% 11% 6%

Transport and storage 16% 14% 14% 18% 9% 7% 12% 10%

Accommodation and food service activities 31% 10% 13% 12% 7% 8% 14% 4%

Information and communication 6% 3% 6% 8% 4% 5% 55% 13%

Financial and insurance activities 21% 14% 12% 12% 5% 3% 27% 6%

Real estate activities 24% 14% 13% 15% 8% 5% 18% 4%

Professional, scientific and technical activities 10% 9% 8% 12% 6% 5% 41% 8%

Administrative and support service activities 15% 9% 9% 11% 6% 5% 22% 22%

Public administration and defence; social security 18% 8% 10% 22% 7% 7% 16% 12%

Education 33% 10% 12% 17% 8% 5% 11% 5%

Human health and social work activities 29% 13% 14% 15% 6% 6% 13% 4%

Arts, entertainment and recreation 20% 10% 11% 10% 5% 7% 25% 11%

Other 21% 10% 9% 13% 5% 5% 24% 13%
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 Figure 3.3: Job Density Levels 

 
Source: ONS 

 The data on travel to work and job ratios suggest that there is a persistent shortage’ of local jobs 3.22

compared to working age population. This represents no change from the findings of the 2015 ES.  

Occupations, Qualifications and Earnings 

 The latest ONS Annual Population Survey (APS) identifies employment by nine occupation 3.23

classifications, which aggregated in four broader classification groups. The district’s representation in 

these groups varies against the regional and national average. The table below presents the results 

for the 12 month period to June 2020.  

Table 3.4: Employment by Occupation 

 
Source: ONS APS/ NOMIS 

 The table shows that the district is well represented by Group 1-3, which includes senior professional 3.24

categories. Of note, the District’s average for ‘Managers, Directors and Senior Officials’ and 

‘Associate Professional & Technical Occupations’ is well above the regional and GB average.  

 East Northamptonshire is also well represented by occupations that sit within Major Group 6-7, 3.25

which include ‘caring, leisure and other service occupations’, and ‘sales and customer service 

occupations’, where the average for this group is higher than averages for the region and GB.  

 The District’s average for other occupation groups is broadly on par with GB averages. Although, it is 3.26

noted that the district sits below the regional average for Major Group 4-5 occupations, which include 

administrative and skilled trades. However, a review of time series data shows a considerable drop 

in Group 4-5 occupations over the past 6 months. In the 12 months to December 2019 this group 

East N'shire East Midlands GB

% % %

Group 1-3 46.7 43.8 49

Managers, directors and senior officials 13.1 11.7 11.7

Professional occupations 12.8 17.8 22.2

Associate professional & technical 20.7 14.2 15

Group 4-5 19.6 21.2 19.5

Group 6-7 17.1 16.1 15.9

Group 8-9 16.6 18.9 15.5
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accounted for 32.4% of employment, much higher than the regional (21.5%) and GB (19.7%) 

averages for that period. 

 In terms of the qualifications of its resident population, the latest figures for 12 months to December 3.27

2019 show that East Northamptonshire is on par with the region for residents achieving degree level 

qualifications (or equivalent (NVQ4 and above), with 34.1% of the working age population achieving 

NVQ4 above qualifications. However, it is well below the national average (40.3%). For other 

qualifications levels the district is broadly in line with regional and national averages. Data for the 12 

months to December 2018 show that the proportion of the working age population with no 

qualifications (8%) sat between averages for the region (8.1%) and nationally (7.8%). 

 Another key indicator is average earnings. A review of average resident earnings show that that full-3.28

time workers in East Northamptonshire earn on average £586.40 per week; broadly on par with the 

GB average (£587.10), but higher than weekly earnings for the region (£561.10). 

 However, a review of earnings by place of work show that East Northamptonshire sits well below the 3.29

GB for full-time weekly pay (£518.50 versus £586.70), and below the average for the region (£552). 

This is mainly due to significant differences in average full-time workplace earnings for males in the 

District (£517.50) compared to the region (£586.40) and nationally (£622.90).  In contrast, average 

work place earnings for full-time females in the district (£534.40) is considerably higher than the 

regional average (£486.60) and not far off the national average (£544).  

 The differences between residence based and workplace based earnings are likely to influence the 3.30

out-commuting trend, particularly for senior professional occupations where there appears to be 

more limited opportunities in the District for this particular occupation group.   

Productivity 

 Productivity has been measured by way of Gross Value Added per head estimates and projections 3.31

identified by Experian. We have considered productivity based on the value per head of total 

population and per head of the working age population (16 to 64). The table below compares 

productivity projections for East Northamptonshire and against other districts in the county, the East 

Midlands region and the UK.  

Table 3.5: Productivity: GVA per head total population versus working population 

 
Source: Experian / ONS 

 As the table shows, projections for 2020 place East Northamptonshire District’s GVA per head for 3.32

both total population and working age population well below averages for other districts in 

Northamptonshire, the wider region, and for the UK. The 2015 ES reported that the District’s GVA 

per head of total population performed better than only 20% of the GB’s local authority areas, but 

2020 2031 2020 2031

Corby £18,979 £21,753 £30,185 £35,498

Daventry £22,976 £27,800 £38,293 £49,757

East Northamptonshire £11,973 £14,374 £20,199 £25,791

Kettering £17,624 £21,731 £29,212 £37,287

Northampton £27,404 £34,462 £43,431 £55,972

South Northamptonshire £17,475 £21,097 £29,485 £38,029

Wellingborough £18,718 £23,030 £31,616 £40,159

Northamptonshire £20,733 £25,416 £33,984 £43,386

East Midlands £18,594 £22,993 £30,263 £39,112

United Kingdom £24,502 £30,991 £39,410 £51,859

GVA PER HEAD 

WORKING AGE POPULATION

GVA PER HEAD 

TOTAL POPULATION
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performing better in respect to GVA per working age population. The figures reported in this 

assessment indicate that the District continues to under-perform.  

 A review of GVA per head of worker by industry group in 2020 reveals that the following categories 3.33

achieve the highest productivity values for the District: 

 Professional and other private services (£58,750) 

 Manufacturing (£39,800) 

 Transport and storage (£34,360) 

 Productivity values are lowest for hospitality and recreation and finance and insurance sectors,  3.34

The future: demographic and employment growth trajectories 

 Data on population growth has been sourced from the ONS’s 2016-based sub-national population 3.35

projections (SNPP) released in October 2018. The projections show that over the period 2018 to 

2031 East Northamptonshire’s population is projected to grow by 9.1% (8,460 persons). This 

equates to an annual population increase of 651 persons per year. The population projections for the 

district will result in 5,341 (+13.7%) additional households over the period 2019 to 2031, equating to 

an average of 411 households per annum.  

 The district’s working age population (aged 16 to 64) is forecast to increase by 676 persons over the 3.36

2018 to 2031 equating to a growth of 1.2%, which on par with the GB average, but below the 

average for the region (1.5%). The results show a more positive outlook than previously reported. 

The 2015 ES analysed changes in the working age population over the period 2011 to 2031, which 

showed a reduction in this age group. However, the latest ONS projections show an increase of 

3.3% (+1,900 persons) over the same 30 year period.  

 Employment forecasts have been identified from the East of England Forecasting Model (EEFM), 3.37

which are based on 2017 base year data and published by Cambridge Econometrics (CE) 

(September 2018 update). The 2015 ES reported a low level of forecast job growth over the 2011 to 

2031 period (circa 900 jobs), which was based on EEFM data from Oxford Economics. A review of 

the CE data shows a higher rate of job growth over the same period (circa 1,400). Looking at 

forecasts going forward from this year, the CE anticipates 1,800 new jobs over the period 2020 to 

2031. Job creation is focused in customer service, corporate management, science and tech, health 

and personal care, and business and public service occupations. Occupations that are forecast to 

experience a higher level of decline are associated with the production and manufacturing sectors.   

Rushden & Higham Ferrers Overview 

 The 2015 ES identified the economic profile for the Rushden was based on the aggregation of socio-3.38

economic data for seven wards that make up the Rushden and Higham Ferrers area. The same 

wards have informed this overview. They include: 

 Higham Ferrers Chichele 

 Higham Ferrers Lancaster 

 Rushden Bates 

 Rushden Hayden 

 Rushden Pemberton 

 Rushden Sartoris 

 Rushden Spencer 

 It should be noted that it is more difficult to report on economic variables for geographic areas below 3.39

district level due to the robustness and availability of data, which can vary and may not be up to 
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date. The 2015 ES profile was informed by 2011 Census data on overall population, population by 

age group, economic activity, qualifications and occupations. The majority of these socio-economic 

variables have not been updated by the ONS.  

 The following provides a more up to date picture on the area’s demographic profile based on the 3.40

latest ONS SNPP projections on population and households. 

 Rushden’s population was estimated to be approximately 40,870 in 2018, representing 44% of East 3.41

Northamptonshire District’s population. There were 17,250 households estimated in the Rushden 

area in 2018. Looking at the current year (2020), the population for Rushden is projected at 41,507 

of which 60.2% are within the working age (16 to 64), compared to 59.6% for District.   

 Rushden’s population is forecast to increase to 44,439 by 2031 of which 57.2% will be within the 3.42

working age, compared to 55.7% for the District. Whilst Rushden’s population is increasing, ONS 

forecasts indicate that the working age population is on a downwards trajectory, albeit at a slower 

rate to the District average.   

 The following bullets provide a summary of the key economic profile variables identified in the 2015 3.43

ES, but which relate to 2011 Census data.  

 82% of the 2011 population were economically active, with 74.6% of working age residents in 

full-time employment. 

 Almost a third of the resident population aged over 16 years were educated to degree level or 

equivalent 

 Resident workers were more likely to commute outside the district if they are employed in 

public services (e.g. education and health), distribution, hotels, and restaurants, professional, 

financial and other private services, and manufacturing.  

 A profile of the employment by industry sector was identified from the Business Register and 3.44

Employment Survey (BRES), which is based on workplace based employment. The table below sets 

out the most recent employment by occupation data for 2019 and how it has changed since 2015. 

Table 3.5: Work-based place employment by occupation: Rushden Area 

 
Source: BRES / ONS 

 As the table shows, BRES identified 14,050 work-based placed employees in the Rushden area. A 3.45

high proportion of employment is within the wholesale and retail occupation group (20.4%), which is 

mainly supported by employment growth in retail (2,580 or 18% of total employment). This reflects a 

similar trend for the District. Employment in manufacturing and health and education is reasonably 

Nos. % of Total Nos. % of Total Nos. %

Production 30 0.3% 50 0.4% 20 67%

Manufacturing 1,405 12.6% 1,630 11.6% 225 16%

Construction 1,050 9.4% 510 3.6% -540 -51%

Motor trades 525 4.7% 515 3.7% -10 -2%

Wholesale & Retail 2,280 20.4% 3,450 24.6% 1,170 51%

Transport and storage 900 8.1% 1,135 8.1% 235 26%

Hospitality 490 4.4% 920 6.5% 430 88%

Information & communication 200 1.8% 235 1.7% 35 18%

Financial & insurance 375 3.4% 395 2.8% 20 5%

Property 175 1.6% 175 1.2% 0 0%

Professional, scientific & technical 800 7.2% 1,270 9.0% 470 59%

Business administration & support services 755 6.8% 790 5.6% 35 5%

Public administration & defence 110 1.0% 100 0.7% -10 -9%

Health & education 1,750 15.7% 1,820 13.0% 70 4%

Arts, entertainment, recreation & other 505 4.5% 750 5.3% 245 49%

Total 11,150 14,050 2,900 26%

2015 2019 Change: 2015-19
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well represented. It is noted that representation in white collar occupations such as information and 

communication, financial and insurance, property, and professional scientific and tech) together 

account for 14.8% of work-based placed employment in the Rushden area, which is higher than the 

District average (12.7%). 

 Between 2015 and 2019, the number of work-based place jobs increased by +2,900 jobs (+26%). 3.46

Growth has been focused in the following sectors: 

 88% employment increase in hospitality sector occupations (i.e. accommodation, food and 

drink) 

 67% increase in production sector occupations (i.e. agriculture, forestry, fishing, mining, 

quarrying, and utilities) 

 59% employment increase in professional, scientific, and technical occupations; 

 51% employment increase in wholesale and retail occupations, which is mainly attributed to 

retail jobs; and 

 26% employment increase in transport and storage occupations. 

 There was a decline in work-based place employment in construction (-51%), which reflects a similar 3.47

trend for the District. Employment also fell for public administration and defence occupations (-9%) 

and for motor trades (-2%).  

 The 2015 ES identified the resident origin of the area’s workforce and conversely where Rushden 3.48

residents worked, which is based on 2011 Census data. This information has not been updated, so 

we refer below to headline findings for 2011 reported in the 2015 ES: 

Table 3.6: Origin of Rushden’s Workforce versus Place of work for Rushden’s residents 

 

 The table above suggests that while almost half of the workforce is employed in the Rushden area 3.49

itself, nearly two thirds of the working resident population are travelling beyond the District to access 

employment. It is not entirely surprising given that that the Rushden area is situated in close 

proximity to Bedford District, however, the figures still suggest a high level of out commuting to other 

districts. 

 Whilst the above analysis is based on 2011 data, the figures are unlikely to change unless there has 3.50

been investment in employment land since 2011, which we consider in the next section.  

  

.  

Origin of 

Workforce

Place of 

Work

Rushden area 48.1% 29.9%

Rest of  East Northamptonshire District 13.2% 6.3%

East Northamptonshire District 61.3% 36.2%

Wellingborough District 12.6% `

Kettering District 6.0% 6.0%

Northampton 4.7% 11.7%

Bedford 3.1% 11.3%

Milton Keynes - 3.5%

Other districts 12.3% -
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4. COMMERCIAL PROPERTY MARKET REVIEW 

 This section considers the commercial property market generally across the country and specifically 4.1

at a local level for East Northamptonshire and Northamptonshire in order to understand the supply 

and demand characteristics of different employment uses.  For the purposes of this study, we have 

considered Class E (Offices, Research & Development and Light Industrial – previously Class B1), 

B2 (Industrial) and B8 (Logistics). 

 The analysis has been undertaken using a range of information to inform the assessment including 4.2

data sources such as Estates Gazette Interactive (EGi), other published information including within 

the Council’s Local Plan evidence base and research produced by LSH on a national basis.  In 

addition there have been discussions with LSH and other local agents concerning the availability of 

and demand for different uses within the employment market. 

 This year has seen significant impacts upon the commercial property market, brought about firstly by 4.3

uncertainties around Brexit and more tellingly with the impact of COVID-19.  The latter has had a 

polarising effect with the office sector being particularly impacted, whilst the logistics sector has gone 

from strength to strength. 

Wider Commercial Market 

 Northamptonshire continues to see sustained pressure for growth given its location in the centre of 4.4

England and the previous growth status arising from the Milton Keynes and South Midlands growth 

area.  The area has easy access to a number of major arterial routes, including the M1, M6 and M40 

and A1, A6, A14 and A45. 

 One of the main areas of growth has been and continues to be for logistics space, with the County 4.5

sitting within the “Golden Triangle” covering the area around the M1, M6 and A14 with links to the 

rest of the country and the east coast ports.  The continued growth pressures exacerbated by 

COVID-19 are considered in more detail in the Logistics section below.   

 Key competitor employment sites to the County are considered to be in Milton Keynes, 4.6

Peterborough, Luton and Bedford, whilst locally East Northamptonshire is considered against the 

other main towns of Northampton, Corby, Daventry, Wellingborough and Kettering. 

Office Market 

 The office market has been particularly impacted by the pandemic across the whole country, with 4.7

Northampton mirroring other areas.  Whilst many commentators have suggested that the wholesale 

move to home working necessitated by the national lockdown may signal the death of the office, 

others suggest that it will in fact lead to a realignment of the sector to deliver quality over quantity. 

 The first half of 2020 saw UK-wide take-up fall significantly in the wake of the pandemic, as 4.8

occupiers understandably focused on the more immediate challenges. While Central London 

continued to see very depressed levels of take-up in Q3, there was a tangible improvement in the 

regions, fuelled by several major long-term corporate commitments from the likes of BT in 

Birmingham, Babcock in Bristol and Baillie Gifford in Edinburgh.  Consequently, take-up across 20 

key regional markets combined was 42% below average, compared with 68% below average in 

Central London. 

 The year as a whole has seen a significant reduction in take up from quarterly averages as shown 4.9

below: 
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 This reduced demand and take up has further affected the appetite for and viability of speculative 4.10

office development in all but the larger regional centres, with most significant “footloose” government 

or corporate requirements being met in these locations.  Current build costs for office space will 

require rental values of in excess of £20 psf in addition to land costs making the viable delivery of 

new office space challenging in many areas. 

 The core office markets in the East Midlands are in Nottingham, Leicester and Derby with prime 4.11

rents at £20.00 psf, £17.50 psf and £17.50 psf respectively.
3
  

 The main office centre in Northamptonshire is in Northampton with most office space in out of town 4.12

business parks.  There has been very limited recent delivery of offices within Northampton despite 

the Enterprise Zone at Northampton Waterside, with a number of development plots available 

despite the financial and other incentives available to developers and occupiers. 

 Closer to Rushden there is limited office development and provision other than for smaller local 4.13

businesses and local authorities, with most office space either within small units often held in owners 

pension SIPPS, or in converted space within or adjacent to town centres. 

 Current availability of office space within the area is primarily within small office suites of between 4.14

1,000 and 2,000 square feet in serviced office space including Sapphire House in Crown Way and at 

Moulton College.   

 Between 2004 and 2020, there were 28 office lettings in Rushden totalling 59,414 square feet at an 4.15

average size of 2,122 square feet per letting.  Average rents were at around £10 psf.
4
  

                                            
3
 LSH Office Market Research report 2020 
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 Most office demand tends to be from businesses already located within the area with very little being 4.16

picked up from larger footloose occupiers and there has been little or no demand for large scale 

office developments with corresponding levels of delivery. 

 Even where development sites have come forward to provide office space in the region, a mix of 4.17

uses has generally been built rather than pure office space.  This is evidenced at Kettering Business 

Park where a range of uses including a police custody centre, industrial and offices have been 

developed. 

 As a general rule and as recognised within the joint Core Strategy, large scale logistics 4.18

developments will deliver the greatest level of offices in the area with typical levels at around 10% of 

the overall floorspace.   

 Office take up over recent years has been limited to generally small units as above, with annual take 4.19

up across the whole of East Northamptonshire averaging a little over 13,000 square feet per 

annum.
5
  

 The levels of availability of office stock is relatively limited with no units currently shown as available 4.20

on EGi, albeit conversations with local agents suggest that some small office suites are available but 

are not registered on that platform. 

 There are two areas identified for office development in and around Rushden being within the SUE 4.21

and at Rushden Gateway.  The latter site is identified for mixed employment uses, and a 

supermarket led planning application for the site was refused in September 2020. 

 Due to the relatively small and local nature of the office market in the area and the levels of rent 4.22

required to make development viable against the levels achieved, speculative office development is 

unlikely to take place unless it can be cross-subsidised by other development or supported in some 

other way.  

 Agent feedback suggests that there is currently very limited demand for office space within the area, 4.23

and where it does exist, it is for very small units of less than 2,000 square feet.  This confirms the 

previous findings within the 2019 Employment Land Review carried out by Aspinall Verdi. 

 The current office market is unlikely to sustain greater levels of provision than is currently available, 4.24

and there is currently a significant pipeline of development sites available.  Whilst the outcome of the 

investigations into Lifesciences is currently unknown, the development of significant levels of office 

development at the SUE is likely to be challenging with some form of support. 

Industrial Market 

 Whilst the industrial (B2) and warehousing/logistics (B8) market are often considered in tandem, it is 4.25

useful to separate them out in this case due to the focus of the Council’s aspirations for the SUE, as 

well as the considerable growth in the B8 in recent years and particularly over the past nine months.  

The B8 market will be considered in more detail in the subsequent section. 

 The majority of employment land consents (aside from office parks) have historically allowed B1, B2 4.26

and B8 development with the majority of sites away from the office market tending to be developed 

for either B1 or B2 industrial use or for B8, with recent trends leaning more heavily towards the latter. 

 The industrial market has been relatively healthy over recent years with high levels of demand and a 4.27

limited supply.  This is partly due to the take up of employment land by B8 development, but also the 

tightening financial situation with more limited scope for speculative development. 

 Recent years have seen strong growth in the industrial market, with manufacturing in particular 4.28

leading to a demand for significant amounts of space.  Much of this is as a result of the strong 

                                                                                                                                             
4
 EGi research 

5
 East Northamptonshire Employment Land Review – Aspinall Verdi 2019 
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automotive sector which at one point was leading to some 80% of industrial lettings across the West 

Midlands, with some overspill from this into the East Midlands. 

 There has been limited new industrial development in East Northamptonshire in recent years 4.29

mirroring the wider national trend of sites tending to be developed for B8 purposes.  There are a 

number of estates through the area, but these vary in size age and specification, with the majority 

being home to predominantly local businesses. 

 Notwithstanding the current pandemic, there remain reasonable levels of demand for industrial 4.30

space, although this is mainly for smaller units of up to 30,000 square feet.  The 2019 Employment 

Land Review, identified the most demand for units up to 5,000 square feet which is borne out by 

information available from EGi showing over half (54%) of the lettings in the last five years in the 

Rushden area being below 5,000 square feet.  Over the same time period, a further 25% were 

between 5,000 and 15,000 square feet. 

 The annual average take up of space over the past five years in the Rushden area is 44,589 square 4.31

feet pa, although this has been skewed by a couple of large lettings including Ecourea Ltd taking 

21,497 square feet at Francis Court, and Units 3&4 at Express Business Park accounting for over 

48,000 square feet in 2015. 

 The majority of demand for new premises comes from existing businesses in the area who wish to 4.32

move or expand, as well as from new local start-up businesses although there are some businesses 

have moved into the area.  The Employment Land Review identifies the potential for industrial 

businesses from Cambridge being displaced due to lack of cost effective stock, with developers 

delivering higher specification buildings to cater for the research and development market. 

 Rental values for industrial units are between £5 and £7.50 psf depending upon the size of unit with 4.33

smaller units demanding higher psf rents.  New build units may command rents of up to £9psf, 

although at this level development viability is marginal, albeit the levels of demand has meant in the 

past that speculative development may be undertaken. 

 It is difficult to assess the true level of demand at the current time, with businesses perceiving a lack 4.34

of available stock leading to a tendency not to look or move, alongside economic uncertainty arising 

from the pandemic and Brexit leading to reluctance to invest in new premises. 

 Land which is available for industrial development is the same as for offices with Rushden Gateway 4.35

and the SUE identified for these uses, along with small redevelopment opportunities. 

Logistics Market 

 Increasing demand for large scale (100,000 square feet and above) warehousing has been driven by 4.36

the growth in online retail and increasing sophistication in the logistics sector with the advent of last 

mile requirements and other innovations.  The past nine months as the effects of the pandemic have 

become apparent have served to increase this growth with the whole market underpinned by a 

strengthening investment market. 

 While some sectors remain either closed or subject to restrictions as a result of the pandemic, 4.37

logistics has remained in operation and actually benefitted from the effects of the pandemic. 

Logistics has performed an absolutely crucial role, keeping the nation supplied amid public fears 

around COVID-19 and demands on social distancing. Its resilience to the crisis is clearly reflected in 

rent collection, with the LSH Property Management database showing 90-day rates of rent collection 

running at close to 90% across the UK in Q1 and Q2, considerably ahead of both offices and 

especially retail. 

 The second national lockdown leading up to Christmas has continued to drive huge demand for 4.38

online ordering. The pandemic is stimulating activity in the market, as occupiers adapt to the 

accelerated switch to online retail, demand for home delivery and the need for greater supply chain 

risk management. For units over 50,000 sq ft, Q3 take-up hit a record-high of 16m sq ft in Q3 2020, 
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30% above the five-year quarterly average. Q3 saw Amazon commit to 3.6m sq ft of space while 

logistics companies were highly acquisitive, with DHL, New Cold Logistics, Royal Mail and Clipper 

Logistics each making large scale commitments. 

 Much of this growth has been driven by the parcel delivery sector.  In 2019, parcel companies (Royal 4.39

Mail, Hermes, DHL, DPD, Parcelforce, Yodel and UPS) took just under 1 million square feet in 26 

deals.  In the year to December 2020 they took 2.1 million square feet in 30 deals.
6
 

 Despite some occupiers returning secondhand space, strong demand is driving down levels of 4.40

supply nationally. For units over 50,000 sq ft, the availability rate fell for the third consecutive quarter 

in Q3, while the availability rate of grade A space fell sharply to 3.6% in Q3, its lowest since Q1 

2019. Developers are rushing back into logistics after the trauma of the initial lockdown, with 25 

speculative development starts across the UK totalling 3.2m sq ft. The sharp pick-up in Q3 takes the 

total UK volume of speculative development to 9.2m sq ft, back towards the recent record level of 

11.0m sq ft in 2019. 

 A combination of tight supply and the structural growth in demand for distribution space has put 4.41

strong upward pressure on rental levels over the past few years. While growth has slowed, logistics 

remains the only core property sector to have recorded positive growth throughout 2020. Average 

UK industrial rents increased by 0.4% in Q3, recovering from the marginal 0.2% in Q2, when the 

initial lockdown took place. London & the South East continues to lead performance, albeit 

marginally, with average growth of 0.5% in Q3.  

 The defensive attributes of logistics have fuelled strong investment demand for the sector. With 4.42

volume of £1.3bn, industrial was the most actively traded sector against trend in Q3, with volume 

only 23% below the quarterly average, compared with 50% below average for the market as a 

whole. Amazon’s highly sought after covenant dominated Q3 with three major transactions, including 

the UK’s largest ever single let distribution sale, namely L&G’s £202m build to suit acquisition for 

Amazon in Swindon. 

 Strong, global demand for secure income has heaped renewed pressure on prime UK industrial 4.43

yields. This has also been fuelled by a lack of prime product on the market, as investors are 

understandably minded to maintain exposure to the sector. Those looking for exposure to logistics 

are innovating and taking on greater risk, such as purchasing un-let spec-built developments or 

taking risk on weaker covenants.  

 While total returns have eased down significantly from the highs of recent years, logistics continues 4.44

to outperform the other key property sectors. Total returns for industrial are running at 4.0% over the 

year to Q3, and though modest be recent standards, is ahead of offices (0.5%) and markedly ahead 

of retail (-12.9%).  

 The latest IPF Consensus Forecasts, published in August 2020, expects to see logistics continue to 4.45

outperform the wider UK property market over the medium term. The extent of outperformance has 

also grown in the wake of the pandemic, owing to lower return expectations in the other core sectors. 

Industrial is forecast to see average annual returns of 5.8% up to 2024, compared with 3.1% for All 

Property. 

 The main negatives for the logistics sector are an increasing scarcity of suitable sites, particularly 4.46

close to major conurbations, and a shortage of labour.  With the UK boasting essentially full 

employment prior to the pandemic, the days of tapping into large pools of unskilled labour are over. 

                                            
6
 CoStar December 2020 
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 This has led to an increase in wages with the median for the sector around £6,700 higher than the 4.47

average for all sectors at £31,600 compared to £24,900.  This is an increase from £28,000 in 2014 

and is alongside some logistics sub-sectors where average salaries are £35,000.
7
 

 Employment in the sector is expected to grow by some 43% over the next 20 years requiring 4.48

employment growth of 19%.  Given predicted population rises, an additional 21m square feet of 

space are estimated to be required each year across the country.
8
 

 On a local level, Northamptonshire sits within the Golden Triangle which remains very attractive to 4.49

logistics businesses due to the central location and road links to the rest of the country.  East 

Northamptonshire does not benefit from this as much as locations such as Northampton, Corby and 

Kettering, but nevertheless is an area with substantial B8 development including at Warth Park at 

Raunds, Express Park at Rushden, Spire Road at Higham Ferrers, Islip (Primark) and Haldens 

Parkway at Thrapston. 

 Demand in the area remains high, although it is impacted by lack of suitable space, lack of staff and 4.50

lack of power.  URBN (Urban Outfitters) has recently vacated space at Spire Road, and has moved 

to Peterborough due to no alternative premises being available in the area. 

 According to EGi, the majority of recent take up has been at Warth Park with an average annual take 4.51

up of some 890,000 square feet in the district, but little or no current availability.  The development of 

Phase 2 of Warth Park will deliver new space into the market, but it is anticipated that demand will 

continue to outstrip supply for a number of years. 

 The majority of available sites are now outside of East Northamptonshire in Kettering, 4.52

Wellingborough and Corby. 

 The development of logistics space in the area remains a viable proposition due to the strength of 4.53

the market, the rental levels and the underlying investment potential, with prime yields down as low 

as 4% for distribution warehouses.
9
 

 Rental levels are between £6.95 and £8 psf
10

 for the area, which has increased from levels 4.54

suggested in the 2019 Employment Land Review. 

 

                                            
7
 BPF – Delivering the Goods in 2020 

8
 BPF – Delivering the Goods in 2020 

9
 LSH – Industrial and Logistics Market Report 2020 

10
 LSH – Industrial and Logistics Market Report 2020 
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5. LOCAL EMPLOYMENT NEEDS 

 Section 3 (Economic Context) identified a higher level of population growth between 2011 and 2031 5.1

than was previously identified in the 2015 ES. However, the working age population is projected to 

shrink over the same period; a trend that is occurring both regionally and nationally. As the 2015 ES 

highlighted, the development of the SUE could help to mitigate a decline in the local workforce. We 

consider this to be the best scenario to increasing the workforce population. However, it will be 

critical that the SUE can meet the aspirations of the working population, in terms of housing needs, 

services, social infrastructure, and employment opportunities to attract a working age population.  

 Travel to work patterns show that out-commuting remains an issue for East Northamptonshire and 5.2

the Rushden area, where almost two thirds are travelling beyond the District for employment. This is 

likely to be driven by lower levels of business growth (compared to the region and nationally), which 

impacts on job opportunities, and stronger earning potential for jobs located outside of the District.  

 Since 2015 there has been growth in a much broader range of employment sectors than was 5.3

previous reported (2015 ES). Sectors that have experienced most employment growth in recent 

years include retail, and transportation and storage sectors, with reasonable growth in professional, 

scientific and technology, education, and hospitality sectors. Employment decline was primarily 

experience in the construction sector, a trend that was highlighted in the 2015 ES, which will be 

indicative of a lack of development occurring in the District.  In terms of actual business growth, the 

finance and insurance, and information and communication sectors experienced the strongest rate of 

new business openings over the past five years. 

Summary of Employment Needs 

 Sectors that support higher levels of employment in East Northamptonshire are retail and 5.4

transportation and storage. As highlighted above, transportation and storage has seen considerable 

employment growth in recent year and this trend is expected to continue. 

 The 2015 ES highlighted the potential to link employment opportunities with the recent development 5.5

of Tresham College’s new campus in Wellingborough. The campus opened to students in 

September 2020 and was predominantly funded by the South East Midlands Local Enterprise 

Partnership (SEMLEP). The campus offers a number of courses including subjects that cover 

construction and trade, information technology and computing, motor vehicle technology, business 

and accountancy.  

 Employment forecasts highlight growth in customer service, corporate management, science and 5.6

tech, health and personal care, and business and public service occupations. Many of these 

occupations could be delivered through employment opportunities within in the SUE, particularly 

within office based accommodation (including Use Classes E(d)/(g)(i)/ g)(ii)). As such, new 

accommodation should support both opportunities to attract key employers through quality office 

space, but should also support SMEs and start-ups by way of innovation/incubator hubs, and 

serviced offices and affordable workspace accommodation. 

Industrial, Logistics & Warehousing (Use Class B2 & B8) 

 The 2015 ES identified that Rushden’s future employment offer would be focused on B2 5.7

accommodation along with complementary former Use Classes B1c light industry and B1a Office 

(now classified within Use Class E). The advice also highlighted the need to ensure flexibility in order 

to respond to different occupier needs and encourage the critical mass of employers/businesses. We 

agree that flexibility is a key requirement, particularly in order to entice occupiers who would not 

ordinarily consider Rushden. Generating a cluster effect will be the key challenge for the SUE, 

particularly if the scheme is to target sectors and occupiers that are not already established in 

Rushden.  
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 Storage and logistics is the second strongest performing sector for the District in terms of 5.8

employment generation. It is also generates the highest rate of GVA per head compared to other 

sectors. Employment growth is forecast to be reasonably strong over the development plan period. 

Demand for B8 accommodation serving the transport and storage sectors has steadily increased in 

line with continued growth in online sales, which is increasing the need for major distribution space. 

The District is well placed to serve this market given due to connections to the major road network 

(A14 to the north of the District). Whilst the SUE does not have direct access to the major road 

network it has access to the A6, which provides onwards connections to the M1 via the A421 dual 

carriageway. 

 As across the rest of the country industrial and logistics are the most buoyant commercial markets, 5.9

with logistics going from strength to strength during the pandemic, and a shortage of suitable stock 

for occupiers who tend to be more footloose than traditional manufacturing or office occupiers. 

 Development of B8 space particularly remains viable with a strong investment market, and a 5.10

willingness of developers to bring space forward on a speculative basis. 

 Whilst market sentiment suggests that there is limited demand for industrial space, this is suggested 5.11

as being the result of a perception that there is little suitable space available.  Viability of industrial 

space is marginal, and may require some cross funding from other sources. 

Offices & Managed Workspace (Class E(g)(i & ii)/ Former Class B1) 

 The employment demand review highlighted the need to support both large and smaller employers 5.12

within the employment sector. The 2015 ES identified likely demand for office space at the SUE will 

be focused on accommodation for smaller office units ranging between 1,000 sqft and 5,000 sqft, but 

still ensuring sufficient land to support larger employment requirements, namely for footloose 

occupier requirements or local business growth. 

 The majority of office occupiers in the area are small local businesses or local authority occupiers 5.13

with a limited demand for new office space, and the majority of take up at levels of below 1,000 

square feet. 

 Development of office space is currently not viable with a significant gap between current rental 5.14

levels and those required to deliver new development.  It is difficult to see how this gap might be 

removed except by intervention and cross subsidy of development from other forms of development. 
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6. RUSHDEN EAST SUE EMPLOYMENT MIX OPTIONS 

 This section of the report updates the assessment on potential employment scenarios that were 6.1

considered in the 2015 Employment Strategy and which informed the Council’s preferred 

employment strategy for the SUE.  

 Generally, employment opportunities within the SUE will be served by employment uses that will 6.2

support local community services (e.g. retail, service, and community uses) and dedicated 

employment uses (i.e. Use Classes E(g), B2 and B8).  This assessment of employment mix options 

will be principally concerned with the mix of dedicated employment uses. However, we have updated 

the 2015 ES assessment on employment potential for local community services. 

Local Community Services and Facilities 

 As part of any sustainable neighbourhood it is essential to ensure that the resident population have 6.3

access to an appropriate critical mass of commercial and community services in order to reduce the 

need to travel. This should come in the form of a local centre that meets the day to day needs of the 

local population, but also workers in the area.  

 The 2015 ES recommended that a local centre include a small convenience store (300 sqm), and 6.4

five complementary commercial units to support further retail, café/restaurant, pub/restaurant, and 

hot food takeaway occupiers. Accommodation would range in size from 69 sqm to 139 sqm. Small 

scale office could be provided on upper floors. Additional demand was identified for a crèche, which 

would serve residents and workers. 

 Typically, most national grocers will only consider opportunities where a development scheme 6.5

supports a minimum of 1,000 residential units. Given the scale of housing and employment uses that 

the SUE could support, we consider that the 2015 ES recommendation on the mix of local centre 

uses is still achievable, albeit the exact mix of uses (i.e. Use Class E and Sui Generis/ Hot Food 

Takeaway & Public House) will be market-led and with the exception of the convenience store, 

should allow flexibility within the Use Class E band.  Whilst the 2015 ES indicated the potential to 

support a new crèche facility, opportunities will depend on existing availability in the catchment and 

would require further consideration by way of market testing.  

 In addition, the position of the local centre will be critical in securing an anchor convenience store, 6.6

which will be the key driver for securing other tenants. A national retailer will expect visibility, if not 

direct frontage onto a main highway. Therefore, delivery of the local centre will be more 

commercially viable if it is accessed easily from the A6 as well as the rest of the SUE. 

 Alongside commercial uses, the Council may wish to consider the inclusion of community uses, such 6.7

as healthcare facility (e.g. GP surgery), which could also support an ancillary pharmacy (Use Class 

E). Again, demand for community uses will be dependent on availability of existing facilities within a 

reasonable walking distance and further market testing will be required to confirm likely take up of 

health care uses.  

 Other community infrastructure such as primary and secondary school provision will be important 6.8

factors in attracting a new resident workforce, specifically those with or planning to have children. 

The potential to include educational facilities will depend on capacity at existing schools in the area 

and whether they support safe walking routes. The provision of education facilities is considered as 

part of the current planning application. 

Duchy Proposals 

 The assessment of the “market-led” scenario for the employment land for the SUE is informed by the 6.9

emerging planning application proposals for the land. It is also important to understand the context to 

the SUE land, which is in multiple ownership. Barratt Homes & Taylor Wimpey are acting as a joint 
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housing land consortium and maintain control over the majority of the land. The Duchy of Lancaster 

(Crown Land) own 30 hectares of land ‘zoned’ for employment uses. Together the Duchy of 

Lancaster, Barratt Homes and Taylor Wimpey are bringing forward an application in support of the 

development of the SUE land for residential and employment uses. The employment use element is 

being led by the Duchy. The Duchy’s involvement in the delivery of the SUE would result in a greater 

area of employment land than envisaged in previous studies and in the draft master plan.  

 The 2016 Employment Delivery report (‘2016 ED’) provided an overview of the employment mix 6.10

sought by the Duchy, which is summarised below: 

 

2.5 hectares High value employment uses (i.e. hotel; health & fitness family pub/restaurant; 

and roadside food) 

9.5 hectares Mixed industrial and office development in accordance with the Employment 

Strategy (a mix of Class B1/B2 accommodation, including a business incubator, 

managed workspace and grow-on accommodation) 

20 hectares Large industrial/distribution units (class B2/B8 with ancillary office floorspace, 

typically up to 10% of each unit). 

 

 As highlighted in the 2016 ED, the high value employment uses and mixed use industrial and office 6.11

development elements intended for development by the Duchy follow closely the mix and scale 

proposed in the Council’s Employment Strategy. However, the third and largest element is where the 

Duchy’s proposals differ from the Employment Strategy and the Masterplan Framework Document 

(the Masterplan).  

 The Duchy has commissioned an assessment on employment uses, examining different scenarios 6.12

for employment development. The assessment, prepared by Stantec, ultimately supports the 

Duchy’s proposal for 20 hectares of large industrial/ distribution units (Class B2/B8).  The Stantec 

report takes forward the three development scenarios tested in the 2016 ED (i.e. ‘policy approach’, 

‘market-led approach’, and ‘hybrid approach’) and considers four additional scenarios. They include 

testing both a B1a and B8 focus on the Employment Strategy land area (10.6 ha) and Duchy land 

area (32ha). We consider the findings of Stantec’s employment scenarios as part of this 

assessment. 

Employment Land Uses 

 The employment strategy set out in the 2015 ES was based on three strategy scenarios, which 6.13

produced different outcomes on the nature and scale of dedicated employment land uses. They 

included: 

 Market led approach 

 Policy led approach 

 Hybrid approach 

 This assessment updates these development scenarios as necessary, by taking account of changes 6.14

in the economic profile of the area and changing requirements within the employment land market.  

 The previous studies have concluded that the policy led approach is unlikely to be deliverable, 6.15

requiring significant support and/or intervention in order to come forward.  The previous ED prepared 

in 2016 identified that a rigid pursuit of the Employment Strategy was likely to require improvements 

to market conditions or public sector support to realise timely delivery of the employment uses.  The 
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study identified that the policy strategy approach delivered less residual value or lower viability than 

either the market-led approach (now mirrored in the application) or a lesser area of land based on a 

developer led approach. 

 Since the ED was published (pandemic aside) there has been very little change in market conditions 6.16

or demand in respect of the policy strategy uses.  The effects of Covid19 continue to be felt and are 

likely to negatively impact on market demand with increased economic uncertainty alongside a 

potentially long term move towards more home working, reducing the demand for office space. 

 Conversely, the effects of Covid19 have been positive on the logistics and storage sector, increasing 6.17

the move towards online shopping and parcel delivery.  Prior to Covid19, the sector was seeing 

strong growth and demand for both development sites and built product.  These two factors mean 

that there is even greater demand for B8 space than was the case in 2016, with higher values and 

viability. 

 The Council has an aspiration for better quality, higher paid and skilled jobs to be delivered through 6.18

the employment land at the SUE, and as part of this has considered the potential for the delivery of 

Lifesciences development within the SUE to build upon the strengths of the Oxford-Cambridge Arc, 

and as previously referred to has commissioned a study to be carried out by Lichfields. 

 The life sciences sector has seen significant growth in recent years which has also been boosted by 6.19

Covid19, with the sector now being seen as a key investment class being relatively “pandemic proof” 

with occupiers continuing to work, a greater need for laboratory space and high security of rental 

income. 

 Notwithstanding this, the study by Lichfields suggests that in the absence of anchor factors such as 6.20

the presence of a strong science base on site with research and/or academic capabilities to deliver 

world class innovation and enabling infrastructure, the area is unlikely to feature strongly when 

locational decisions are being made. 

 The report does identify some potential for science and technology (including life sciences) activity to 6.21

establish, but considers that this may be longer term and require a more detailed economic strategy 

to deliver a viable science park proposition for Rushden East. 

 On the basis of the above, the economic impacts of the policy led, and market led approaches are 6.22

considered in the subsequent chapter. 
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7. ECONOMIC IMPACTS 

 This section sets out and assesses the permanent economic impacts associated with the 7.1

employment mix scenarios. The methodology is based on the approach used in the 2015 ES and 

excludes jobs that would be supported through the construction and development stages for the 

SUE. An accurate assessment of construction jobs would require more detailed information on the 

scale of infrastructure investment required to deliver the SUE, which is not available at this stage.  

Scenario Specification 

 The alternative employment-yielding development scenarios have been considered based upon the 7.2

policy strategy mix which evolved through the previous ES, and the mix proposed within the current 

planning application for the SUE. Within these scenarios, it is assumed that there could be broad 

categories of permanent employment-yielding uses proposed for the new settlement:  

 Employment land – the development of alternative amounts of E/B1, B2, and/or B8 premises 

located within the scheme.  

 Local centre – local shops serving the needs of the residential community housed by the urban 

extension.  

 Other commercial development - there is also the possibility of other commercial development, 

including a pub / restaurant, roadside food outlets, and a hotel.  

 The following table sets out the assumed level of development (sqm) associated with each element 7.3

under each scenario.  

Table 7.1:  Assumed level of development for each scenario (sq m) 

 

 The above demonstrates specifically where there are similarities and differences between the two 7.4

scenarios, with the application mix proposing a far greater area of B1 space than the policy mix 

(14,000sqm against 6,968sqm) but a lower level of B2 space (up to 14,000sqm against 25,083sqm).  

The application does not appear to specify exact floor space for the local centre etc. 

 The major difference between the two scenarios is in the proposition for up to 67,000sqm of B8 floor 7.5

space which was specifically excluded from the earlier policy mix, and is of course excluded from the 

draft master plan. 

 The policy mix assumes an employment area of c11 hectares, whilst the application mix assumes an 7.6

employment land area of c30 hectares, as per the area shown in the draft master plan. 

Other Assumptions 

 Additional assumptions need to be introduced regarding the likely employment density of each type 7.7

of employment-yielding floorspace. The source of assumptions is based on the guidance published 

by the Homes and Communities Agency “Employment Density Guide 3
rd

 Edition”, November 2015.  

Element of Scheme Scenario 1 - Market Scenario 2 - Policy  
E (B1) 14,000 6,968 

E/B2 (assume 50:50 split) 6,000 

B2 5,000 25,083 

  
B2/B8 (assume 50:50 split) 12,000 

B8 61,000 

A1 0 232.5 

A2 0 232.5 

High Value Employment 0 3,219 

Total 110,000 35,735  
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Table 7.2: HCA Employment densities 

 

Gross Job Estimates and Multipliers 

 Based on the assumptions set out above, the following table presents the expected overall Full Time 7.8

Equivalent (FTEs) employment associated with the different scenarios. Job estimates are all 

expressed in FTE as standard employment density assumptions are expressed as FTE per sqm. In 

reality, a mix of full time and part time positions will be expected, and the actual number of employed 

people would therefore likely be greater than the numbers set out below.  

Table 7.3: Job Estimates (FTEs) by Scenario 

 

 Once the development is completed and occupied in full, total employment would be expected to 7.9

range between 1,161 FTE jobs under Scenario 2 – Policy, up to 2,240 FTE jobs under Scenario 1 – 

Market based on these assumptions. 

 There will also be additional jobs supported in the local area through local supply chain activity and 7.10

multiplier effects. These are based on assumptions from the Homes and Communities Agency 

“Additionality Guidance 4
th
 Edition”, 2014 as set out below:  

Table 7.4: HCA ‘Additionally Guidance’ Multipliers by Use Class 

 
 

  Based on these additional jobs, the overall number of local jobs that could be expected to be 7.11

supported through the different scenarios once it is completed and occupied in full would be:  

Category Area per Full Time Equivalent

B1 all (average) 20

B2 36

B8 81

A1 42

A2 16

Element of Scheme Scenario 1 - Market Scenario 2 - Policy

E (B1) 700 348

E/B2 (assume 50:50 split) 167 0

B2 139 697

B2/B8 (assume 50:50 split) 333 0

B2/B8 (assume 50:50 split) 148 0

B8 753 0

A1 0 6.0

A2 0 15.0

High Value Employment 0 95

Total 2,240 1,161

Category Multiplier

B1/2/8 0.29

A1/2 0.38
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Table 7.5:  Job Estimates (FTEs) plus Multipliers by Scenario 

 

 Once the development is completed and occupied in full, overall gross employment would be 7.12

expected to range between 1,508 FTE jobs under Scenario 2 – Policy, up to 2,890 FTE jobs under 

Scenario 1 – Market based upon these assumptions.  

Phasing of Jobs 

 Phasing and delivery of the employment land will depend upon demand and the availability of 7.13

funding to put in place the necessary infrastructure to deliver the employment space.  As has been 

discussed elsewhere within this report it is unlikely that speculative development of office space 

would be undertaken in the current climate, with speculative development of B8 space more likely.  

Given the far greater land take required for B8 development, delivery could potentially be 

significantly accelerated under the market mix below. 

 In their 2015 report Aspinall Verdi anticipated take up levels at the following rates:  7.14

 Under Scenario 1 – Market – commercial development would take place at around 1 hectare 

per annum 

 Under Scenario 2 – Policy – commercial development would take place at less than 1 hectare 

per annum 

 Based upon the greater area proposed under the application, the Stantec report accompanying the 7.15

planning application indicates potential floor space take up based on average take up within a 20 

mile radius.  We would concur with these figures which would give an annual land take up of c1.6 - 2 

hectares p.a., however these do not take into account the potential to deliver development which is 

not necessarily locally based, but which would be dependent upon a wider economic policy to secure 

development. 

 The phasing of the development will have an impact on the phasing of the anticipated jobs, and the 7.16

achievement of all FTE jobs would be approximately 15-18 years under Scenario 1 – Market and 10-

11 years under Scenario 2 – Policy (although delivering a lower number of jobs). 

 In their report Stantec have assumed site coverage of 48%, although this could be as low as 40% 7.17

depending upon the precise form of development.  The above variance reflects this. 

Local Jobs Supported by the Resident Population 

 Based on the ONS Annual Living Costs Survey (March 2020) it is estimated that the proposed 2,200 7.18

households that would reside in the development once it is fully built would generate an aggregate 

annual expenditure of c. £66.992 million (2019 prices). 

 Based on retail expenditure patterns, we can assume that c. 35% of this would be spent locally. This 7.19

would translate to a total annual level of expenditure made locally from residents to be c. £23.447 

million (2019 prices). This expenditure would therefore support:  

 279 direct, FTE jobs in the East Northamptonshire economy and  

 51 further jobs supported through indirect and multiplier effects 

 Whilst 2020 has been an unprecedented year, with an estimated lower expenditure throughout due 7.20

to the Covid-19 pandemic, forecasts have indicated that the UK economy will grow slowly in 2021, 

and achieving pre-2020 levels in 2023. Given the development timescales required, we have 

Element of Scheme Scenario 1 - Market Scenario 2 - Policy

Total FTEs 2,240 1,161

Additionality (Multiplier) FTEs 650 347

Overall Total FTEs 2,890 1,508



 

31 

 

therefore assumed that these expenditure patterns will apply when the development is complete and 

fully occupied.  

Homeworking 

 Homeworking has become increasingly popular over the years, and especially in 2020. According to 7.21

data from the ONS, the proportion of people working from a home base stands at 39.1%, which has 

increased to 80.7% through the Covid-19 pandemic.  

 Whilst we do not anticipate a continued 80.7% of home workers going forward, there will be an 7.22

increase due to people adapting to this new way of working and companies realising the benefits of 

having flexible workplace / home base employees in relation to workplace costs.  

 Assuming a 10% increase from current levels of 39.1%, and based on the proposed 2,200 7.23

households with a 1.1 workers per dwelling the number of additional home workers residing in the 

development could amount to c. 242 jobs once the development is fully built and occupied.  

 Likewise, there will be peripatetic workers. Assuming a 5% increase, this would amount to an extra 7.24

c. 110 peripatetic jobs once the development is fully built and occupied.  



 

 

8. CONCLUSIONS  

 The delivery of the Rushden East SUE presents an opportunity to deliver additional housing and 8.1

jobs for East Northamptonshire through creation of a new development in accordance with 

Policy 33 of the JCS.   

 The policy identifies the potential for around 2,500 dwellings and provision for an appropriate 8.2

level of job opportunities. 

 The policy goes on to say that there will be a mix of employment opportunities to make a 8.3

significant contribution to delivering an enhanced balance between new homes and jobs.   

 The policy does not indicate what land area should be allocated for employment, nor does it 8.4

indicate how many jobs should be delivered.  It does however identify that a master plan should 

be prepared to define policy expectations. 

 The previous Employment Strategy prepared on behalf of the Council in 2015 identified that 8.5

approximately 11.85 hectares of employment land accommodating 9.35 hectares of B1 and B2 

land along with 2.5 hectares of higher value employment land should be allocated within the 

SUE.   

 The subsequent Employment Delivery report in 2016 indicated that this was likely to require 8.6

intervention or support to deliver. 

 In producing the draft master plan which is intended to define the policies for the delivery of the 8.7

SUE, an area of some 30 hectares is identified for employment uses located within the northern 

area of the overall SUE area.   

 The draft also identifies the aspiration (based upon policy requirements) to deliver a number of 8.8

new jobs which broadly matches the number of new homes built, i.e. around 2,500 new jobs. 

 The draft master plan states that the Council has clearly indicated that a large site for 8.9

warehousing and distribution uses (B8) will not be supported as part of the SUE. 

 The above presumption against B8 development does not appear to have any policy justification 8.10

within the master plan, and indeed Policy 24 of the JCS recognises the important role that B8 

can play in delivering pump priming for infrastructure, as well as the significant number of B1 

office jobs which can be created.   

 The economic activity of the District is considered in depth in section 3 of this report, but does 8.11

indicate a number of important factors: 

 High rates of employment 

 High rates of travel to work outside the district 

 High rates of senior professional workers 

 GVA per head below local and national averages 

 Professional, manufacturing and transport & storage produce the highest GVAs in the 

District 

 In common with most sectors and facets of life, the commercial property market has been 8.12

severely impacted during 2020 by the Covid19 pandemic which has seen a series of lockdowns 

changing working patterns, potentially for good. 

 The impact has been different across different sectors with offices being particularly negatively 8.13

affected, whilst warehousing and logistics have seen a significant growth in demand due to the 

rise in online shopping. 

 Whilst it is too early to draw any definite conclusions from property transactions, where 8.14

information is available (which is backed up by discussions with local agents) it would seem 



 

 

likely that the previous pattern of small local requirements for offices will continue, alongside 

demand for manufacturing space and significant demand for B8 space. 

 Delivery of office space is unlikely to be viable without cross subsidy from other development or 8.15

support or intervention from other sources.  Speculative development is most unlikely to take 

place. 

 There are good levels of demand for industrial space although there appears to be a lack of 8.16

available stock with land for industrial use often having a flexible consent which also allows 

delivery of B8 space which has a greater level of demand. 

 As outlined above, the demand for B8 space whilst already high has increased significantly over 8.17

the past twelve months, with greater reliance on online shopping. 

 Northamptonshire is at the centre of the “Golden Triangle” for logistics, with very good transport 8.18

links to other areas of the country, and whilst Rushden does not have immediate access to main 

arterial routes such as the A14 or M1 in other areas of the County, the A6 does still give good 

access to the major road network. 

 The Council’s aspirations are for delivery of high quality, well paid jobs requiring a skilled 8.19

workforce, and this has led to a stance of not allowing B8 development as part of the SUE with 

the perception, amongst other matters, that the jobs created are low paid and low skilled. 

 A number of reports have considered this matter with a recent study concluding that jobs within 8.20

logistics delivered significantly higher average wages than across all other sectors and with a 

higher level of skilled labour requirements. 

 Analysis of the comparative employment mixes proposed in the Employment Strategy and the 8.21

planning application identify the potential to deliver some 1,161 jobs in the former mix and 2,240 

in the latter.   

 The delivery of jobs in the application mix is broadly in line with the aspiration for the delivery of 8.22

one job per new household, whilst the employment strategy mix is around half the level. 

 Without significantly greater levels of floor space within the development from that envisaged 8.23

within the employment strategy, the aim of delivering one job per household will not be met, and 

as such there needs to be an acceptance that an area of land in line with that proposed in the 

master plan will need to be developed. 

 It is not considered likely that an area of this scale would be likely to come forward over the next 8.24

twenty years to deliver solely office or manufacturing space, with no evidence of this level of 

demand. 

 It is only considered likely that the SUE will meet the level of jobs aspired to by an acceptance 8.25

that B8 development is included within the overall scheme, with corresponding delivery of 

infrastructure and buildings to deliver the uses envisaged within the employment strategy. 
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