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A. STRATEGIC CONTEXT 

INTRODUCTION 

A.1 This section provides a detailed review of the strategic and policy context for 
industrial and employment land in East Northamptonshire. It also includes a review of 
key research reports including those supporting national and regional policy 
developments and identifies the key strategic development proposals that are likely 
to impact on the demand for and supply of employment land in the District.  It 
contains the following key elements: 

• National policy, including planning policy guidance notes issued by the 
government; 

• Regional and sub-regional policy including the Regional Spatial Strategy for 
the East Midlands and the Northamptonshire Structure Plan; 

• Local policy, including the East Northamptonshire Local Plan and emerging 
joint LDF for North Northamptonshire (comprising East Northamptonshire, 
Corby, Kettering and Wellingborough); and 

• Other key documents, including SPG, emerging policies and plans, property 
market reports and previous survey and appraisal work undertaken within the 
District. 

NATIONAL POLICY 

PPS1 – Delivering Sustainable Development 

A.2 PPS1 highlights the need for positive and proactive planning to achieve the creation 
of sustainable communities. It is stated that planning should facilitate and promote 
sustainable patterns of urban development by: 

• Making suitable land available for development in line with economic, social 
and environmental objectives to improve the quality of life; 

• Contributing to sustainable economic growth; 
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• Protecting and where possible enhancing the natural and historic 
environment; 

• Ensuring high quality development through good design; and 

• Ensuring that development supports existing communities and contributes to 
the creation of safe, sustainable and liveable communities with good access 
to jobs and key services. 

A.3 The Government is committed to promoting a strong, stable and productive economy 
that aims to bring jobs and prosperity for all. Consequently, planning authorities 
should have regard to the importance of encouraging industrial, commercial and 
retail development. At the same time, planning policies should enable the provision of 
a suitable mix of housing including adequate levels of affordable housing. Delivering 
sustainable development requires planning policies to: 

• Promote urban regeneration; 

• Promote regional, sub-regional and local economies; 

• Promote communities which are inclusive, healthy, safe and crime free; 

• Bring forward sufficient land of suitable quality in the right locations (housing, 
industry, retail and commercial development); 

• Give high priority to ensuring access for all to jobs, health, education, shops, 
leisure and community facilities; 

• Focus on developments that attract a large number of people, especially retail 
development, in existing centres; 

• Protect and conserve natural resources; 

• Promote the more efficient use of land; and 

• Reduce the need to travel. 

A.4 The new approach to spatial planning encourages Local Development Documents 
(LDDs) to provide a framework for integrating policies for the development and use of 
land with other policies and programmes which influence the nature of places and 
how they function. This includes the need to set a clear vision for the future pattern of 
development, consider the needs of the communities the LDDs cover and help 
integrate the wide range of activities relating to development and regeneration. 
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PPG3 – Supporting the delivery of new housing  

A.5 In January 2005, the ODPM introduced new paragraph 42(a) to PPG3. It highlights 
that local planning authorities should favourably consider planning applications for 
housing or mixed use developments which concern land allocated for industrial or 
commercial use unless: 

‘it can be demonstrated, preferably through an up-to-date review of employment land, 
that there is a realistic prospect of the allocation being taken up for its stated use in 
the plan period…’ 

A.6 The amendment to PPG3 highlights the importance of undertaking robust 
employment land assessments to ensure that land allocated for employment is 
suitable for this use. For sites where this is not the case, consideration should be 
given to the potential for transfer to other uses, particularly residential and mixed use 
development. Accordingly, this report provides a comprehensive assessment of key 
employment allocations in East Northamptonshire. 

Consultation Paper on New PPS3 – Housing 

A.7 The draft PPS3 (which will supersede the existing PPG3) was subject to a period of 
consultation between December 2005 and February 2006 and is expected to be 
published later in 2006. It will set out the national planning policies for housing, which 

regional planning bodies and local authorities should take into account in developing 

Regional Spatial Strategies (RSSs) and LDFs. 

A.8 Under PPS3 the RSSs are to set out the region’s level of housing provision to reflect 
the national policy context and the region’s circumstances, and should provide the 
framework for planning at the sub-regional housing market area and local levels. 
LDFs are to set out a strategy for housing provision within the context of the relevant 
sub-regional housing market area. This strategy must be in general conformity with, 
and aim to meet the objectives of, the RSS 

A.9 The guidance places a requirement on the site allocation development plan 
document to include at least five years supply of land for housing development from 
the date at which they are adopted. This supply must be considered “developable” 
meaning that it should be available, suitable and viable to be taken forward within five 
years. In cases where it is not possible to allocate the five year supply, Local 
Planning Authorities (LPAs) are to make allowance for brownfield windfalls. The draft 
PPS reiterates that in cases where land proposed for housing is not allocated in the 
plan, or if the application is received in advance of the development plan being 
reviewed, LPAs should “consider favourably land allocated, or previously allocated 
for employment, which is not longer needed for that use as demonstrated by an up to 
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date employment land review conducted in accordance with the ODPMs 2004 
guidance” (para. 41).  

A.10 An important part of the preparation of development plan documents relating to 
housing is the development of an evidence base. Accompanying the draft PPS are 
companion guides covering the preparation of housing market and housing land 
availability assessments both of which must be prepared by all LPAs as part of the 
evidence base. This guidance on housing land availability is to provide the evidence 
for the five year supply of housing land and further iterates the emphasis upon 
providing employment land reviews with regard to the conversion of commercial 
buildings and industrial premises, as well as land allocated for employment, again 
referring to the 2004 ODPM employment land review guidance. 

PPG4 – Industrial, commercial development and small firms 

A.11 PPG 4 notes that policies within development plans should provide for choice, 
flexibility and competition in allocating land for industry and commerce. The guidance 
recommends that planning authorities should be realistic in their assessment of the 
needs of business. Further, they should aim to ensure that there is sufficient land 
available which is readily capable of development and well served by infrastructure. 
They should also ensure that there is a variety of sites available to meet differing 
needs. 

PPS7- Sustainable Development in Rural Areas (ODPM, 2004) 

A.12 The objectives of PPS7 are: 

• To raise the quality of life and the environment in rural areas; 

• To promote more sustainable patterns of development; 

• To promote the development of the English regions by improving their 
economic performance so that all are able to reach their full potential (by 
developing competitive, diverse and thriving rural enterprise); and 

• To promote sustainable, diverse and adaptable agricultural sectors. 

A.13 PPS7 states that in rural areas, planning authorities should focus new development 
in or near to local service centres where employment, housing, services and other 
facilities can be provided close together.  However, it goes on to highlight that: 

‘Planning authorities should set out in LDDs their policies for allowing some limited 
development in, or next to, rural settlements that are not designated as local service 
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centres, in order to meet local business and community needs and to maintain the 
vitality of these communities.  In particular, authorities should be supportive of small-
scale development of this nature where it provides the most sustainable option in 
villages that are remote from, and have poor public transport link with, service 
centres’. 

A.14 In meeting the economic needs of rural areas, PPS7 states that local planning 
authorities should: 

(i) Identify in LDDs suitable sites for future economic development, particularly in 
those rural areas where there is a need for employment creation and 
economic regeneration; 

(ii) Set out in LDDs their criteria for permitting economic development in different 
locations, including the future expansion of business premises, to facilitate 
healthy and diverse economic activity in rural areas. 

Employment Land Reviews:  Guidance Notes (ODPM, 2004) 

A.15 In December 2004, the ODPM issued a guide for planning authorities with respect to 
assessing the demand for and supply of land for employment. The guide is 
particularly aimed at helping authorities assess the suitability of sites for employment 
development, safeguard the best sites in the face of competition from other higher 
value uses and help identify those which are no longer suitable for employment 
development which should be made available for other uses. 

A.16 The guide identifies a three step process in undertaking employment land reviews: 

• Stage 1 – Taking stock of the existing situation, including an initial 
assessment of ‘fitness for purpose’ of existing allocated employment sites; 

• Stage 2 – Creating a picture of future requirements by using a variety of 
means to assess the scale and nature of likely demand for employment land 
and the available supply in quantitative terms1; 

• Stage 3 – Identifying a ‘new’ portfolio of sites through a more detailed review 
of site supply and quality and identify and designate specific new employment 
sites in order to create a balanced local employment land portfolio. 

                                            
1 Assessment methods identified include economic forecasting, consideration of recent trends and/or assessment of local 
property market conditions. 
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A.17 During Stage 1, the guide suggests undertaking an initial appraisal process.  
Depending on local circumstances, the purpose of the Stage 1 appraisal is to: 

• Confirm a selection of ‘high quality’ employment allocations which should, 
without doubt, be safeguarded for future employment use; and/or 

• Assess the suitability of large, underused or vacant industrial sites for 
redevelopment or upgrading (for continued employment use); and/or 

• Identify employment sites which clearly could be released for other uses. 

A.18 In boxes 4.5 and 4.6, the guide identifies sets of criteria which can be applied to 
guide the Stage 1 appraisal. These are set out in Tables A.1 and A.2 below. 
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Table A.1 - Criteria to Assess Whether Employment Sites are to be released 

 
Criteria Issues 

Has the site been formally identified for employment for at least 10 years? 

Has there been any recent development activity, within the last 5 years? 

Is the site being actively marketed as an employment site? 

Is the site owned by a developer or other agency known to undertake 
employment development? 

Is the site in multiple ownership/occupation, or owned by an organisation 
unlikely to bring forward for development? 

Is there a valid permission for employment development, likely to meet 
market requirements? Or for an alternative use? 

Market Attractiveness 
Factors 

Would employment development on this site be viable, without public 
funding to resolve infrastructure or other on-site constraints? 

Would the site be allocated today for employment development, measured 
against present sustainability criteria (including public transport and freight 
access, environmental impacts and brownfield/greenfield considerations)? 

Sustainable 
Development Factors 

Is employment the only acceptable form of built development on this site 
(e.g. because of on-site contamination, adjoining uses or sustainable 
development reasons)? 

Is the site within an area identified as of strategic importance to the 
delivery of the RSS/RES? 

Is the site identified or likely to be required for a specific user or specialist 
use? 

Is the site part of a comprehensive or long term development or 
regeneration proposal, which depends on the site being developed for 
employment uses? 

Strategic Planning 
Factors 

Is there public funding committed (or likely to be provided) sufficient to 
overcome infrastructure or on-site constraints to make employment 
development viable? 

Are there any other policy considerations, such as emerging strategic 
objectives or spatial vision, which should override any decision to release 
the site? 

Source:  ODPM, 2004 
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Table A.2 - Criteria to Identify ‘High Quality’ Allocated Employment Sites 

Criteria Issues 

Has there been any recent development activity, within the last 5 years? 

Is the site being actively marketed as an employment site? 

Has there been any recent market activity? 

Is the whole site owned by a developer or another agency which 
undertakes employment development? 

Is development for employment viable, with any public funding if it is 
committed? 

Market Attractiveness 
Factors 

Is the site immediately available? 

Sustainable 
Development Factors 

Does the site meet present (and expected future) sustainability criteria 
(including public transport and freight access, on and off-site environmental 
impacts)? 

Is the site within an area identified as of strategic importance to the 
delivery of the RSS/RES? 

Is the site identified or likely to be required for a specific user or specialist 
use? 

Is the site part of a comprehensive or long term development or 
regeneration proposal which depends on the site being developed for 
employment uses? 

Strategic Planning 
Factors 

Is the site important in delivering other economic development objectives 
or the spatial strategy? 

Source:  ODPM, 2004 

A.19 The outcome of Stage 1 is the grading of sites, which enables the definite retention of 
the ‘best’ sites, further appraisal of other sites and clear definition of sites to be 
released. 

A.20 Stage 2 identifies a range of complementary techniques to provide a quantitative 
estimate of future requirements for employment land and premises. It is stated that 
any quantitative assessment of employment land requirements, particularly for 
individual authorities, needs to be informed by the use of forecasts and surveys. The 
guide sets out a selection of methods for forecasting future employment levels and 
the translation of these forecasts to land and/or floorspace requirements. It is 
highlighted that quantitative assessment of employment land requirements are not 
reliable over the time horizons of RSSs. It is recommended that they be updated 
regularly at set intervals not to exceed five years. 

A.21 Stage 3 of the appraisal process comprises the detailed site assessment and search. 
This stage should confirm which sites are likely to respond well to the expectations of 
occupiers and property developers and also meet sustainability criteria. The objective 
is to undertake a review of the existing portfolio of employment sites, against defined 
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criteria. Table A.3 sets out the criteria for assessing the quality, market demand and 
availability of existing employment sites. 

Table A.3 - Detailed Appraisal Criteria (Quality, Market Demand & Availability) 

Criteria Issues 

Base Information Site area, floorspace, vacant land etc. 
Quality of Existing Portfolio & 
Internal Environment 

Age & quality of buildings 
Noise and other obvious pollutants 
State of the external areas and public realm 
Parking, internal circulation and servicing 

Quality of the Wider 
Environment 

Adjacent land uses constraining operations or quality of uses on site 
Perception of the wider environment quality 
Local facilities for workforce 

Strategic Access Ease of access to main road network 
Proximity to rail, sea and air freight 

Market Conditions / 
Perception & Demand 

Strength of local demand in segment 
Recent market activity on site 
Likely market demand and viability of development without 
intervention 

Ownership and User 
Constraints on Development 
/ Redevelopment 

Identify and number freehold owners 
Identity of leasehold or other occupiers, length of lease etc. 
Ransom strips or other known constraints on development 

Site Development 
Constraints (undeveloped 
sites only) 

Site access 
Topography, size and shape 
Utilities 
On-site environmental (nature conservation, trees, cultural heritage, 
landscape) 
Contamination / land stability / on-site structures 
Amenity of adjacent occupiers 

Accessibility Workforce catchment 
Access by public transport 

Sequential test and 
Brownfield / Greenfield 

Urban, urban edge or outside urban 
Previously developed in whole or part 

Social and Regeneration 
Policy 

Availability of other jobs locally 
Deprivation in local communities 
Priority regeneration designation 
Potential availability of ‘gap’ funding to develop 
Ability of site to support particular economic development priority 

Other Policy Considerations Alternative uses if no longer allocated for employment 
Other material policy considerations. 

Source:  ODPM, 2004 

A.22 The detailed site appraisal should indicate whether or not there is a shortfall in the 
supply of land and premises for particular market segments. If this is the case, the 
criteria should be adjusted and used to identify ‘new’ employment sites.   
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Planning for Economic Development 

A.23 In May 2004, the ODPM published this consultancy report which aimed to inform the 
development of PPS4 (to replace PPG4). It highlighted that a culture of positive 
proactive planning for economic development is not firmly embedded in the current 
planning system. A number of important recommendations were made with respect 
to the policy development and implementation aspects of planning for economic 
development: 

• There is a need for greater integration between the planning system and 
wider economic strategies, programmes and initiatives. 

• All local authorities should undertake an assessment of the demand for and 
supply of employment land with regular reviews at least every three years.   

• The approach to the allocation of employment land should be guided at the 
regional level by the application of standard techniques for assessing demand 
and supply. Guidance should also be provided with respect to the criteria for 
assessing the quality of employment sites.  This should focus on factors of 
market realism and sustainability. 

• Following the demand-supply assessments and reviews, local authorities 
should consider de-allocating or allowing change of use of allocated 
employment land if there is no reasonable chance of the site coming forward 
in the medium term. 

• Guided by reasoning and appropriate criteria, local authorities should adopt 
policies to safeguard employment land. This should not be used as a means 
to hoard employment land and should be subject to regular review (see 
above). 

• The Use Class Order can hinder policies aimed at supporting particular 
sectors or types of businesses. However, local authorities should consider 
identifying sites for specific activities and types of organisations (e.g. small 
firms) where this is consistent with economic and regeneration priorities for 
the area.  

• Comprehensive monitoring systems should be introduced, not only to assess 
the stock of employment land, but also to evaluate the effectiveness of 
economic policies.  
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REGIONAL POLICY 

Regional Planning Guidance for the East Midlands (RPG 8) 

A.24 RPG 8 was prepared in 1994 and provides a spatial and development framework for 
the East Midlands region until 2011. In recognising the diversity of the region, the 
RPG sub-divides it into five spatially based sub-regions. East Northamptonshire is 
located within the Southern-Sub Area where the overarching strategic aim is to 
promote sustainable growth patterns.  

A.25 The guiding principle of the RPG is a sequential approach to finding land for most 
kinds of development. The overall strategy sets out proposals for the sustainable 
development of the regions economy, infrastructure, housing, and other uses.  The 
strategy seeks to facilitate an improvement in the regions economic performance 
through the development of regional infrastructure.  

A.26 Sites ranging from 5 ha or 15,000m² of floorspace are identified as “Strategic High 
Quality Employment Sites” (SHQES’s), which could help diversify the regions 
industrial structure.  SHQES are intended for prestige development and multiple 
occupations in the use classes B1 and B2, with development characterised by high 
standards of design and landscaping. An adequate supply of SHQES is important to 
encourage the diversification of the region’s economy, especially into knowledge-
based sectors, and to cater for the region’s indigenous growth industries. 

A.27 Policy 15 of the RPG recommends that provision be made for SHQES, where supply 
is inadequate or shown to be inadequate to meet demand by the proposed 
employment land study in policy 12, which states that “a comprehensive assessment 
of the quantity and quality of employment land allocations and commitments against 
trends in take up and against the sequential approach and criteria set out in policies 
1 and 2, should be undertaken prior to the next review of RPG. Development plans 
should ensure that provision for employment uses will be considered first on 
previously developed land in urban areas and on previously developed sites in other 
sustainable locations”. 

A.28 Prestige employment sites differ from purely B1 business parks as they may allow for 
B2 and B8 uses. The local plan process decides whether only B1 uses or other 
prestige employment development is appropriate. 
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East Midlands Integrated Regional Strategy (IRS) 

A.29 The IRS Framework ensures that all regional policies and strategies are not prepared 
in isolation but in a compatible and integrated way to make them more sustainable. It 
draws together the key issues and challenges for the East Midlands, providing the 
overarching picture of what is happening in the region. By highlighting the vision, 
objectives and priorities for the region, the Framework ensures that there are better 
linkages and integration at both the policy development and implementation stages. 

A.30 The East Midlands has five agreed priorities for the region: 

• Reduce inequalities in the region; 

• Conserve and enhance the national environment; 

• Create sustainable and healthy communities; 

• Improve economic performance and competitiveness; and 

• Use natural resources more efficiently and reduce the impacts on climate 
change. 

A.31 The IRS framework provides an approach to developing and implementing policies 
and projects so that they are no longer developed in ‘Silos’, and is identified as a 
basis for ensuring that sustainable development is implemented throughout the 
region. 

East Midlands Regional Spatial Strategy (RSS) 

A.32 The emerging RSS is being prepared by the East Midlands Regional Assembly and 
will eventually replace RPG 8 and the system of Structure Plans. It aims to provide a 
broad development strategy for the East Midlands until 2021, and it represents the 
spatial element of the East Midlands Integrated Regional Strategy (IRS). 

A.33 The RSS outlines 56 regional polices and is structured into a core strategy, a spatial 
strategy and a series of topic based priorities. The five main priority areas which the 
strategy aims to address are as follows: 

• Housing: affordable housing on brownfield land;  

• Economy and Regeneration: policies on employment land and town centres;  
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• Natural and Cultural Resources: new targets on biodiversity, waste reduction 
and management and flood risk;  

• Regional Transport Strategy: aims to reduce the need to travel, reduce traffic 
growth, improve public transport; and 

• Monitoring and Review: initial priorities of the next RSS review. 

A.34 In line with PPG3, housing policy is a key component of RSS8.  The Strategy sets an 
annual average housing provision target of 4,975 dwellings for Northamptonshire.  
Policy 18 of the RSS is concerned with regional priorities for affordable housing and 
highlights that the level of affordable housing provided should be justified by the local 
housing need assessment.  Policy 19 is focused on managing the release of land for 
housing in a sustainable way, and highlights priority areas of Derby, Leicester, 
Lincoln, Northampton, Nottingham, Chesterfield, and Mansfield. 

A.35 The RSS places an emphasis on Local Planning Authorities (LPA’s) to ensure that 
allocated sites for employment uses are consistent with priorities contained in the 
Regional Economic Strategy and are attractive to the market.  A range of different 
sites should be provided, and consideration should be given to enhancing 
marketability by means such as the provision of essential infrastructure, remediation 
or measures to enhance attractiveness. 

A.36 LPA’s should also consider whether currently allocated or safeguarded sites are 
likely to become surplus to future requirements.  In such cases they should consider 
what other uses might be appropriate in line with Draft PPS3. 

A.37 Local Authorities, EMDA and Sub-Regional Strategic Partnerships should work 
together in Housing Market Area groupings to undertake and keep up to date 
Employment Land Reviews in order to: 

• ensure that there is an adequate supply of good quality land for office and 
industrial uses available for development (B1, B2 and B8 land) in sustainable 
locations allocated in LDF’s; 

• bring forward good quality allocated employment sites to meet the specific 
requirements of potential investors; and 

• review current employment land allocations to ensure that they are relevant to 
current and likely future requirements and that surplus employment land is 
considered for beneficial alternative use. 

A.38 In addition, Local Authorities should: 
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• ensure that any additional strategic distribution centres over 25,000m² 
maximise potential for rail freight and generate at least 10% of their energy 
requirements from on-site renewable sources; and 

• monitor gains and losses in the overall supply of good quality office and 
industrial sites and assess the floorspace capacity of allocated sites. 

A.39 Underpinning the RSS is the notion of sustainability and a sequential approach to 
development. The RSS and IRS were each drawn under an overarching sustainable 
development framework to ensure consistency. Both identify that concentrated 
development supports the efficient use of resources.  The RSS defines Principle 
Urban Areas (PUA’s) as primary locations for growth and development.  However, 
none of these are located in East Northamptonshire (the nearest being Northampton 
and Leicester).  

A.40 The RSS also identifies areas of significant development in sub-regional centres and 
growth towns. Again, none are located in East Northamptonshire (the nearest are 
Corby, Kettering and Wellingborough).  Sub-Regional Centres perform a 
complementary role to PUA’s as their characteristics are similar but on a smaller 
scale.  

A.41 The RSS states that in order to balance urban growth it is important to recognise the 
significance of the rural economies.  Although the East Midlands is largely urbanised 
according to European standards, it is identified as an area with a large rural 
component. 

A.42 The East Midlands Regional Local Government Association (EMRLGA) and East 
Midlands Development Agency (EMDA) commissioned the Quality of Employment 
Land Study (QUELS) following recommendations set out by the Secretary of State on 
the last draft of RPG8.  The study involved undertaking a comprehensive analysis of 
current supply of employment land against strategic long term market assessment 
and established regional policy objectives.  A subsequent report (the Regional 
Employment Land Priority Study (RELPS)) analysed more specific employment 
needs. Both studies conclusions have been used to inform the development of the 
RSS. 

Quality of Employment Land Study (QUELS) 

A.43 The purpose of QUELS was to assess the quantity and quality of employment land in 
the East Midlands region to see if it met market demands and policy objectives. The 
study was a strategic overview, intended to support more detailed employment land 
assessments by individual local authorities. The Study Brief indicated that the study 
should focus on: 
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• the sub-regional level, considering separately the broad sub-areas defined in 
Regional Planning Guidance; and 

• the larger sites, mainly restricted to those of 5 hectares or more (although the 
strategic importance of some smaller sites may warrant individual attention). 

A.44 The report addressed locational priorities and sustainability criteria set out in the 
Regional Planning Guidance.  These aim to direct development to previously 
developed land and urban areas that are well served by public transport.  Other 
major policy priorities included: 

• The regeneration of areas in need listed in Policy 3 of the current RPG 
(including the North Derbyshire/North Nottinghamshire coalfields, deprived 
urban areas, isolated rural and coastal areas, and market towns serving 
deprived hinterlands); 

• The renewal of the economy through growth of high-value, high-growth, high-
knowledge economic activities, to overcome the region’s structural 
dependence on the less competitive industries and services, diagnosed in 
both RPG8 and the Regional Economic Strategy; and 

• The encouragement of inward investment as a major contributor to this 
renewal, bringing new activities and employment growth to areas of structural 
decline. 

A.45 QUELS forecast that over the period up to 2021 the overall stock of employment land 
will only slightly increase, at around 2.28ha per annum. 

Regional Employment Land Priority Study (RELPS) 

A.46 The purpose of the study was to assist the EMDA in the “formulation of a position 
statement in relation to employment land priorities”.  The Study aimed to ‘distil’ from 
EMDA’s Regional Economic Strategy (RES) implicit and explicit priorities for 
employment land, and to identify key activities that need to be pursued at a sub-
regional level in order to achieve policy objectives as detailed in the RES. 

A.47 RELPS specified that a key role for the EMDA and its partners is to facilitate market 
mechanisms consistent with policy objectives to address market failure, in the 
context of employment land supply within statutory plans.  The EMDA and its 
partners have a role in the assessment of market need, and where allocated supply 
is deficient, in the resolution of constraints.   
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East Midlands Regional Economic Strategy (RES) 

A.48 The RES was prepared by the EMDA, and aims to build upon the success 
encountered by the previous strategies by providing an economic blueprint to lead 
the East Midlands up to 2020. It is the third strategy produced by the EMDA and sets 
out how it will mobilise its resources and successfully engage people, businesses 
and organisations to maximise opportunities.  Underpinning the strategy are three 
main themes: raising productivity; ensuring sustainability; and achieving equality. 

A.49 According to the Strategy, the economic core of the East Midlands is concentrated 
around three cities (Nottingham, Derby and Leicester) where half the population and 
45% of businesses are situated. The region has a total population of 4.3 million 
people and approximately 260,000 businesses. 

A.50 There are high levels of employment and economic growth within the East Midlands, 
however productivity is less than the UK average. The RES identifies transport and 
connectivity, employment land and economic renewal as the key areas that can 
make the greatest contributions to the region. 

A.51 The RES evidence base indicates that the East Midlands performs relatively well 
compared with the UK economy.  However, in terms of productivity the region could 
perform better, with Gross Value Added (GVA) per head at 91.5% of the UK average 
in 2004. 

A.52 National population growth is expected to see a rise in the number of people at state 
pension age, by 2028 it is predicted to be one and half times that of the population of 
under 16. The East Midlands is expected to see the largest increase in this age of all 
the regions.  

A.53 The East Midlands average employment rate is 75.4%, compared to 74.2% overall in 
the UK.  The East Midlands unemployment rate (4.3%) is lower than the UK’s (4.9%), 
although the average earnings for the East Midlands is 6.6% less than that of the UK 
average. 

A.54 The RES provides the following Vision: ‘by 2020 the East Midlands will be a 
flourishing region increasingly prosperous and productive, we will enjoy levels of 
sustainable economic well-being and a quality of life higher the European average 
and comparable with the best in the world’.  In order to achieve this, the East 
Midlands must become a number of things including “productive, people friendly, 
resilient and cohesive”. 
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A.55 Northamptonshire’s GVA per head is above the UK average, and it is the least 
deprived area in the East Midlands.  It has a generally high employment and 
economic activity rate with close functional relationships with adjacent regions.  

A.56 The Milton Keynes and South Midlands (MKSM) growth region includes 
Northamptonshire which is an area of high growth, and therefore the supply of 
appropriate sites to provide a balance of land use is essential. 

A.57 The southern sub-region has a number of key challenges, one of which is to have a 
significant policy focus to maximise the benefits of proximity to London and the South 
East. Northampton is at the heart of the MKSM growth region and has a major 
challenge to deliver development whilst ensuring essential infrastructure, 
employment provision and services keep pace with demand. 

Milton Keynes and South Midlands Regional Growth Strategy 

A.58 The MKSM sub-regional strategy is a co-ordinated policy review for the Milton 
Keynes and South Midlands area.  The strategy constitutes the revisions of 3 RSS’s 
(the East Midlands (RSS8), East England (RSS6) and the South East (RSS9)).  The 
wider context of the sub-regional strategy is set by the Government’s Sustainable 
Communities plan, which seeks to accommodate the economic success of London 
and the South East. 

A.59 In 2003 consultants were commissioned by the Government, Regional Assemblies 
and Regional Development Agencies for the South East, East of England and the 
East Midlands to study growth potential of the MKSM areas. The report concluded 
that the area had considerable growth potential over the next 30 years. The area was 
found capable of growing at a high growth scenario which would generate 230,000-
300,000 jobs by 2031 compared with 150,000 jobs that could be generated if current 
polices continued. 

A.60 The objectives of the sub-regional strategy are:- 

• To achieve a major increase in the number of new homes provided in the 
area; 

• To provide a comprehensive level of economic growth and developing skills in 
the workforce; 

• To locate development in the main urban areas to support urban renaissance, 
regeneration of deprived areas and re-use of land; 
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• To ensure that development contributes to an improved environment; 

• To meet existing infrastructure needs and provide for new development; and  

• To create sustainable communities. 

A.61 Corby, Kettering and Wellingborough are identified as locations for growth. Strategic 
Policy 1 of the strategy highlights that between 2001 and 2021, these areas will need 
to accommodate 34,100 new houses.  Northampton is identified as another location 
for growth and will need to accommodate 30,000 new houses.  Employment growth 
over the same time period is expected to be 43,800 in Corby, Kettering, 
Wellingborough Boroughs and East Northants District combined. Additionally, 
Northampton is expected to develop as a Principal Urban Area for the Milton Keynes 
South Midlands Sub-Region and the wider region. 

SUB-REGIONAL/LOCAL POLICY 

Northamptonshire Structure Plan 

A.62 The existing Northamptonshire Structure Plan was prepared by Northamptonshire 
County Council and covers the period until 2016. As Structure Plans are being 
phased out to be replaced by RSS, transitional arrangements made under the 2004 
Act mean that the Structure Plan is “saved” for a period of 3 years from adoption or 
until RSS revisions are published by the Secretary of State that replace its policies in 
whole or in part. 

A.63 Although the Structure Plan was adopted in 2001, a successful legal challenge was 
made to the High Court regarding the proposed Strategic Development Area South of 
Northampton in February 2002.  As a result the High Court ordered partial quashing 
of six policies affected by the deletion of the South of Northampton Strategic 
Development Area.  

A.64 The Structure Plan has the following three main functions: 

• To provide a framework of strategic policies for local planning and 
development control decisions; 

• To ensure that provision for development is realistic and consistent with 
national and regional policy; and 

• To ensure consistency between Local Plans for neighbouring areas. 
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A.65 The overall aim of the structure plan is to provide a framework for a more sustainable 
Northamptonshire, taking account of national and regional policies and the need to 
balance social, economic and environmental considerations. 

A.66 To realise this aim the plan incorporates six key strategic priorities 

• Ensuring scale of development that meets local needs; 

• Managing assets and resources; 

• Integrating land use and transport planning; 

• Implementing a development strategy; 

• Promoting quality design; and 

• Securing the necessary infrastructure. 

A.67 Underpinning each of the strategic priorities is policy GS1 that states ‘provision will 
be made for a scale of housing and other development that provides for 
Northampton’s local needs, together with provision for in migration from other areas 
having regard to national and regional guidance’. 

A.68 The objectives for industrial and commercial development are to allocate sufficient 
land, distribute development in a way which reflects anticipated growth and minimise 
the impact of development on the environment. 

A.69 Policy NPA1 ensures provision will be made for 19,300 dwellings and 390 ha of 
industrial and commercial development in the Northampton policy area in the period 
1996-2016.  

A.70 Policy SDA1 states that provision should be made for mixed use urban extensions 
within the strategic development areas. of Daventry, Desborough/Rothwell (Kettering 
borough) and Twocester (South Northamptonshire). 

A.71 Policy CO1 identifies Corby as a special policy area, and provision is made for 7,000 
dwellings and 190 hectares of industrial and commercial development within the 
existing urban area of Corby. 

A.72 Policy IC1 ensures that provision is made for 1,279ha of industrial and commercial 
development across the County between 1996 and 2016. East Northamptonshire has 
a specific requirement of 140ha during the plan period. 
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A.73 Policy H1 ensures provision will be made for 63,000 additional dwellings in 
Northamptonshire for the period 1996-2016 (8,000 within East Northamptonshire). 

East Northamptonshire Local Plan 

A.74 The existing East Northamptonshire Local Plan was adopted in 1996 and covers the 
period from 1988-2006. Together with the Structure Plan it forms the current 
Development Plan for the area (the Structure Plan sets out general policies for the 
area whilst the Local Plan provides a detailed policy framework).  

A.75 The following primary aims underpin the Local Plan: 

• To relate the general policies of the Structure Plan and apply them to specific 
areas of land in East Northamptonshire; 

• To provide a basis of development control relating to how land in the District 
should be used; 

• To enable the public to know the policies which guide development; and 

• To enable public and private organisations alike to know the intended 
development. 

A.76 Policy EMP1 provides for 162.06ha of land to be developed for employment. It also 
highlights 158.82ha of development land either with planning permission, or allocated 
at Higham Ferrers, Irthlingborough, Oundle, Raunds, Rushden and Thrapston. This 
is illustrated in Table A.4 below. 

Table A.4 – Employment Allocations 1988 to 2006  

Town 

Completions/Land with 
Planning Permission 

1.7.88-1.7.95 (Ha) 
Local Plan Allocations 

(Ha) 
Total Employment 

Land Provision (Ha) 

Higham Ferrers 5.14 11.75 16.89 

Irthlingborough 20.13 3.85 23.98 

Oundle 7.66 0.00 7.66 

Raunds 33.30 0.35 33.65 

Rushden 23.30 16.64 39.94 

Thrapston 36.70 0.00 36.70 

TOTAL 126.23 32.59 158.82 

Source: East Northamptonshire Local Plan 1996 
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A.77 Other polices relating to the economic development of the District are as follows: 

• Policy EMP2 identifies areas where planning permission for industrial and 
commercial developments in urban areas will be granted. The main sites are 
located in Higham Ferrers (11.75ha west of proposed A6 by-pass), 
Irthlingborough (3.85ha north of A6), Raunds (0.35ha Brick Kiln Road) and 
Rushden (13ha East of Prospect Avenue and 3.64ha Shirley Road).   

• Policy EMP3 states that the release of land for business, industrial, storage or 
distribution uses will be phased if it is necessary to balance the growth of 
employment and housing in a particular settlement or the District as a whole. 
It is concerned with the release of land for employment purposes, as it is 
important to prevent housing development outstripping employment 
opportunities to ensure that new jobs are not created faster than new houses. 

• Policy EMP4 ensures planning permission will be granted for the extension or 
expansion of existing business (B1, B2, B8) and the establishment of new 
businesses, within the industrial/business areas provided that amenity, 
highway and environmental considerations are safeguarded. 

• Policy EMP5 ensures planning permission will be granted for development 
that strengthens the economy and generates employment, providing it 
complies with considerations set out in the policy. 

• Policy EMP6 states that planning permission will be granted for the creation 
or expansion of industrial or commercial uses provided this would not give 
rise to environmental problems or result in a non-conforming use in a 
residential area. 

• Policy EMP7 considers design lay-out and landscaping of employment 
schemes, ensuring that they are designed to a high standard before 
permission will be granted. 

• Policy EMP8 states that permission will normally be granted for large scale 
office developments in defined business/industrial uses, and that office 
development in town centres will also normally be granted providing they do 
not increase traffic or environmental problems, or result in the loss of retail 
units on ground floors of defined shopping areas. 

• Policy EMP9 provides for the development and expansion of small 
businesses provided that it doesn’t lead to an unacceptable impact upon the 
local environment or the highway network in the locality. 
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• Policy EMP10 states that new business and general industrial development in 
the rural areas will mainly be directed to the limited development villages.  
Permission will be granted provided it is in the existing confines of the village 
and satisfies the criteria set out in the policy. 

• Policy EMP11 states that permission will be granted for business and general 
industrial developments provided it is in the existing confines of the village 
and satisfies the criteria set out in the policy. 

• Policy EMP12 states that in the ‘restraint villages’ permission will be granted 
for employment related development where it is of small scale, has no 
adverse effect on local environment and is of the types set out in the policy. 

• Policy EMP13 states that planning permission will not normally be granted for 
business and general industrial development in the open countryside, apart 
from the exceptions set out in the policy. 

• Policy EMP14 states that permission will not normally be granted for 
hazardous development unless this is of form and type which can be 
accommodated within the District without giving rise to an adverse impact 
upon the environment, public safety or use of adjacent land. 

• EMP15 states that when granting planning permission for business, general 
industrial storage and distribution uses, conditions will be imposed in order to 
exclude the presence of ‘a notifiable quantity’ of any ‘hazardous substance’, 
where it is important to safeguard the occupiers of neighbouring properties. 

• EMP16 states that permission for new buildings or structures will be granted 
provided that they will be sited to avoid conflict with existing pipelines or other 
installations known to handle notifiable substances which may be hazardous. 

A.78 The housing context for the Local Plan is set by the Structure Plan 2006 and RPG 8 
which seek the development of 7,450 new houses in East Northamptonshire between 
1988 and 2006. The Local Plan states that 6,250 houses are to be provided in towns 
of Irthlingborough, Oundle, Raunds, Rushden, Higham Ferrers and Thrapston. The 
remaining 1,200 to be provided in the rural areas. 

North Northamptonshire Local Development Framework 

A.79 A joint Local Development Framework (LDF) is currently being prepared for East 
Northamptonshire, Corby, Kettering and Wellingborough by a Joint Planning Unit 
(JPU) set up to represent the four authorities. North Northamptonshire is not an 
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administrative District in itself but is the name given to the combined area of the four 
Districts/boroughs. 

A.80 The four councils combined in 2004 to produce a joint LDF in order to co-ordinate the 
production of the plans needed to deliver sustainable development in North 
Northamptonshire over the period up to 2021. A joint committee was established 
under section 29 of the Planning and Compulsory Purchase Act to agree elements of 
the LDF. It consists of elected members from the four Districts and the county 
council. 

A.81 North Northamptonshire falls within the Milton Keynes-South Midlands Growth Area 
identified in the Government’s Sustainable Communities Plan (2003). The MKSM 
Sub–Regional Strategy sets out more detail on where and how the growth should 
take place, and it encourages the councils of Corby, East Northamptonshire, 
Kettering and Wellingborough to work together in a complementary way. It advises 
that joint planning documents should be prepared to reflect cross-administrative 
boundary issues that affect more than one District. 

A.82 The Planning and Compulsory Purchase Act 2004 requires local planning authorities 
to prepare and maintain a Local Development Scheme (LDS) setting out the Local 
Development Documents it will prepare over the next three years. The LDS sets out 
the programme for the production of the LDF. Within the North Northamptonshire 
LDF there are 5 LDS’s: one for the JPU and a separate LDS for each component 
authority.  They are prepared through the JPU under the agreement of the councils in 
order to address local issues. 

A.83 The Development Plan Documents include: 

• THE CORE STRATEGY - This will set out the key elements of the planning 
framework for the area. It will comprise a vision and strategic objectives for 
the area, a spatial strategy and the policies to achieve it, and a monitoring 
and implementation framework. The time horizon will be at least 10 years. 
This is the first DPD to be prepared and other DPDs must be in conformity 
with it. Consultation on the Preferred Options for the Core Strategy for North 
Northamptonshire finished at the end of January 2006. The Joint Planning 
Unit is currently preparing the Plan to submit to the Secretary of State using 
responses received to the consultation, various technical studies, and 
planning guidance.  However, the Submission of the Plan to the Secretary of 
State has been delayed to await the completion of key technical studies in 
relation to transport. As a result the timetable for producing all of the other 
plans in North Northamptonshire which is set out in the Local Development 
Scheme (LDS) has been amended.  With the agreement of the Joint Planning 
Committee we aim to submit the Plan in February 2007. There will be a six 
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week consultation period followed shortly afterwards by further consultation 
on strategic sites put forward by objectors. 

• SITE SPECIFIC ALLOCATIONS AND POLICIES - These will set out the 
allocation of land for particular uses, such as housing and employment, to 
meet the identified needs of the area. 

• AREA ACTION PLANS - These will provide the framework for areas where 
significant change or conservation is needed. 

• CORE DEVELOPMENT CONTROL POLICIES - A limited suite of policies 
that set out the criteria against which all planning applications will be 
assessed, to ensure that development and use of land accords with the vision 
and objectives set out in the Core Strategy. 

Preferred Options for North Northamptonshire: Towards a Joint Core Spatial 
Strategy 

A.84 This preferred options report was published by the JPU in November 2005.  The 
report set out a number of strategic objectives for North Northamptonshire of 
relevance to East Northamptonshire.  These included: 

• Enhancing North Northamptonshire’s national, sub-regional and local 
connections; 

• Creating a sustainable urban-focused development framework; 

• Building an economy which is not overly dependent on in or out commuting; 

• Ensuring services and facilities are located in town centres and other areas of 
focus; 

• Ensuring regeneration of areas through maximising the use of brownfield land 
for new development; and 

• Enhancing and managing the built and natural resources of North 
Northamptonshire in a sustainable and integrated manner and in the context 
of major growth; 

A.85 In terms of employment, the report examined the findings of the Employment Land 
Futures Report (see detailed review below).  The key quantitative findings are shown 
in Table A.5 below. 
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Table A.5 – Distribution of Employment Land and Projected Jobs Growth to 2021 

Location 
Total Land 

Required (ha) 

Indicative 
Existing 

Supply (ha) 

Indicative 
Required 

Allocation (ha) Job Growth 
East 
Northamptonshire       3,000 
General Industrial -9 32 -41  
Strategic Distribution 19 39 -20  
Offices 7 6 1  
North 
Northamptonshire       47,400 
General Industrial 3 184 -181  
Strategic Distribution 244 200 44  
Offices 67 44 23   

 

A.86 In light of these findings, the report presents the following preferred option for 
employment in North Northamptonshire as developing complementary roles for 
individual towns and the rural areas through the following policy led approach;  

• Attracting the desired additional service jobs to Corby to diversify its 
economy.  However, if Corby’s diversification occurs more slowly than 
expected, it will be necessary to allocate additional land to ensure that service 
sector jobs are not lost from North Northamptonshire.  Potential sites should 
be identified by the Districts to facilitate rapid allocation if this is needed; 

• Town centre Master Plans and the Regeneration framework for Corby allow 
for significant redevelopment opportunities and scope for new office type 
development.  This is the preferred location for this type of development.  
However, town centres cannot entirely accommodate the amount of land 
required for office based uses.  Certain types of business use (particularly 
research and development type uses) will find more commercially attractive 
locations within the planned urban extensions or on other prominent sites at 
the edges of towns; 

• The Plan will propose criteria to help in the selection of further strategic 
employment sites to avoid the dangers of spreading prime business park type 
development opportunities so thinly that no one site achieves sufficient quality 
and critical mass; 

• As shown in Table A.5 above, there is currently an oversupply of land 
available for manufacturing, a general undersupply for strategic distribution 
and an undersupply of land suitable for office needs.  This suggests the need 
to re-orientate land allocations away from manufacturing and more towards 
office-based uses, and the need for de-allocation of some 114ha; 
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• Table A.5 indicates that there is no need to allocate further sites for strategic 
distribution in Kettering or East Northamptonshire.  There will however need 
to be a flexible approach given that strategic distribution uses can provide the 
catalyst for bringing forward mixed-use employment sites.  In order to 
continue to build on the area’s strengths at the same time as moving towards 
more diversification, some additional land is forecasted as necessary in order 
to continue to build upon North Northamptonshire’s existing strengths in the 
distribution sector.  However, it should be noted that the forecasted jobs 
growth in office based uses is higher, pointing towards an overall more 
diverse local economy; and 

• In terms of identifying sites in the more detailed plans prepared by the 
Districts it will be important not to generate an oversupply of land.  The 
proposed approach will be for the plans to identify enough land to meet a ten 
year supply based on the policy-led scenario, with monitoring mechanisms to 
allow for constant review of the situation. 

East Northamptonshire Local Development Documents 

A.87 East Northamptonshire is individually preparing several Local Development 
Documents (LDD) which will form part of the joint LDF but remain specific to the 
District.  These include:  

• East Northamptonshire Proposals Map -  this will illustrate all the site specific 
policies in all the adopted development plan documents and identify areas of 
protection in map form; 

• Rural North, Oundle and Thrapston Plan LDD;  

• Three Towns Plan LDD; and 

• Raunds area Plan LDD. 

A.88 Figure A.1 below illustrates the areas of the District covered by each Plan. 
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Figure A.1 – Plan Areas 

 

Rural North, Oundle and Thrapston Plan 

A.89 The preferred options report for Rural North, Oundle and Thrapston was the first 
document to have been prepared. It contains the vision and policies for the 
development, regeneration and planned growth of Thrapston and Oundle as rural 
service centres, the development of King’s Cliffe as a Local Service Centre and put in 
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place proposals for the sustainable development of rural communities.  The Plan 
covers the majority of the East Northamptonshire District, although excludes the 
more densely populated south of the District (Raunds, Irthlingborough, Higham 
Ferrers and Rushden).   

A.90 The DPD will take the adopted Rural Strategy for East Northamptonshire forward, 
and it includes the identification of sites for housing, employment, recreation and 
other land uses. It will also contain site specific policies for areas where individual 
development conservation or design considerations apply. 

A.91 In terms of implications for employment land in the District, the Plan identifies land at 
East Road, Oundle as a site for employment development.  A development brief will 
be prepared as the prepared option, as leaving the site in the hands of the market 
would be likely to result in housing being developed.  The option of a mixed 
residential and employment use (subject of a previous development brief in April 
2005) is rejected because of the need for employment land in the north of the District 
to balance the recent and planned housing growth. 

Three Towns Plan 

A.92 The Three Towns Plan is the second LDD to be produced, and focuses on the urban 
centres of Rushden, Higham Ferrers and Irthlingborough, along with the rural 
surrounds.  As above, the Plan sets out the vision and detailed policies for the area, 
and includes the identification of sites for housing, employment, recreation and other 
land uses. 

A.93 The Plan states that the core strategy is aiming for a more diversified economy with 
more office and research based jobs, and that there is a large commitment for a 
business development at Rushden Lakes.  In addition there is a need to prioritise 
skills and training to match the changing employment profile of the area. 

A.94 The preferred employment approach identified by the Plan is to diversify the 
economic base and reduce out commuting from the plan area.  It is not expected that 
new employment sites are needed to achieve this, due to large existing planning 
permissions.  In addition major town centre regeneration is proposed which will 
incorporate new business opportunities.  Finally, use of existing industrial areas can 
be intensified and improved, meaning that new greenfield sites are not expected to 
be needed. 

A.95 In terms of employment in Rushden, the Plan identifies the preferred option as 
focussing on the regeneration of existing employment sites (such as Sanders Lodge) 
and ensuring that these meet future employment needs more effectively.  Office 
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development will be directed towards town centre sites as part of mixed use 
redevelopment proposals.   

A.96 The preferred options for Higham Ferrers incorporate two parcels of employment 
land.  These are known as Ferrers School, and Station Road.  The Ferrers School 
site comprises of a section of the previous allocation, HF2, from the Local Plan 1996 
(Site ID 24 in the Employment Land Review).  The preferred option for the remainder 
of this previous allocation includes relocated school playing fields to the north, and 
residential land to the south.  As a result of these surroundings, B1 uses are 
preferred for the employment land.  The other parcel of employment land also 
potentially makes up a mixed-use site, and is located between Station Road and the 
A6 at the northern fringe of Higham Ferrers. 

A.97 In Irthlingborough a need is identified to balance increased residential provision with 
an increase in the number of jobs.  At Diamond Way an area of land measuring 
approximately 3.85ha was committed for industrial development at the time the last 
Local Plan was written.  In 2000 outline permission was granted by the Secretary of 
State for leisure development including cinema and night club, which has been 
renewed in the past and a reserved matters application has recently been received.   

A.98 It is the preferred approach of the Council to allocate the land for industrial and 
commercial uses to balance the town’s employment needs with the new commercial 
areas.  Should the leisure proposal be implemented on this site then an alternative 
site will need to be identified for employment uses in the town. 

Rural North, Oundle & Thrapston Incubation Centre (RNOT IC): Feasibility 
Study 

A.99 The Welland sub-regional Strategic Partnership (WSSP) commissioned Competitive 
Advantage to undertake a feasibility study to appraise the viability of establishing and 
managing an Incubation Centre in the Rural North, Oundle & Thrapston area of 
Welland.  The final report was completed in June 2006. 

A.100 Competitive Advantage adopted the following methodology: 

• An appraisal of relevant published reports and data; 

• Consultations with key stakeholders; 

• The execution of a ‘Rural North, Oundle & Thrapston Start-Up Business 
Survey’ (51 business in total participated in the study); 
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• The execution of a Key Partner / Stakeholder ‘Support Survey’ (6 
organisations participated); 

• An appraisal of the existing provision of small business accommodation and 
‘move-on’ space in the area; 

• An appraisal of suitable locations for the proposed RNOT IC; 

• Consultations with 4 operational Incubation / Innovation Centres; and 

• An appraisal of ‘Good Practice’ in business incubation. 

A.101 The study revealed that there is sufficient demand and evidence of need to justify an 
Incubation Centre in the area.  Specifically, the market assessment indicated that 
there is demand for incubation space that would benefit from a sector focus, namely 
a broad definition of ‘Knowledge Based’. 

A.102 The Kingsmead Estate located in King’s Cliffe, is recommended as the most suitable 
location for the proposed Incubation Centre.  This site has been chosen because of 
the acute shortage of employment land in East Northamptonshire and the fact that 
the land is owned by East Northamptonshire Council who could potentially make it 
available for the RNOT IC.  A feasibility study is currently being undertaken by the 
Council as to development opportunities for the site     

A.103 It is proposed that a 12,970ft² IC with a net lettable area of 5,900ft², comprising of a 
mix of 24 high specification offices in varying sizes is suitable for the area.   

A.104 The study has revealed that the Rural North, Oundle and Thrapston area has a 
limited offering in terms of ‘move-on’ space for micro/small businesses, which needs 
to be addressed if tenants are to be retained in the area upon graduation from the 
RNOT IC. 

East Northamptonshire Economic Development Strategy 

A.105 The East Northamptonshire Economic Development Strategy (EDS) was produced 
by ENC, and covers the period 2004-2007. The EDS identifies several issues that the 
District currently faces. This includes the formation of the two Sub-Regional Strategic 
Partnerships (SSPs) of Welland and Northamptonshire; and the drive to develop the 
East Midlands economy along with the formation of the East Northamptonshire Local 
Strategic Partnership (LSP), and Milton Keynes South Midland study. 

A.106 The EDS identifies that because East Northamptonshire’s location overlaps the two 
emerging SSP’s, it will have two funding sources to work with. This may have the 
positive implication of a wider range of projects being delivered within the East 
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Northamptonshire area.  Alternatively, this may cause uncertainty over funding 
amounts each SSP is prepared to allocate to East Northamptonshire and lead to 
confusion over who should be approached as the lead SSP on any of the ENC lead 
projects.  

A.107 The key priority of the EDS is ‘achieving sustainable communities’ and its main 
objective is ‘supporting sustainable communities’. The strategy is vital in 
endeavouring to create an environment where there are enough jobs to meet 
population growth, and declining industries are taken into consideration. The strategy 
is also key to meeting the following aims key to raising the prosperity of East 
Northamptonshire and developing sustainable communities: 

• Addressing the skills shortages which are hindering the growth plans of local 
employers; 

• Addressing social and health issues; 

• Addressing rural issues around sustainability, poverty and social inclusion; 

• Addressing the issues raised by local business; and 

• Protecting and enhancing the local environment. 

A.108 The Regional Economic Strategy identifies three main drivers in order to achieve 
success: 

• Enterprise and innovation; 

• Employment and learning skills; and 

• Climate for investment. 

A.109 These drivers define they key outputs that EMDA is setting out to achieve, which in 
turn defines the direction of funding support from EMDA. They have been further 
broken down into 12 ‘strands’ of key activity: 

• Enterprise; 

• Enterprising communities; 

• Employment, learning and skills; 

• Innovation; 
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• International trade and inward investment; 

• Economic growth and the environment; 

• Transport; 

• ICT; 

• Tourism and culture; 

• Rural development; and 

• Urban regeneration. 

North Northamptonshire Economic and Employment Strategy 

A.110 The draft report was produced by Volterra in September 2006 (commissioned by 
BeeBee Developments Ltd), and examines the employment implications of the 
MSKM housing growth strategy for the period 2001 to 2021 in order to provide a 
sustainable and feasible employment strategy for the sub region. 

A.111 According to the report, the 52,100 houses planned for the region imply a new 
population of 120,400 residents and a requirement for 51,600 new jobs (assuming 
that current population per house, working rate and commuting patterns continue into 
the future).  This required job figure is higher than the MKSM monitoring figure of 
43,800 jobs for the region, and therefore, a sizeable step change needs to be made 
to meet policy targets.   

A.112 The report claims that the step change in employment needed presents an 
opportunity, as well as a challenge for the region, and current under provision in 
services, including health, education and retail, together with under representation in 
the high skilled occupations can be targeted for a significant change.  This step 
change is both desirable from an employment perspective and essential if new 
residents are to be attracted to the region and if current residents are to benefit from 
its growth.  In addition, the report identifies logistics, environmental industries and 
construction as sectors which have shown considerable promise for further growth. 

A.113 Two scenarios for the step change are presented by the report.  The first is the 
‘Higher Services Scenario’ where local services and higher skilled occupations reach 
current East Midlands levels, and logistics grows faster than trend.  The second 
scenario (‘Lower Service Scenario’) sees retail and skills make the step change but 
services only grow at trend level.    Logistics in this scenario grows much faster than 
trend, in order to provide sufficient employment to reach the required levels.  Both 
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scenarios assume that current levels of public administration per head of population 
are maintained as the population grows. 

A.114 The preferable scenario would be the Higher services scenario, because; this would 
redress an existing problem of the low level of health and education service provision 
in the area relative to the rest of the country; it would improve North Northants as a 
‘sustainable community’ as the area would no longer be so dependent on 
neighbouring areas for provision of such services; and it would attract new people to 
the area.  However, for this scenario to come to fruition a sustained public investment 
would be required.  Table A.6 below demonstrates the total number of new jobs in 
each sector in North Northamptonshire from 2001 to 2021 for the projected growth 
and within the two scenarios. 

Table A.6 – Total Jobs Growth North Northamptonshire 2001 to 2021 

   Total Jobs 2001 - 2021 

  
Baseline Projection 

to 2021 
Higher Service 

Scenario 
Lower Service 

Scenario 
1: Primary Utilities -100 -100 -100 
2: Manufacturing -13,300 -13,300 -13,300 
3: Construction 3,000 3,000 3,000 
4: Wholesale 4,900 4,900 4,900 
5: Retail 4,600 8,900 8,900 
6: Hotels & Restaurants -300 -300 -300 
7: Transport & Communications 7,900 12,000 22,000 
8: Financial Services 0 0 0 
9: Business Services 10,600 10,600 10,600 
10: Public Admin -100 1,200 1,200 
11: Health & Education 7,200 17,100 7,200 
12: Other Services 1,500 1,500 1,500 
Step change in High Skilled 
Occupations 0 6,000 6,000 
Total 27,200 51,600 51,600 

Source: Volterra Consulting 

 

A.115 Table A.7 below demonstrates that the report projects that a loss in general industrial 
land should be expected, but this will be significantly exceeded by strong growth in 
strategic distribution.  Growth in offices will be needed to accommodate additional 
high skilled employment and growing business services.  Additionally, the report 
suggests that the office offer will need to be of high quality in order to achieve the 
step change required. 

Table A.7 – Comparing Expected Demand for Employment Land North Northants 2001 
to 2021 (ha) 

  Options "Total Land Required" Volterra Scenarios 
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  Policy led 
Higher Service 

Scenario 
Lower Service 

Scenario 
Offices 67 80 80 
Gen Industrial 2 -116 -116 
Strategic Distribution 244 374 592 
Source: “Preferred Options for North Northamptonshire” and Volterra Consulting 

A.116 The report sets out the key components of the strategy to achieve the growth needed 
as: 

• Ensuring that health and education services are adequately provided for; 

• Incorporating environmental developments which offer a strong branding 
opportunity and attract a stronger skills mix for the region; 

• Providing a strong office offer; 

• Providing green distribution centres; 

• Providing retail space; and 

• Improving infrastructure. 

A.117 Table A.8 summarises the employment from projections and from the ‘Low services’ 
step change, and the implied land use requirement, compared to the land 
requirement within the options document. 

Table A.8 – Summary of Employment and Land Requirements (ha) 2001 to 2021 in 
North Northamptonshire and Comparison with the Preferred Options Paper 

  Projected Growth 
Required Step 

Change       

Land Type 
Employ-

ment Land 
Employ-

ment Land 
Total Land 
Required 

JPU 
Preferred 
Options 

requirements Difference 
Offices 10,400 47 7,300 33 80 67 13 
Gen Industrial -13,300 -116 0 0 -116 3 -119 
Strategic Distribution 12,800 281 4,200 92 374 244 130 

Source: “Preferred Options for North Northamptonshire” and Volterra Consulting 

A.118 The report concludes that the allocation of strategic land distribution according to the 
JPU Preferred Options paper appears to be low given the scale of the employment 
challenge.  Additionally, there is a clear need for a strong office offer, comprising the 
attributes of high quality space and significant size located in one place in order to 
provide the quality ‘critical mass’ required to attract a major employer. 
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East Northamptonshire 

A.119 In terms of East Northamptonshire, the report suggests that the additional 9,400 new 
houses are predicted to result in a requirement for 6,900 jobs as illustrated by Table 
A.9 below. 

 

 

 

 

 

 

Table A.9 – Projected Employment Growth in East Northamptonshire 2001 to 2021 

  East Northants  
1: Primary Utilities -100 
2: Manufacturing -3,700 
3: Construction 1,100 
4: Wholesale 100 
5: Retail 1,600 
6: Hotels & Restaurants -400 
7: Transport & Communications 2,600 
8: Financial Services 100 
9: Business Services 2,400 
10: Public Admin -100 
11: Health & Education 2,300 
12: Other Services 900 
Total 6,900 

 

A.120 The fastest population growth in North Northants since 1991 has been in East 
Northamptonshire.  This population growth has considerably outweighed employment 
growth, indicating that East Northamptonshire is an attractive location from which to 
commute to other areas.  The report also indicates that mean average hourly 
earnings for residents are higher in East Northamptonshire (£13.07) than in 
surrounding districts (£11.21 in Wellingborough, £9.34 in Corby and £10.89 in 
Kettering), the region (£11.58 in the East Midlands), and in Great Britain (£12.59). 

A.121 The report estimates that there are significant variations between the Districts in 
terms of the ability to fulfil ‘required’ employment growth.  East Northamptonshire is 
the only District predicted to reach the required levels of growth, with Corby and 
Wellingborough far short of required growth, and Kettering slightly short. 
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North Northamptonshire Employment Land Futures 

A.122 The report was commissioned by the North Northamptonshire JPU in May 2005 to 
help inform the emerging LDF.  Its purpose is to advise on the future demand and 
need for employment land and its geographical distribution across the sub-region up 
to 2021.  Together with the CoPELA report (see below) the study will provide 
evidence to support the Core Strategy and LDDs. 

A.123 In terms of land and property markets, the report finds that there is a reasonable 
supply of land for both distribution and general industrial development in East 
Northamptonshire relative to demand.  Additionally, the District provides attractive 
locations for small-scale office development to serve the local market, but it has 
limited appeal to larger, footloose office requirements.  This is largely as a result of 
there being little history of significant office development, and the lack of any major 
urban areas or rail connections within the District.  Larger nearby settlements, such 
as Kettering, provide attractive competing locations. 

A.124 To predict the demand for employment land, the report used forecasts of 
employment by District and economic sector.  Four forecast scenarios were 
constructed to 2021, derived from the MKSM Study.  Scenario A is market-led, and 
estimates the jobs that would ‘naturally’ go to the different Districts, given the 
population growth proposed by the MKSM strategy.  Scenarios B, C and D are 
policy-led scenarios, which show additional jobs over and above scenario A.  These 
additional jobs represent footloose growth.  Table A.10 demonstrates the 
employment change by sector for each scenario. 

Table A.10 – Forecast Employment Change in East Northants, 2001-21 

East Northants 2001 2001-21A 2001-21B 2001-21C 2001-21D 
Agriculture etc 700 -160 -200 -200 -200 
Mining & Quarrying 57 -15 -18 -18 -18 
Manufacturing 4,886 -745 -1,052 -1,052 -1,052 
Construction 3,263 856 551 551 551 
Wholesale 1,965 612 421 421 421 
Retail 2,104 655 451 655 582 
Hotels & Catering 1,247 -59 -147 -59 -76 
Transport & Comms. 2,048 619 421 619 565 
Fin. & Business Services 3,232 1,989 1,602 1,989 1,892 
Public Admin., Education & Health 4,727 1,190 752 1,190 949 
Other Services 1,385 349 220 349 281 
TOTAL 25,615 5,290 3,000 4,444 3,894 
Source: North Northamptonshire Joint Planning Unit, 2005 
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A.125 Table A.11 below shows the demand for employment floorspace based upon the 
same standard employment densities used in the CoPELA study (see below).  The 
figures relate to net change. 

Table A.11 – Demand for Employment Floorspace, 2001-21 

East Northants Scenario A (m²) Scenario B (m²) Scenario C (m²) Scenario D (m²) 
General Industrial -26,076 -36,817 -36,817 -36,817 
Strategic Distribution 108,303 74,111 91,503 86,767 
Offices 35,794 28,831 35,794 34,059 
Source: North Northamptonshire Joint Planning Unit, 2005 

 
A.126 Finally, Table A.12 shows forecast demand for employment land, derived from 

demand for employment floorspace, assuming a plot ratio of 40%. 

 

Table A.12 – Demand for Employment Land, 2001-21 

East Northants Scenario A (ha) Scenario B (ha) Scenario C (ha) Scenario D (ha) 
General Industrial -7 -9 -9 -9 
Strategic Distribution 27 19 23 22 
Offices 9 7 9 9 

Source: North Northamptonshire Joint Planning Unit, 2005 

 
Northamptonshire Commercial Property and Employment Land Assessment 
(CoPELA Study) 

A.127 Under the Government’s Sustainable Communities Plan, the ODPM has committed 
significant funding for Northamptonshire to invest in key projects which will facilitate 
sustainable employment and housing growth.  The aim is to stimulate the delivery of 
additional employment land and premises that meet the anticipated needs of 
businesses and investors. 

A.128 In December 2003, Northamptonshire County Council published a detailed review of 
employment land supply and demand in the County (CoPELA study). The study was 
undertaken by Roger Tym and Partners in association with Innes England, and 
assessed the supply of commercial land and property against likely future demand.  
A draft update to the study was produced in July 2006 commissioned by Invest 
Northamptonshire and Northamptonshire County Council, which is reviewed here. 

A.129 The purpose of the study was to assess the planned and emerging supply of 
employment land in the County against future market demand and policy 
requirements.  In particular the study aimed to establish whether the supply of 
employment land identified by the planning system is adequate in quality and 
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quantity to meet the requirements of the MKSM Strategy and what additional land (if 
any) should be allocated for employment uses. 

A.130 The study assesses the future demand and supply of employment land by comparing 
forecast demand with planned and emerging supply to assess the balance of the 
market, and draws top-down conclusions on the overall provision of sites for 
employment.  Additionally, the supply of employment land is qualitatively analysed.  

Supply of Employment Land 

A.131 In 2005 the total office stock was 441,000ft² (approximately 41,000m²).  This mainly 
comprised of small units distributed across the District, with the most significant stock 
located in Rushden at Crown Park.  Most offices are occupied by local firms, 
although some newer, higher quality developments exist with good accessibility 
which are capable of attracting inward investment.  The majority of office demand 
tends to be from the administration sector.  The new development at Rushden Lakes 
(which is yet to be constructed) provides opportunity for good quality buildings with 
access to A45. 

A.132 According to the study, there is a need for a serviced office centre, which could be 
fulfilled by the British Steel Records Office.  The site would be attractive to a single 
occupier due to character of the building, its prominent location and access to 
strategic road network.   

A.133 Existing allocated supply is considered to be reasonable for the District.  However, 
there has been a major step change in the profile of demand over last 2/3 years, 
which is demonstrated by the success of Rushden Business Park / Crown Park and 
the proposals for Rushden Lakes.  The study states that the potential for small scale 
workshops / office conversions in villages within East Northants District should be 
considered. 

A.134 The total industrial stock in 2005 was just over 4,000,000ft² (approximately 
372,000m²), with a considerable variance in quality and age.  A significant amount of 
this stock is located at Sanders Lodge Industrial Estate in Rushden.  This was 
developed in the 1970s and provides functional accommodation with a range of unit 
sizes for a wide range of occupiers.  However, many of the properties are now in 
quite a poor condition. 

A.135 Express Park has experienced modern B1, B2 and B8 development since 1987.  
Occupancy rates are good, with demand from both manufacturing and warehouse 
operators.  Express Park is seen as a good quality development with easy access to 
A45. 
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A.136 Other locations containing industrial stock include Crown Park (approximately 
175,000ft² (16,000m²) of industrial accommodation) and Rushden Business Park (a 
popular mixed-use development incorporating a small unit scheme).  Most small unit 
developments generally cater for latent local demand and have reasonable levels of 
occupancy despite a high turnover of occupants. 

A.137 The former boot and shoe industry has been decimated in the District, and a number 
of properties have now been converted to residential or low cost workshops.  Some 
poor quality industrial buildings remain on the outskirts of some of the centres, such 
as Rushden, but are likely to become obsolete during the course of the plan period.   

A.138 There have been relatively low vacancy rates over recent years in east 
Northamptonshire, but values tend to be lower than in Wellingborough.  In poor 
market conditions larger unit sizes have been difficult to let, even for modern 
buildings in good locations.   

A.139 Although values may remain lower than other nearby centres such as 
Wellingborough, there has been a noticeable change in the demand profile, leading 
to increased levels of demand over the plan period.  Additionally, the profile of 
Rushden and the District has improved recently most notably as a result of the A6 
bypass. 

A.140 The distribution sector has become increasingly important in the District, largely as a 
result of new development at Warth Park, Raunds and in Thrapston.  Occupiers 
include Hotpoint (Warth Park) and Ikea (Thrapston).   There are also considered to 
be a number of retailers in the marketplace seeking new warehouse facilities, who 
would consider East Northamptonshire as a location subject to connectivity to the 
main road network, and size of building available. 

A.141 It is envisaged that the current allocated/permitted sites will be developed within the 
next 2 yrs, and there is likely to be continuing demand received largely as a result of 
the A6 bypass, A45 and A14.  The report states that due to current under supply, the 
B8 market is focussing on sites most suitable for light / general industrial, and 
therefore it is important that there remains an adequate provision for light and 
general industrial in the District throughout the plan period. 

Demand Forecasts 

A.142 Both the original CoPELA study (2003) and the update forecast the market demand 
for employment land (based on employment forecasts) and compared it with planned 
land supply. 
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A.143 The employment figures used in both CoPELA studies came from the Milton Keynes 
and South Midlands (MKSM) Strategy.  These figures are described as ‘reference 
values’ in the emerging RSS, and are the only strategic guidance available about 
how to meet the MKSM employment objectives while balancing jobs with housing.  
They show net growth in total employment in 2001-21 of 43,800 jobs in North 
Northants and 37,200 in West Northants, equal to 81,000 jobs County-wide.  
However, these figures were prepared in 2001-2 and have not been updated since. 

A.144 Use of the MKSM Strategy figures for Northamptonshire in the emerging RSS is 
inconsistent with the approach being used in the remainder of the East Midlands 
region, where employment forecasts have been commissioned from Experian.  
These two sets of forecasts are based on very different sets of evidence and 
assumptions.  The new Experian forecast, extrapolated to 2021, shows 
Northamptonshire’s total growth as 67,400 jobs, which is considerably less than the 
81,000 in the MKSM Strategy. 

A.145 The study states that it is not ideal that the new Regional Plan should be based on 
employment forecasts for Northamptonshire which are inconsistent with those for the 
rest of the region and that by the time the Plan is finalised will be some six years old.  
However, the CoPELA study has used these figures in order to be consistent with the 
emerging RSS. 

A.146 The total job figures have been disaggregated by economic sector and District using 
studies underlying the MKSM Strategy, comprising the MKSM Study and the 
Northamptonshire Growth Area Assessment.  For East Northamptonshire, the 
following future employment changes are shown by alternative scenario for 2001-21: 

(i) TEMPRO Trend-based (continuation of past trends) = 4,900 

(ii) MKSM Scenario A Market-led (concentrates growth in areas which already 
have a favourable economic structure) = 5,290 

(iii) MKSM Scenario B Policy-led (based on policy priorities) = 3,000 

 
A.147 Both CoPELA studies have used the policy-led scenario B, which underlies the 

distribution of jobs between the North Northants and West Northants sub-areas 
which is shown in the MKSM Strategy and reproduced in the Regional Plan. 

A.148 In terms of B-space employment, the updated CoPELA study uses slightly amended 
definitions for B-space sectors.  The new definitions (Scenario ii) reduce estimates of 
office demand and warehousing employment and increase those of industrial 
employment compared to the old (Scenario i).  County-wide, total B-class 
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employment in 2001-21 grows by some 51,000 jobs using Scenario i and 42,000 jobs 
using Scenario ii. 

A.149 The figures for forecasting demand for employment space have been derived from 
the employment forecasts, using the standard employment densities of 18m² per 
head for offices, 35m² per head for industry and 88m² per head for strategic 
warehousing.  To translate square metres of floorspace into hectares of land, the 
study advises use of a factor of 4,000 (representing 40% development density) as a 
default.   

 

 

 

 

Table A.13 - Forecast Demand for Employment Space, 2001-21 

  Scenario i Scenario ii 
Net Floorspace 
Change (m²) Office 

General 
Industrial 

Strategic 
Warehousing Office 

General 
Industrial 

Strategic 
Warehousing 

East Northants 28,800 -38,500 70,400 23,640 -25,008 51,447 
North Northants 268,200 -10,500 985,600 184,501 116,637 807,565 
Northamptonshire 711,000 -203,000 1,487,200 513,313 9,143 1,213,727 

Source: Invest in Northamptonshire and Northamptonshire County Council, 2006 

 

Market Balance 

A.150 The study estimates market balance by type of space for the planning period 2001-
21.  Table A.14 below demonstrates that the study estimates a positive market 
balance (oversupply) under both scenarios for offices, industrial and strategic 
warehousing floorspace in East Northamptonshire.  Additionally, there is a significant 
emerging supply of floorspace not formally identified by the planning system, 
particularly in terms of strategic warehousing. 

Table A.14 - Market Balance, East Northamptonshire, 2001-21 

 

Net floorspace change m² Offices Industrial 
Strategic 

Warehousing
Demand    
Demand 2001-21 - scenario i 28,800 -40,833 70,400 
Demand 2001-21 - scenario ii 23,640 -26,524 51,447 
Change 2001-06 10,339 -26,994 84,339 
Remaining demand 06-21 - scenario i 18,461 -13,839 -13,939 
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Remaining demand 06-21 - scenario ii 13,301 471 -32,892 
Committed supply    
Outstanding commitments 2006 83,740 27,374 94,688 
Of which good quality 15,647 15,648 79,040 
Of which good quality and available short-term  2,000  
Market balance (committed supply less demand)    
Scenario i 65,279 41,213 108,627 
Scenario ii 70,439 26,903 127,579 
Emerging supply    
All further sites under consideration 8,000 17,290 315,150 
Of which good quality   315,150 

Source: Invest in Northamptonshire and Northamptonshire County Council, 2006 

 
Conclusion 

A.151 In terms of quantity of employment land, the study concludes that an additional 
513,000m² of offices and 1,200,000m² of strategic warehousing space are needed in 
the period up to 2021 to accommodate 42,000 net additional jobs within 
Northamptonshire.  Virtually no change in the amount of general industrial space is 
predicted to be required. 

A.152 The analysis of market balance suggests that the committed supply of office sites is 
roughly enough to meet demand up to 2021 in purely quantitative terms, and the 
supply of industrial sites is far above expected demand, but in both markets there is a 
serious quality deficit. 

A.153 Within East Northants, the study recommends that deliverable office supply is 
substantially in excess of demand forecast, but nearly 80% of deliverable supply is 
from a single site (Rushden Lakes).  In terms of industrial premises, developable 
supply is also far in excess of demand forecast, but there is a market need to provide 
for good quality manufacturing sites to maintain existing employment and to attract 
inward regional demand.   

KEY MESSAGES 

A.154 Following our review of national, regional and local policy, the following key 
messages have been ascertained of relevance to this study: 

(i) Central government guidance issued by the ODPM within PPG4, Planning for 
Economic Development, new paragraph 42(a) of PPG3, the emerging PPS3 
and Employment Land Reviews: Guidance Note places a requirement upon 
LPAs to provide an up to date review of employment land. 
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(ii) The Employment Land Review guidance suggests a three stage process for 
reviewing employment sites: Stage 1 – taking stock of the existing situation; 
Stage 2 – creating a picture of future requirements; and Stage 3 – identifying 
a “new” portfolio of sites. 

(iii) RPG8 seeks to facilitate an improvement in the regions economic 
performance. It identifies “Strategic High Quality Employment Sites” 
(SHQES’s), which could help diversify the regions industrial structure. 

(iv) The IRS Framework draws together the key issues and challenges for the 
East Midlands and ensures that there are better linkages and integration at 
both the policy development and implementation stages.  It also ensures that 
policies and strategies are not prepared in isolation. 

(v) The emerging RSS for the East Midlands acknowledges that the region must 
plan for high levels of economic and population growth.  It identifies five main 
priority areas which the strategy aims to address: housing; economy and 
regeneration; natural and cultural resources; regional transport strategy; and 
monitoring and review. 

(vi) The RSS defines five newly designated PUA’s as primary locations for growth 
and development. No PUA’s are identified within East Northamptonshire (the 
nearest being Northampton and Leicester).  

(vii) The EMRLGA and EMDA commissioned the Quality of Employment Land 
Study which assesses the quantity and quality of employment land in the East 
Midlands region to see if it meets market demands and policy objectives. 

(viii) A subsequent report, Regional Employment Land Priority Study (RELPS), 
analysed more specific employment needs, and also provided a framework to 
guide policies and programmes as they relate to employment land of EMDA 
and partner organisations. The purpose of RELPS is to assist the EMDA in 
the “formulation of a position statement in relation to employment land 
priorities”. 

(ix) The East Midlands Regional Economic Strategy (RES) is a framework for 
ensuring the long term sustainable growth of the region.  Its fundamental 
purpose is to improve economic performance. By 2020 the East Midlands 
wants to be a flourishing region with growing and innovative business. 
Underpinning the strategy are three main themes: raising productivity; 
ensuring sustainability; and achieving equality. 

(x) The Milton Keynes and South Midlands region (MKSM) is one of four 
potential growth areas in the wider South East.  It includes Northamptonshire, 
and therefore the supply of appropriate sites to provide a balance of land use 
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is essential.  The MKSM Sub-Regional Strategy is a co-ordinated policy 
review for the Milton Keynes and South Midlands area.  

(xi) The Northamptonshire Structure Plan provides a framework for a more 
sustainable Northamptonshire, taking into account national and regional 
policies and the need to balance social, economic and environmental 
considerations.  Policy IC1 provides for 1,279ha of industrial and commercial 
development between 1996 and 2016 with a specific requirement of 140ha in 
East Northamptonshire during the period.  

(xii) The Planning and Compulsory Purchase Act 2004 requires local planning 
authorities to prepare and maintain a Local Development Scheme (LDS).  
The four Councils of North Northamptonshire (East Northamptonshire, Corby, 
Kettering and Wellingborough) combined in 2004 to produce a joint LDF in 
order to co-ordinate the production of the plans needed to deliver sustainable 
development in North Northamptonshire over the period up to 2021.  

(xiii) The Preferred Options Report for the Core Strategy was published in 
November 2005, and presents the preferred option for employment in North 
Northamptonshire as developing complementary roles for individual towns 
and the rural areas. 

(xiv) The East Northamptonshire Local Plan provides a detailed policy framework 
for the area.  The plan aims to relate the general policies of the Structure Plan 
and apply them to specific areas in addition to providing a basis of 
development control.  

(xv) The Structure Plan sets out that employment land provision will be mainly 
concentrated in urban areas.  In East Northamptonshire provision is made for 
157 hectares of land between 1988 and 2006.   

(xvi) The Rural North, Oundle and Thrapston Incubation Centre Feasibility Study 
(2006) revealed that there is sufficient demand and evidence of need to justify 
an Incubation Centre in the area.  The Kingsmead Estate located in King’s 
Cliffe, is recommended as the most suitable location for the proposed 
Incubation Centre. 

(xvii) The East Northamptonshire Economic Development Strategy has seen the 
formation of both the Welland and the Northamptonshire Sub-Regional 
Strategic Partnerships (SSP).  The key priority of the strategy is ‘achieving 
sustainable communities’ and its main objective is ‘supporting sustainable 
communities’.  The Strategy endeavours to create an environment where 
there are enough jobs to meet the areas needs, with population growth and 
declining industries taken into consideration. 
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(xviii) The North Northamptonshire Economic and Employment Strategy was 
published by Volterra (commissioned by BeeBee Developments Ltd) in 
September 2006.  The report finds that the allocation of strategic land 
distribution appears to be low for North Northamptonshire in the Preferred 
Options Report for the Core Strategy produced by the JPU.  Additionally, 
there is a clear need for a strong office offer, comprising the attributes of high 
quality space and significant size located in one place in order to provide the 
quality ‘critical mass’ required to attract a major employer.  The report finds 
that East Northamptonshire is the only District predicted to reach the required 
levels of growth (to cope with future population increases), with Corby and 
Wellingborough far short of required growth, and Kettering slightly short. 

(xix) The North Northamptonshire Employment Land Futures report was 
commissioned by the North Northamptonshire JPU in 2005 to advise on the 
future need for employment land in the period from 2001-21.  The report 
found that there is a ‘reasonable’ supply of land for distribution, general 
industrial, and small-scale office development in East Northamptonshire 
relative to demand, but the District has limited appeal to larger, footloose 
office requirements.  The report forecasts that demand for general industrial 
land will reduce, but demand for offices and particularly strategic distribution 
employment land will increase in the period up to 2021. 

(xx) Northamptonshire County Council published a detailed review of employment 
land supply and demand in the County (COPELA study) which assessed the 
supply of commercial land and property against likely future demand.  
According to the update of the study published in July 2006, additional office 
space and strategic warehousing space are required in the period leading up 
to 2021 in Northamptonshire. Within East Northamptonshire, the study 
concludes that deliverable supply of office space and industrial premises is far 
in excess of forecast demand, but there is a need to provide good quality 
manufacturing sites. 
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B. SITE PROFORMA AND GUIDELINES 
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East Northamptonshire – Site Survey Pro-forma Guidelines. 
 
Q No. Guidance 
 SITE INFORMATION 
1a Insert name of Site  
1b Site address 
2 Unique site ID. 
3 Employment area code 
4 Date of Survey 
5 Describe the location of the site according to settlement. Rural locations – outside 

major settlements. 
6 Indicate the site type.  
7 Identify the current extent of employment development and for existing sites 

opportunities for change. Where appropriate distinguish between whether change 
could include non-employment redevelopment. 

8 Select ward name from wards map.  If the site goes across more than one ward 
choose the main ward in which the site is situated (desk based exercise). 

 EXISTING USE AND PROPERTY APPRAISAL 
9 a) Size of site – Based upon digitised boundaries.  Check/amend site boundaries 

if different from existing digitised boundaries or if employment element only 
forms part of site (GIS). 

b) Identify amount of vacant land on site and mark on plan if appropriate:  GIS to 
calculate %. 

c) Is there evidence that any vacant elements of site are being marketed for sale 
or rent (e.g. advertising boards). 

d) Identify amount of opportunity land and mark on plan if appropriate. GIS to 
calculate. 

10 a) Count the number of premises within the site (count a multi-occupier single 
building as one premises) 

b) Count the number of vacant premises 
c) Mark Vacant Premises in blue on plan note no. of storeys 

11 Describe Vacant and underutilised land and premises 
Mark vacant land on map in red 
Mark underutilised (opportunity) land and premises in green. 
Identify other uses occupying the remainder of the site (i.e. car parking, outside 
storage, derelict out buildings) and the proportion of the site they occupy. 
Comment if the site is underutilised by the existing user.  Vacant buildings, large 
un-used areas etc. 

12 Site Typology 
 
Premises Represented/Proposed on site 
Identify the types of premises within the Employment Area/Site (note the number 
of buildings within each type. Column should add up to Q.10)  
Established or Potential Office Locations. Sites and premises, predominately 
in or on the edge of town and city centres, already recognised by the market as 
being capable of supporting pure office (or high technology R&D/business uses). 

High Quality Business Parks. These are likely to be sites, no less than 5ha but 
more often 20ha or more, already occupied by national or multi-national firms or 
likely to attract those occupiers. Key characteristics are quality of buildings and 
public realm and access to main transport networks. Likely to have significant 
pure office, high office content manufacturing and R & D facilities. Includes 
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'Strategic' inward investment sites. 

Research and Technology/Science Parks. Usually office based developments, 
which are strongly branded and managed in association with academic and 
research institutions. They range from incubator units with well developed 
collective services, usually in highly urban locations with good public transport 
access to more extensive edge/out of town locations. 

Warehouse/Distribution Parks. Large, often edge/out of town serviced sites 
located at key transport interchanges. 

General Industrial/Business Areas. Coherent areas of land which are, in terms 
of environment, road access, location, parking and operating conditions, well 
suited for retention in industrial use. Often older, more established areas of land 
and buildings. A mix of ages, qualities and site/building size. 

Heavy/Specialist Industrial Sites. Generally large, poor quality sites already 
occupied by or close to manufacturing, and processing industries. Often 
concentrated around historic hubs such as ports, riverside and docks. 

Incubator/SME Cluster Sites. Generally modern purpose built, serviced units. 

Specialised Freight Terminals e.g. aggregates, road, rail, wharves, air. These 
will be sites specifically identified for either distribution or, in the case of airports, 
support services. Will include single use terminals e.g. aggregates. 

Sites for Specific Occupiers. Generally sites adjoining existing established 
employers and identified by them or the planning authority as principally or 
entirely intended for their use. 

Recycling/Environmental/Untidy Industries Sites. Certain users require 
significant external storage or undertake activities which are unsightly or harmful 
to residential amenity. There are issues of market and resident perceptions of 
these users. Some sites because of their environment (e.g. proximity to heavy 
industry, sewage treatment works etc) may not be marketable for high quality 
employment uses. 

Farm Based Employment Location.  Non agricultural B Use class/Sui Generis 
activities located within the curtilage of farm type locations. 
 
Premises size mix 
 
Identify the broad mix of premises sizes for each use type. Each row should add 
to the number of buildings identified within q10. 
 
Condition of premises 
 
A visual assessment of the overall maintenance/upkeep of the premises including 
any evidence of dilapidation and suitability for continued use (e.g. floor to ceiling 
heights, building configuration/adaptability).  Identify the % of buildings within 
each category where appropriate (row to = q.10). 
 
Good – All buildings in excellent or good condition/upkeep.  Well 
maintained/managed and no obvious problems. Possible evidence of some lack 
of maintenance/upkeep (holes in fence, peeling paint).  High probability of re-
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occupation if existing occupier vacates – no works required. 
 
Fair – Buildings adequate for existing user adequately maintained no visual 
evidence of major dilapidation.   Reasonable probability of re-occupation if 
existing occupier vacates – possibly minor works required.   
 
Poor – Significant dilapidation of buildings. Possible structural problems including 
cracks in external; walls, leaking roofs, damp, broken windows. Limited building 
lifespan without major repairs/ renovation. 
 
No of premises developed in the last 5 years 
 
Identify the number of new premises developed within the last 5 years. 

13 Property Appraisal & Summary of Existing Role. 
 
This should provide a summary of questions 9-12 relating to the existing 
premises.  The summary should help inform an assessment of future use.   
 
The description could mention non-conforming land uses, the no. of storeys of the 
main buildings and type of premises, the extent to which the site is used for 
production/manufacturing, storage, offices and the role the site performs in terms 
of the size of occupiers and their economic role/sector.   
 
The appraisal should also indicate whether the existing activity/use is likely to 
continue in the short-medium term or whether there is potential for change. Any 
specific change areas mentioned must be marked on plan for larger sites (to be 
defined). 

 ACCESS & TRANSPORT ISSUES 
14 Location 

 
Describe the location of the site with reference to the typology identified in Q5.  
Describe current and potential accessibility. 
 
Public Transport Access 
 
Identify proximity to railway stations/bus stops. 
 
Access to strategic road network 
 
Identify distance/connection to the strategic road network in terms of proximity, 
quality of the linkage and adequacy for current/potential use.  Identify any 
significant problems which may influence the attractiveness/suitability of the site 
(e.g. HGV movements through residential areas, poor junction between site and 
public highway, traffic calming measures). 
 
Freight Access 
 
Identify if the site offers potential for the transport/distribution of goods by road, 
rail, river or sea. 
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C. DETAILED SITE ASSESSMENT 

TABLE C.1 - LOCATION, SITE TYPE AND EXISTING ROLE 

TABLE C.2 - LEVEL OF DEVELOPMENT AND SCOPE FOR CHANGE 

TABLE C.3 - VACANT LAND AND OPPORTUNITY AREAS 

TABLE C.4 - EMPLOYMENT PREMISES AND VACANCY 

TABLE C.5 - BALANCE OF EMPLOYMENT PREMISES USES 

TABLE C.6 - TYPOLOGY OF EMPLOYMENT PREMISES SIZES 

TABLE C.7 - CONDITION AND AGE OF EMPLOYMENT PREMISES 

TABLE C.8 - ACCESSIBILITY AND TRANSPORT ASSESSMENT 

TABLE C.9 - ENVIRONMENTAL ASSESSMENT 

TABLE C.10 - SITE OWNERSHIP AND MANAGEMENT 
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D. SOCIO-ECONOMIC ASSESSMENT 

INTRODUCTION 

D.1 This section provides a profile of the prevailing socio-economic conditions in East 
Northamptonshire District. It aims to provide the socio-economic context which 
shapes employment land demand and supply factors in the District. It provides an 
important input to understanding economic demand / need in the District, within the 
context of the wider regional and national economies. Included in the analysis is an 
area that has been termed the Surrounding Areas. This refers to a geographic area 
comprising: Northamptonshire (East Northants, South Northants, Kettering, Corby, 
Wellingborough, Northampton, Daventry), Rutland, Harborough, Peterborough, 
Huntingdonshire, Cambridge, South Cambridgeshire, Bedford/North Bedfordshire, 
Mid Bedfordshire, Milton Keynes. 

ECONOMIC PERFORMANCE 

D.2 Table D.1 looks at the total level of Gross Value Added (GVA)2 and the level of GVA 
per head in England, the East Midlands and Northamptonshire County. The GVA of 
Northamptonshire has grown faster than both the England and East Midlands 
averages at 6.9% overall and 5.9% per capita. As a result Northamptonshire’s GVA 
per capita has risen well above the East Midlands’ average level and is slightly above 
the average level for England. Northamptonshire has the 2nd highest GVA per capita 
out of the 12 regions3 in the East Midlands.  

D.3 Table D.2 details the level of GVA in Northamptonshire by general sector. It shows 
that service activities are the drivers of GVA growth in Northamptonshire. The 
agriculture, hunting & forestry activities have seen GVA decline over the period at an 
average rate of 2.4% per annum, although this masks a more recent upturn in since 
its trough at £77 million in 2001. This general decline in agriculture, hunting and 
forestry and rise in service activities is a pattern seen nationwide. 

                                            
2 GVA measures the contribution to the economy of each sector. 
3 The 12 regions are: Derby, East Derbyshire, South and West Derbyshire, Nottingham, North Nottinghamshire, South 
Nottinghamshire, Leicester, Leicestershire CC and Rutland, Northamptonshire, Lincolnshire 
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D.4 Table D.3 shows more detail, separating out all of the broad sectors. This data is only 
available at the regional, East Midlands, level. It shows that the service-related 
sectors have become increasingly valuable to the East Midlands’ economy.  

D.5 Some of the most significant growth has been in the real estate, renting and business 
activities sector, which has grown at 8.6%per year to now account for 19.6% of total 
GVA. This expansion is only matched by that in the education sector which has 
grown at an average 8.7% pa but only accounts for 6.7% of total GVA. The 
wholesale and retail trade (including motor trade) is also significant, accounting for 
13.8% of GVA. 

D.6 The value of output from the manufacturing sector is very important at 21.6% of total 
GVA, though this has increased at only half the total rate between 1989 and 2003 
and its importance to the overall level of GVA has declined These trends clearly 
show the structural changes that have been occurring in the East Midlands (as they 
have been nationally), with the service-based sectors acting as the principle drivers 
of economic growth. 

Table D.1 - Gross Value Added (at current basic prices): Total (£m) 

 
1995 1997 1999 2001 2003 

Average 
annual % 

growth 

Total GVA       

England 530 082 599 744 671 329 738 676 823 646 5.7 

East Midlands 41 685 46 869 50 879 55 828 62 434 5.2 
Northamptonshire 6 342 7 492 8 844 9 821 10 819 6.9 
       

GVA Per Capita       

England 10956 12324 13691 14938 16521 5.3 
East Midlands 10188 11375 12253 13325 14682 4.7 
Northamptonshire 10604 12289 14248 15565 16834 5.9 

Source: Headline Gross Value Added, ONS 
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Table D.2 - Northamptonshire Gross Value Added (at current basic prices): by general 
activity (£m) 

 
1995 1999 2003 

Average 
annual % 

growth 

Agriculture, hunting & forestry 112 83 92 -2.4 
Industry, including energy & construction 2205 2912 3280 5.1 
Service activities 4026 5849 7448 8.0 
Northamptonshire TOTAL 6342 8844 10819 6.9 

Source: Headline Gross Value Added, ONS 

 

Table D.3 – East Midlands GVA by broad sector (£m) 

 1989 1996 2003 

Sector Level % of 
total Level % of 

total Level % of 
total 

Average 
annual 

% 
growth 

Agriculture, hunting, forestry & 
fishing 878 2.9 1,166 2.6 985 1.6 0.8 

Mining and quarrying of energy 
producing materials 509 1.7 177 0.4 88 0.1 -11.8 

Other mining and quarrying 166 0.5 208 0.5 175 0.3 0.4 

Manufacturing 9,493 31.3 13,265 30.0 13,465 21.6 2.5 

Electricity, gas and water supply 828 2.7 1,221 2.8 1,159 1.9 2.4 

Construction 2,239 7.4 2,327 5.3 4,307 6.9 4.8 

Wholesale and retail trade 
(including motor trade) 3,614 11.9 5,760 13.0 8,608 13.8 6.4 

Hotels and restaurants 699 2.3 1,148 2.6 1,944 3.1 7.6 

Transport, storage and 
communication 2,077 6.9 2,697 6.1 4,503 7.2 5.7 

Financial intermediation 1,053 3.5 1,415 3.2 2,337 3.7 5.9 

Real estate, renting and 
business activities 3,880 12.8 6,886 15.6 12,265 19.6 8.6 

Public administration and 
defence4 1,544 5.1 1,948 4.4 2,556 4.1 3.7 

Education 1,304 4.3 2,289 5.2 4,203 6.7 8.7 

Health and social work 1,608 5.3 2,848 6.4 4,547 7.3 7.7 

Other services 993 3.3 1,547 3.5 2,502 4.0 6.8 

TOTAL 30,313 100.0 44,270 100.0 62,434 100.0 5.3 

Source: Headline Gross Value Added, ONS 
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EMPLOYMENT 

Total Employment 

D.7 The level of total employment in East Northamptonshire has fluctuated between 
approximately 20,000 and 24,000 between 1996 and 2004. Employment in the 
District stood at approximately 23,900 in 2004, a 1.2% rise over the 2003 level. 
Between 1996 and 2004, there has been an overall 16.4% increase in total 
employment, equating to 1.9% per annum.  

D.8 Figure D.1 displays both the total employment levels and employment growth rates 
for East Northamptonshire.   

Figure D.1 - Total employment in East Northamptonshire 1996-2004 
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Source: Annual Business Inquiry, NOMIS 

* This figure is an aggregate from which agriculture class 0100 (1992 SIC) has been excluded. It is therefore 
under-estimated. 
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Broad Sector Analysis 

D.9 Employment within East Northamptonshire, in terms of numbers employed, is 
dominated by distribution, hotels & restaurants and by manufacturing 

D.10 Table D.4 shows that in 2004 distribution, hotels & restaurants accounted for 23.3% 
of total employment. The level of employment in this sector has risen at an average 
rate of 2.4% per annum since 1996 and its significance has risen slightly, by 0.6 
percentage points.  

D.11 Public administration, education and health accounts for 18.9% of total employment; 
this sector has seen an average annual 3.4% rise since 1996 and the second largest 
absolute increase in employment. As a result its significance has increased by 2 
percentage points.  

D.12 Particular growth sectors are Transport and communications and Banking, finance 
and insurance, these have both grown at around 7% pa. While these are growth 
sectors nationally, growth in East Northamptonshire has been particularly strong. It 
should be noted however that East Northamptonshire remains significantly under-
represented in the Banking, finance and insurance sector. 

D.13 Construction, while accounting for only 6% of employment in 2004, has seen its 
share of employment double since 1996 with an average annual 9.3% growth.  

D.14 Employment in the manufacturing sector has declined at an average rate of 4.4% per 
annum since 1996. Despite this the sector remains an important source of 
employment, accounting for 21.3% of the total in 2004. The agriculture & fishing 
sector has also been in decline, with employment falling at an average rate of 5.4% 
per annum since 1998. Both sectors are in long-term decline and are undergoing 
structural changes; however as Table D.5 shows, these trends are not isolated to 
East Northamptonshire but are part of wider trends across the UK. Part of the reason 
for the decline in both sectors has been overseas competition. This is particularly true 
for activities with high labour costs and where trade barriers have been removed or 
reduced, such as in the footwear or textile industries There has also been an 
improvement in productivity as restructuring within the sector has led to the shift of 
labour from labour-intensive activities to more productive, high tech and high value 
activities. Looking at Northamptonshire County, it can be seen that whilst 
employment in the manufacturing sector has declined, output (in terms of GVA) has 
increased slightly. 
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Table D.4 – East Northamptonshire employment by broad sector 

  1996 2000 2004 

Broad Industrial Group No of 
jobs 

% of 
total

No of 
jobs

% of 
total

No of 
jobs 

% of 
total 

Average 
Annual 

% 
Growth 

Agriculture and fishing  N/A N/A 411 1.8 333 1.4 7.5*

Energy and water  N/A N/A 121 0.5 N/A 0.1 18.9

Manufacturing  7,291 35.6 4,953 21.1 5,103 21.3 -4.4

Construction  700 3.4 1,767 7.5 1,424 6.0 9.3

Distribution, hotels and 
restaurants 4,623 22.6 4,894 20.9 5,574 23.3 2.4

Transport and 
communications  1,446 7.1 1,601 6.8 2,484 10.4 7.0

Banking, finance and 
insurance, etc  1,814 8.8 3,387 14.4 3,103 13.0 6.9

Public admin, education 
& health  3,446 16.8 4,018 17.1 4,510 18.9 3.4

Other services  1,131 5.5 2,292 9.8 1,365 5.7 2.4

TOTAL 20,552* 100 23,443 100 23,921 100 1.9

 Source: Annual Business Inquiry, NOMIS 
 

* This figure is an aggregate from which agriculture class 0100 (1992 SIC) has been excluded. It is 
therefore under-estimated. The true rate of average annual growth is likely to be slightly less than 0.4%. 
*Growth rates for agriculture & fishing are calculated between 1999 and 2004 to allow accurate 
comparisons to be made as 1996 and 1997 data are not representative.  

 

D.15 At an average of 1.9% per annum, employment growth in East Northamptonshire  
has been nearly double that of North Northamptonshire (1%) and in line with the 
wider Surrounding Areas (2.0%) and considerably higher than the national average 
rate (1.5%).   

D.16 As Table D.5 shows the declining sectors in East Northamptonshire, of agriculture & 
fishing and manufacturing are part of a wider trend, with a reduction in employment 
being witnessed across the region and country, not just East Northamptonshire.  

D.17 In all of its growth sectors, East Northamptonshire has exceeded national growth 
rates and those of North Northamptonshire. Growth in the Transport and 
Communication and in the Other Services sectors has been slightly lower than within 
the Surrounding Areas. The high percentage growth in Energy and water can be 
discounted as significant due to the very low numbers of jobs (under 50) involved.  

 

 



East Northamptonshire Employment Land Review 2006 

   
 

85

Table D.5 – Employment growth (average annual % growth between 1996 & 
2004) 

 
East 

Northants
North 

Northants
Surrounding 

Area* 
England & 

Wales

Agriculture and fishing  -7.5 -6.0 -3.0 -2.7

Energy and water  18.9 -4.1 -10.4 -5.4

Manufacturing -4.4 -3.7 -2.9 -3.3

Construction  9.3 5.7 4.5 4.2

Distribution, hotels and restaurants  2.4 2.5 2.9 2.0

Transport and communications 7.0 4.0 3.4 1.6

Banking, finance and insurance, etc  6.9 5.4 3.5 3.0

Public admin, education & health  3.4 1.8 2.6 2.6

Other services 2.4 -0.2 2.9 2.1

Total 1.9 1.0 2.0 1.5
Source: Annual Business Inquiry, NOMIS 

 
* Included within this area are: Northamptonshire (East Northants, South Northants, Kettering, 
Corby, Wellingborough, Northampton, Daventry), Rutland, Harborough, Peterborough, 
Huntingdonshire, Cambridge, South Cambridgeshire, Bedford/North Bedfordshire, Mid 
Bedfordshire, Milton Keynes. 
 
** Growth based on 1999 start date, as this is the first year for which comparable data for all 
regions was available.  

 
 

 

D.18 Table D.6 shows the employment location quotients for East Northamptonshire with 
respect to England & Wales, surrounding areas, and North Northamptonshire. An 
employment location quotient of less that 1.00 indicates that employment in the 
sector is relatively under-represented in East Northamptonshire. A quotient of greater 
than 1.00 indicates that employment in the sector is over-represented. 

D.19 The high figure for agriculture and fishing sector reflects East Northamptonshire’s 
character as a predominantly rural District, particularly in relation to North 
Northamptonshire (2.65). The high levels of decline in agriculture and fishing 
employment in both East Northamptonshire and North Northamptonshire are 
reflected in a gradually declining location quotient for this sector. However, data for 
these sectors is erratic, therefore it is difficult to make accurate comparisons. 

D.20 While East Northamptonshire is over-represented nationally and within the 
Surrounding Areas in terms of manufacturing employment, (1.77 and 1.49 
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respectively), its rural nature contrasts with the stronger manufacturing base of North 
Northamptonshire, and is reflected in the location quotient of 0.87. The decline since 
1996 in the sector’s employment levels in East Northamptonshire means that it has 
become less over-represented particularly compared to the national economy. The 
importance of the sector as a source of employment means however that the decline 
is likely to be felt more. 

D.21 East Northamptonshire is over-represented in terms of employment in transport and 
communications. The strength of employment growth in the sector in recent years 
has led to an increase in the level of over-representation, particularly with relation to 
the Surrounding Areas and England & Wales where location quotients were 1.55 and 
1.74 respectively in 2004.  

D.22 Banking, finance & insurance has been the best performing sector in East 
Northamptonshire in absolute terms and its percentage growth has been close to 
double that of the Surrounding Areas and more than double that of England & Wales. 
However it remains significantly under-represented compared to these two areas.   

Table D.6 – Employment location quotients 

 
East Northants: 

England & Wales 
East Northants: 

Surrounding Areas 
East Northants: North 

Northants 
 1996 2000 2004 1996 2000 2004 1996 2000 2004 

Agriculture and fishing  0.38 1.96 1.68 1.63 n/a 1.59 3.92 2.81 2.65 

Energy and water  0.03 0.73 0.20 0.05 1.75 0.50 0.21 3.30 1.08 

Manufacturing 1.99 1.40 1.77 1.67 1.22 1.49 0.99 0.77 0.87 

Construction  0.95 1.73 1.34 1.10 1.89 1.59 1.13 1.53 1.37 

Distribution, hotels and 
restaurants  0.95 0.86 0.94 0.94 0.87 0.91 0.98 0.87 0.90 

Transport and 
communications 1.19 1.11 1.74 1.17 1.10 1.55 1.02 0.98 1.19 

Banking, finance and 
insurance, etc  0.49 0.73 0.64 0.50 0.67 0.65 0.90 1.06 0.94 

Public admin, education 
and health  0.70 0.72 0.72 0.73 0.77 0.79 0.99 1.02 1.05 

Other services 1.13 1.97 1.12 1.28 2.26 1.23 1.27 1.75 1.44 

Total 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 

Source: Annual Business Inquiry, NOMIS 

D.23 Figures D.2 to D.4 show the employment location quotients for East 
Northamptonshire with respect to North Northamptonshire, the Surrounding Areas 
and England & Wales respectively set against sectoral per annum growth in each of 
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the four areas. The size of the circle representing each sector is in proportion to the 
amount of total employment that each accounts for in East Northamptonshire. 
Sectors identified in the upper right quadrant of each graph are those which are well 
represented in East Northamptonshire and have experienced growth in the wider 
economy. The lower left hand quadrant contains those sectors that are under-
represented in East Northamptonshire and are in decline in the wider economy. The 
upper left quadrant contains those that are under-represented in East 
Northamptonshire and are growing in the wider economy and the lower right 
quadrant contains those that are over-represented in East Northamptonshire and are 
declining in the wider economy. 

D.24 Overall it can be seen that East Northamptonshire is under-represented in several 
key growth areas which also account for a significant proportion of the District’s 
employment. All three Figures show that the manufacturing sector is in decline. 
However, manufacturing is a key sector in East Northamptonshire, accounting for 
21.3% of total employment and one that it is considerably over-represented in. This 
will increase the impact of the expected future declines on the local economy and 
diversification must be considered when formulating policy.   

D.25 Three key employment sectors are distribution, hotels & restaurants, public 
administration, education & health and banking, finance & insurance. These are 
strong growth sectors in both East Northamptonshire and the wider economies, but 
East Northamptonshire is under-represented in all of them, though to a lesser degree 
when compared with North Northamptonshire. This means that it is not achieving the 
same benefits as other parts of the country current strength of the sectors. This is 
particularly the case for the banking, finance & insurance sector. 

D.26 The construction sector and the transport and communications sector are both 
sectors where East Northamptonshire is over-represented, but they are sectors 
which are showing rapid growth in both the wider economies and East 
Northamptonshire. 

 

 

 

 

 

Figure D.2 – East Northamptonshire: North Northamptonshire employment location 
quotients (2004) against sectoral growth in North Northamptonshire (1996-2004) 
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Figure D.3 – East Northamptonshire : Surrounding Areas employment location 
quotients (2004) against sectoral growth in the Surrounding Areas (1996-2004) 

Source: Annual Business Inquiry, NOMIS 
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Source: Annual Business Inquiry, NOMIS 

Figure D.4 – East Northamptonshire: England & Wales employment location quotients 
(2004) against sectoral growth in England & Wales (1996-2004) 
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Detailed 2-Digit SIC Analysis 

D.27 In understanding the dynamics of the local economy, it is useful to examine changes 
in employment by 2-digit SIC code. Table D.7 shows the main sub-sectors in East 
Northamptonshire in terms of share of total employment (those accounting for 2% or 
more in 2004).  

Table D.7 – Employment in East Northamptonshire by principle sub-sectors 

 1996 2000 2004 

Sub-sector No % No. % No. % 

Average 
annual 

% 
growth 

Retail trade, (not motor vehicles/cycles; repair 
of personal / household goods 1,745 9.3 1,784 8.2 2,682 12.6 5.5

Education 1,658 8.8 2,012 9.3 2,140 10.1 3.2

Health and social work 1,183 6.3 1,599 7.4 1,867 8.8 5.9

Other business activities 1,080 5.7 2,140 9.9 1,694 8.0 5.8

Land transport; transport via pipelines 1,036 5.5 1,098 5.1 1,564 7.4 5.3

Construction 700 3.7 1,767 8.2 1,424 6.7 9.3

Manufacturing of food and beverages 774 4.1 244 1.1 1,125 5.3 4.8

Hotels and restaurants 1,066 5.7 1,196 5.5 1,026 4.8 -0.5

Wholesale trade and commission trade, 
except of motor vehicles and motorcycles 1,046 5.6 903 4.2 935 4.4 -1.4

Sale, maintenance & repair of motor 
vehicles/cycles; retail sale of automotive fuel 766 4.1 1,011 4.7 931 4.4 2.5

Manufacture of transport equipment 440 2.3 584 2.7 752 3.5 6.9

Manufacture of rubber and plastic products 771 4.1 515 2.4 728 3.4 -0.7

Supporting and auxiliary transport activities; 
activities of travel agencies 64 0.3 228 1.1 713 3.4 35.2

Tanning and dressing of leather; manufacture 
of luggage, handbags, saddles, harness and 
footwear 

3,342 17.8 1,821 8.4 649 3.1 -18.5

Recreational, cultural and sporting activities 359 1.9 1,594 7.4 626 2.9 7.2

Real estate activities 270 1.4 547 2.5 560 2.6 9.5

Public administration and defence; 
compulsory social security 605 3.2 406 1.9 503 2.4 -2.3

Other service activities 451 2.4 417 1.9 430 2.0 -0.6

Manufacture of fabricated metal products, 
except machinery and equipment 214 1.1 174 0.8 418 2.0 8.7

Source: Annual Business Inquiry, NOMIS 



East Northamptonshire Employment Land Review 2006 

   
 

91

D.28 The largest sub-sector is retail trade, accounting for 12.6% of employment. The 9th 
and 10th largest sub-sectors, together accounting for a further 8.8% of employment, 
are wholesale sectors, and the 8th largest is hotels at 4.8%. Together these are part 
of the Distribution, hotels & restaurants sector, the largest employment sector in East 
Northamptonshire. 

D.29 Other business activities are the fourth largest sector, accounting for 8.0% of all 
employment. This is the key sub-sector within the banking, finance & insurance 
sector.  

D.30 The next two top two sub-sectors, totalling 18.9% of total employment, are both 
public sector orientated, highlighting the increasing importance of the public sector in 
the East Northamptonshire economy. 

D.31 Five of the nineteen main sub-sectors, totalling 17.3% of total employment, are in 
manufacturing, showing a mixture of growing and declining sub-sectors.  

D.32 Table D.8 looks at the key growth sub-sectors in East Northamptonshire (those 
where there has been an absolute change of over 100 employees). The largest 
increase in employment has been in retail trade, which is also one of the largest sub-
sectors, accounting for 12.6% of total employment. It has seen an absolute increase 
of 937 jobs between 1996 and 2004, equal to an average annual growth rate of 
5.5%.  

D.33 Retail trade principally occupies A-use class premises, which are outside the scope 
of this study. However as the population increases, leading to further retail demand, 
there is likely to be increasing competition for premises between retail and B-use 
firms, particularly in town centres. It is important for future policy to recognise this 
issue. Hotels & restaurants is also a key sector, though one which is currently in 
marginal decline, and similar premises issues apply. 
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Table D.8 – East Northamptonshire key growth sub-sectors 

 1996 2000 2004 

Sub-sector No % No. % No. % 
Absolute 
change 

Average 
Annual 

% 
growth 

Retail trade, except of motor vehicles 
and motorcycles; repair of personal 
and household goods 

1,745 9.3 1,784 8.2 2,682 12.6 937 5.5

Construction 700 3.7 1,767 8.2 1,424 6.7 724 9.3

Health and social work 1,183 6.3 1,599 7.4 1,867 8.8 684 5.9

Supporting and auxiliary transport 
activities; activities of travel agencies 64 0.3 228 1.1 713 3.4 649 35.2

Other business activities 1,080 5.7 2,140 9.9 1,694 8.0 614 5.8

Land transport; transport via pipelines 1,036 5.5 1,098 5.1 1,564 7.4 528 5.3

Education 1,658 8.8 2,012 9.3 2,140 10.1 482 3.2

Manufacturing of food and beverages 774 4.1 244 1.1 1,125 5.3 351 4.8

Manufacture of transport equipment 440 2.3 584 2.7 752 3.5 312 6.9

Real estate activities 270 1.4 547 2.5 560 2.6 290 9.5

Recreational, cultural and sporting 
activities 359 1.9 1,594 7.4 626 2.9 267 7.2

Manufacture of fabricated metal 
products, except machinery and 
equipment 

214 1.1 174 0.8 418 2.0 204 8.7

Sale, maintenance and repair of motor 
vehicles and motorcycles; retail sale of 
automotive fuel 

766 4.1 1,011 4.7 931 4.4 165 2.5

Financial intermediation, except 
insurance and pension funding 156 0.8 134 0.6 282 1.3 126 7.7

Renting of machinery and equipment 
without operator and of personal and 
household goods 

78 0.4 151 0.7 201 0.9 123 12.6

Source: Annual Business Inquiry, NOMIS 

 
D.34 In terms of other wholesale and retail sub-sectors, the growth in motor-related trade 

has slightly outweighed the decline in wholesale and commission trade (excluding 
motor vehicles and motorcycles). 

D.35 Construction has seen strong growth, equal to an annual average growth rate of 
9.3%; this is also one of the larger sectors and is experiencing strong growth in wider 
areas. 
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D.36 Supporting & auxiliary transport activities & activities of travel agencies is a key 
growth sub-sector, having increased tenfold since 1996, and has been the driving 
force behind the transport & communications sector. In particular the growth has 
been seen in storage and warehousing where NOMIS data indicates that a large 
employer moved into the District in 2003 providing a very large boost to the overall 
employment level in the sub-sector.  

D.37 Other business activities is a key growth sector in East Northamptonshire. This 
growth is part of a wider trend and the sector is likely to continue to perform well in 
the future. (It is the major component of the broad banking, finance & insurance 
sector.) Other business activities include services such as professional services, 
management consultancy, renting of vehicles and equipment, software consultancy, 
repair of office machinery, advertising, industrial cleaning and labour recruitment. 
Many of these services support core business activities and have a range of 
locational requirements. 

D.38 There are three manufacturing sub-sectors within the key growth sub-sectors and 
both have recorded average growth of between 4.8% and 8.7% per annum, with a 
combined overall increase in employees of 867. This highlights that whilst the 
manufacturing sector may be in decline overall, there still remain activities where 
there are opportunities for growth. Future manufacturing employment growth is likely 
to be generated through activities of relatively high added value and high tech (such 
as manufacture of transport equipment) and may have very specific premises 
requirements. As such, a range of suitable premises should be made available in 
order to encourage those activities which will be able to perform competitively in East 
Northamptonshire. This should be reflected in employment land policies. 

D.39 Key growth sub-sectors which are also key growth areas in the Surrounding Areas 
and North Northamptonshire include: 

 Retail trade, except of motor vehicles and motorcycles; repair of personal and 
household goods 

 Construction 

 Health and social work 

 Supporting and auxiliary transport activities; activities of travel agencies 

 Other business activities 

 Education 

 Real estate activities 
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D.40 Land transport; transport via pipelines and  Recreational, cultural and sporting 
activities are East Northamptonshire growth areas which are also growing in the 
Surrounding Areas though are not strong growth areas within North 
Northamptonshire.  

D.41 Manufacturing of food and beverages, one of the stronger growth areas within East 
Northamptonshire and accounting for 4.8% of total employment, is also important in 
North Northamptonshire but is a sub-sector in decline in the Surrounding Areas; the 
same pattern applies to the Manufacture of transport equipment.  

D.42 To identify potential growth areas, it is useful to examine which sectors are growing 
elsewhere but not in East Northamptonshire. These include: 

 Computer and related activities, 

 Wholesale trade and commission trade, except of motor vehicles and 
motorcycles, 

 Public administration and defence; compulsory social security 

 Hotels and restaurants 

D.43 Computer and related activities, shows the 8th highest average annual growth rate in 
both North Northamptonshire and the Surrounding Areas (at 9.2% and 8.0% 
respectively), but ranks 18th in East Northamptonshire, although with an average 
annual growth rate of 5.1%. 

D.44 Wholesale trade and commission trade, except of motor vehicles and motorcycles, 
accounting for 4.4% of the District’s employment in 2004 has shown significant 
decline. This compares to growth in the Surrounding Areas and North 
Northamptonshire, where it is also an important component of total employment. 

D.45 It is also notable that the Hotels and restaurants is a strong growth area in the 
Surrounding Areas, and, to a lesser extent, in North Northamptonshire; this sector 
has declined slightly in East Northamptonshire over the 1996-2004 period, though 
the numbers involved are very small (an absolute drop of 40) 

D.46 Public administration and defence; compulsory social security is a growth area in the 
Surrounding Areas; this sub-sector is in decline in both East Northamptonshire and 
North Northamptonshire.  

D.47 Table D.9 shows the key sub-sectors that have been in decline in East 
Northamptonshire. Four of the eight sub-sectors are based in manufacturing, 
although three of these sub-sectors make up a very small proportion of the overall 



East Northamptonshire Employment Land Review 2006 

   
 

95

employment within the district. Tanning and dressing of leather; manufacture of 
luggage, handbags, saddlery, harness and footwear has seen an extremely large 
absolute fall of nearly 2,700 employees. This is a sector in greatest decline in both 
the Surrounding Area and North Northamptonshire. 

Table D.9 – East Northamptonshire key sub-sectors in decline 

 1996  2000  2004  

Sub-sector No % No. % No. % 
Absolute 

change 
Average 
annual % 

growth 
Tanning & dressing of leather; 
manufac. of luggage, handbags, 
saddlery, harness & footwear 

3,342 17.8 1,821 8.4 649 3.1 -2,693 -18.5

Post and telecommunications 346 1.8 275 1.3 205 1.0 -141 -6.3

Manufacture of motor vehicles, 
trailers and semi-trailers 249 1.3 100 0.5 127 0.6 -122 -8.1

Wholesale trade and commission 
trade, except of motor vehicles 
and motorcycles 

1,046 5.6 903 4.2 935 4.4 -111 -1.4

Manufacture of electrical 
machinery and apparatus n.e.c. 191 1.0 221 1.0 80 0.4 -111 -10.3

Public admin and defence; 
compulsory social security 605 3.2 406 1.9 503 2.4 -102 -2.3

Manufacture of wearing apparel; 
dressing and dyeing of fur 122 0.6 98 0.5 21 0.1 -101 -19.7

Agriculture, hunting and related 
service activities* n/a n/a 385 1.8 288 1.4 -97 -7.0

Source: Annual Business Inquiry, NOMIS 
 

*Note: The table displays data for the agriculture, hunting & related services sector for 2000 and 2004, rather than 
1996 and 2004. This is to allow accurate comparisons to be made as 1996 data in this sub-sector is under-
reported for East Northamptonshire. The total decline is greater than 100 employees since 1996, therefore this 
sub-sector is included within this table. 
 
D.48 Other sub-sectors, while accounting for very small proportions of total employment, 

have nevertheless seen large declines in all areas. These include: 

 Manufacture of basic metals  

 Manufacture of wearing apparel; dressing and dyeing of fur  

 Manufacture of electrical machinery and apparatus not elsewhere classified 

 Manufacture of motor vehicles, trailers and semi-trailers 

 Post and telecommunications 

 Manufacture of rubber and plastic products 

 Manufacture of textiles 
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B-Use Class Employment 

D.49 Most ‘employment’ policies contained in development plans relate to jobs associated 
with premises which accommodate business and industrial activities categorised 
under the B-Use Class (B1a, B1b, B1c, B2 and B8). Although an important 
component of total employment is generated by activities not classified as B-use, it is 
important for our analysis to consider separately activities traditionally the subject of 
employment policies in development plans. 

D.50 Table D.10 shows the level of B-use employment in East Northamptonshire. B-use 
employment has been estimated using an in-house modelling technique4. In 2004 
there were approximately 15,000 B-use class jobs in East Northamptonshire, 
accounting for 62.4% of total employment in the District. This is significantly higher 
than the proportion that it accounts for in the Surrounding Areas (56.2%) and 
England & Wales (52.9%), and slightly lower than the proportion it accounts for in 
North Northamptonshire (64.7%). 

Table D.10 – B-use employment in East Northamptonshire   

 1996 2000 2004 

B-Use Sector Level % of 
total Level % of 

total Level % of 
total 

Average 
annual 

% 
growth

B-use banking, finance & insurance 1,814 13.2 3,387 21.9 3,103 20.8 6.9

B-use construction 700 5.1 1,767 11.4 1,424 9.5 9.3

B-use distribution & wholesale 1,812 13.2 1,914 12.4 1,866 12.5 0.4

B-use manufacturing 7,291 53.0 4,953 32.0 5,103 34.2 -4.4

B-use other services 680 4.9 1,874 12.1 936 6.3 4.1

B-use transport & communications 1,446 10.5 1,601 10.3 2,484 16.7 7.0

TOTAL  13,744 100.0 15,497 100.0 14,916 100.0 1.0

Source: Atkins; Annual Business Inquiry, NOMIS 

 

D.51 East Northamptonshire has seen slight growth in B-use employment over the period 
1996 to 2004, averaging 1% per annum. The growth rate is approximately half that of 
total employment growth, a pattern also visible in the wider areas. B-use 
employment, as was seen for total employment, has grown faster than in England & 
Wales and North Northamptonshire, but marginally slower than in the Surrounding 
Areas. Growth for all B-use sectors in East Northamptonshire has out-performed the 
wider areas except in the manufacturing sector, where employment has shrunk at a 
greater rate than in the wider areas.  

                                            
4 See the appendix for a list of SIC codes that constitute the B-use class employment categories. 
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D.52 The manufacturing sector remains the largest source of B-use employment, providing 
34.2% of the total. However this has fallen considerably from 1996 when it used to 
provide over half of all B-use employment. This trend is likely to continue in the future 
and will therefore have an impact on the focus of B-use employment land demand. 

D.53 East Northamptonshire has seen strong growth in B-Use construction, transport & 
communications and in banking, finance & insurance employment. These are the 
principal sources of B-Use employment and, again, this pattern mirrors the overall 
pattern of employment growth in the wider areas.  Banking, finance & insurance is 
likely to become the principal source of B-use employment in the near future and one 
of the key growth areas. This in turn will have implications for nature of B-use 
premises demand. 

Table D.11 – B-use employment growth (average annual % growth from 1996 – 2004) 

B-Use Sector East 
Northamptonshire  

North 
Northamptonshire 

Surrounding 
Areas 

England 
& 

Wales 

B-use banking, finance & insurance 6.9 5.4 3.5 3.0 

B-use construction 9.3 5.7 4.5 4.2 

B-use distribution & wholesale 0.4 2.7 0.7 0.1 

B-use manufacturing -4.4 -3.7 -2.9 -3.3 

B-use other services 4.1 -1.0 3.3 2.0 

B-use transport & communications 7.0 4.0 3.4 1.6 

TOTAL 1.0 0.4 1.1 0.7 

Source: Annual Business Inquiry, NOMIS 
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Industrial and Warehouse Employment 

D.54 Tables D.12 and D.13 set out the level of industrial and warehousing related 
employment in East Northamptonshire. It also sets out location quotients for the 
activities which provide a measure of the extent to which employment in each activity 
compares to the Surrounding Areas benchmark. 

D.55 The SIC codes included under each sector heading are based on the GLA report; 
Industrial & Warehousing Land Demand in London, August 2004. The sectors are 
designed to capture as closely as possible all industrial based employment. A 
breakdown of the SIC codes included in each sector can be found at the end of 
Appendix D. 

Table D.12 – Industrial sector employment in East Northamptonshire  

 1996 2004 

Industrial Sector Activities No. % of 
total No. % of 

total 

Annual 
average 

% 
growth

Location 
quotient 

with North 
Northants  

(2004) 

Location 
quotient with 
Surrounding 

Areas (2004)

Manufacturing 7,269 93.6 5,089 86.1 -4.4 0.89 1.56

Motor vehicle activities 282 3.6 454 7.7 6.1 1.64 2.02

Sewage & refuse disposal 139 1.8 69 1.2 -8.4 1.07 0.87

Some construction 77 1.0 299 5.1 18.5 1.14 1.41

TOTAL 7,767 100.0 5,910 100.0 -3.4 0.93 1.56

Source: Annual Business Inquiry, NOMIS 

 

D.56 Manufacturing activities account for the vast majority of industrial sector employment 
in East Northamptonshire. This sector is over-represented in East Northamptonshire 
compared to Surrounding Areas, as shown by the location quotient of 1.56, though it 
is slightly under-represented when compared with North Northamptonshire. The 
sector has been in decline and is expected to continue along this trend in the near 
future. It is therefore likely that total industrial sector employment will also continue to 
decline. However, it is important for employment policies to recognise that industrial 
land use is not uniquely required by manufacturers and that there are areas of the 
economy where there may be demand for industrial land.  

D.57 Motor vehicle activities and some construction activities are areas currently providing 
industrial sector growth; East Northamptonshire is also performing strongly in these 
areas when compared with wider areas. Some construction activities comprises:  
Plumbing, Other building installation,  Plastering,  Joinery installation,  Floor and wall 
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covering,  Painting and glazing  and Other building completion. The growth indicated 
masks a slight fall in employment in this sector since 2000. 

D.58 There will also be aspects of the manufacturing sector that continue to grow in the 
District, as seen in the 2-digit SIC analysis earlier in this section. 

D.59 The warehouse sector is significantly over-represented in East Northamptonshire 
with respect to the Surrounding Areas economy, shown by an employment location 
quotient of 3.42. When compared with North Northamptonshire it is also significantly 
over-represented, though to a lesser degree, with a location quotient of 1.78. The 
sector has seen employment grow at an annual average rate of 3.6%, driven by 
strong growth in storage & warehousing and in freight transport by road. Growth in 
these areas has outweighed a slight decline in employment within wholesale 
activities; this sector is under-represented in East Northamptonshire. Freight 
transport by road now accounts for nearly half of warehouse sector employment in 
East Northamptonshire. 

Table D.13 – Warehouse sector employment in East Northamptonshire   

 1996 2004 

Warehouse Sector 
Activities No. % of 

total No. % of 
total 

Annual 
average 

% 
growth 

Location 
quotient with 

North 
Northants 

(2004) 

Location 
quotient 

with 
Surrounding 

Areas 
(2004) 

Freight transport by road 968 40.7 1,501 47.6 5.6 1.78 3.42 

Cargo handling n/a n/a n/a n/a n/a n/a n/a 

Storage & warehousing n/a n/a 505 16.0 48.8 0.73 1.31 
Other support land 
transport activities n/a n/a n/a n/a n/a n/a n/a 

Post & courier activities 340 14.3 205 6.5 -6.1 1.07 0.76 

Wholesale 1,046 44.0 935 29.7 -1.4 0.53 0.74 

TOTAL 2,377 100.0 3,151 100.0 3.6 0.90 1.29 

Source: Annual Business Inquiry, NOMIS 

 

D.60 In North Northamptonshire warehouse related employment has increased at an 
average rate of 3.8% per annum; in the Surrounding Areas it has increased at an 
average annual rate of 2.5%. The driver of growth in North Northamptonshire has 
been, as it has in East Northamptonshire, the storage & warehousing sector. In the 
Surrounding Area however the driver has been Other support land transport 
activities; this has also been the main warehouse sector growth activity in England & 
Wales. However it accounts for zero employment within East Northamptonshire. 
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Other support land transport activities include activities related to the land transport 
of passengers, animals or freight and comprise: 

 operation of terminal facilities such as railway stations, bus stations, stations 
for the handling of goods 

 operation of railroad infrastructures 

 minor maintenance and repair of rolling stock 

 operation of roads, bridges, tunnels, parking lots or garages, bicycle parking 

 winter storage of caravans 

 

 
Employment in the Three Plan Areas 

D.61 When studying the structure of the East Northamptonshire economy it is important to 
understand the geographical structure of employment as well as the sectoral 
structure. The District is broadly characterised by its market towns, its numerous 
small villages and rural areas, and by the more industrialised towns in the south of 
the District. Within the Local Development Framework, East Northamptonshire has 
been divided into three Plan Areas. These are: the Rural North, Oundle & Thrapston, 
the Raunds Area and the Three Towns. These have been chosen as the 
geographical divisions; it should be noted that the analysis is based on data using 
2004 ward boundaries. The wards included under each of the community areas can 
be found at the end of Appendix D. Table D.14 below looks at employment in the 
broad sector categories by geographical location within East Northamptonshire, 
whilst Table D.15 looks at B-use employment. 

D.62 Overall there is a bias in the employment structure towards the south of the district, 
where approximately 60% of both total jobs and B-use jobs are located. The Three 
Towns Area is the principal employment location, accounting for 52% of total and 
53% of B-use employment. In particular, manufacturing (57%), distribution, hotels & 
restaurants (57%) and other services (72%) are concentrated in the Three Towns 
Area. Between them, the manufacturing sector and the distribution, hotels & 
restaurants sector account for close to a half of all employment opportunities in the 
Three Towns Area. 

D.63 Overall, the Raunds Plan Area accounts for only 8.3% of total employment and 7.2% 
of B-Use employment. Distribution, hotels & restaurants is the main source of 
employment here, accounting for 34% of the total.  
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D.64 The Rural North, Oundle & Thrapston Plan Area accounts for 39% of total and B-Use 
employment in East Northamptonshire. It dominates in employment in the Transport 
& Communications sector, accounting for 60% of total employment in this sector and 
the same proportion of B-use employment in the sector. It also has the highest 
proportion of public sector employment, with 47% compared to 45% in the Three 
Towns Area. Employment in the area is spread out across the sectors, but the main 
three are manufacturing (20%), distribution, hotels & restaurants (19%) and public 
administration, education & health (23%).  

D.65 The bulk of B-use employment is located in the Three Towns Area (53%) and the 
Rural North, Oundle & Thrapston Area (39%). The Three Towns Area is the principal 
source of employment in all B-use sectors with the exception of transport & 
communications. Nearly 60% of employment in this sector is found in the north of the 
District.  

D.66 Employment in the B-use banking, finance & insurance sector, which is a key growth 
sector in both East Northamptonshire and nationally, reasonably evenly split between 
the Three Towns Area (51%) and the Rural North, Oundle & Thrapston Area (41%). 
This will have implications for premises demand in both areas as it is likely to be a 
key growth area in the future. The footloose nature of many of the activities also 
provides a key opportunity for aiding the sustainable development of more rural 
areas. 

D.67 Manufacturing employment is important to each of the three plan areas and accounts 
for approximately a third of total B-use employment in each. All three are therefore 
vulnerable to the restructuring that is occurring within the sector. 
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Table D.14 – Broad sector employment in East Northamptonshire by Plan Area (2004)  

 Three Towns Plan Area Raunds Plan Area Rural North, Oundle & 
Thrapston Plan Area East Northamptonshire Total 

Broad Sector Number 
% of total 

employment 
in Plan Area

% of total 
sector 

employment 
in District 

Number
% of total 

employment 
in Plan Area

%of total 
sector 

employment 
in District 

Number
% of total 

employment 
in Plan Area

%of total 
sector 

employment 
in District 

Number
% of total 

employment 
in Plan Area

%of total 
sector 

employmen
t in District 

Agriculture and fishing n/a n/a n/a n/a n/a n/a n/a n/a n/a 333* 0.1 100 

Energy and water  n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a 

Manufacturing 2,911 23.6 57.0 349 17.7 6.8 1,843 19.8 36.1 5,103 21.5 100.0 

Construction  743 6.0 52.2 237 12.0 16.6 429 4.6 30.1 1,424 6.0 100.0 

Distribution, hotels and 
restaurants  3,162 25.7 56.7 667 33.8 12.0 1,740 18.7 31.2 5,574 23.5 100.0 

Transport and 
communications 899 7.3 36.2 36 1.8 1.4 1,484 15.9 59.7 2,484 10.5 100.0 

Banking, finance and 
insurance, etc  1,589 12.9 51.2 251 12.7 8.1 1,265 13.6 40.8 3,103 13.1 100.0 

Public administration, 
education & health  2,019 16.4 44.8 362 18.3 8.0 2,129 22.8 47.2 4,510 19.0 100.0 

Other services 985 8.0 72.2 62 3.1 4.5 318 3.4 23.3 1,365 5.8 100.0 

Total 12,312 100.0 52.0 1,976 100.0 8.3 9,327 100.0 39.4 23,697 100.0 100.0 

Source: Annual Business Inquiry, NOMIS 
*Growth rates for agriculture & fishing are calculated between 1999 and 2004 to allow accurate comparisons to be made as 1996 and 1997 data are not representative.  
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Table D.15 – B-use employment in East Northamptonshire by Plan Area (2004) 

 Three Towns Plan Area Raunds Plan Area Rural North, Oundle & Thrapston 
Plan Area East Northamptonshire Total 

B-Use Sector Number

Proportion of 
total 

employment 
in Plan Area 

Proportion of 
total sector 
employment 

in District 

Number

Proportion of 
total 

employment 
in Plan Area

Proportion of 
total sector 
employment 

in District 

Number

Proportion of 
total 

employment 
in Plan Area

Proportion of 
total sector 
employment 

in District 

Number

Proportion of 
total 

employment 
in Plan Area 

Proportion of 
total sector 
employment 

in District 

B-Use Banking, 
Finance and Insurance 1,589 20.1 51.2 251 23.5 8.1 1,265 21.6 40.8 3,103 20.8 100.0 

B-Use Construction  743 9.4 52.2 237 22.2 16.6 429 7.3 30.1 1,424 9.5 100.0 

B-Use Distribution and 
Wholesale  1,066 13.5 57.1 167 15.6 8.9 627 10.7 33.6 1,866 12.5 100.0 

B-Use Manufacturing  2,911 36.8 57.0 349 32.7 6.8 1,843 31.5 36.1 5,103 34.2 100.0 

B-Use Other Services 709 9.0 75.7 28 2.6 3.0 199 3.4 21.3 936 6.3 100.0 

B-Use Transport and 
Communications  899 11.4 36.2 36 3.4 1.4 1,484 25.4 59.7 2,484 16.7 100.0 

Total B-Use 7,917 100.0 53.1 1,068 100.0 7.2 5,847 100.0 39.2 14,916 100.0 100.0 

Source: Annual Business Inquiry, NOMIS 
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BUSINESS STRUCTURE 

D.68 The total number of business units in East Northamptonshire reached over 3,100 in 
2004. Figure D.5 below shows the trend since 1996, over which period growth has 
averaged 1.6% per annum, including an unbroken run of growth for six years 
between 1999 and 2004. East Northamptonshire has outperformed the wider areas 
with average growth double that of North Northamptonshire where growth averaged 
0.8% and slightly higher than the Surrounding Areas (1.6%). In England & Wales 
over the same period, growth averaged 1% per annum. 

Figure D.5 – Total business units in East Northamptonshire 
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Broad Sector Analysis 

D.69 Table D.16 shows that in terms of business units, East Northamptonshire is 
dominated by the banking, finance & insurance sector, which accounted for 29.2% of 
the total in 2004, and the distribution, hotels & restaurants sector, which accounted 
for 26.9% of the total in 2004. However while the banking, finance & insurance sector 
has shown particularly strong growth, averaging 6.2% a year and seen its 
significance increase by nearly nine percentage points since 1996, the distribution, 
hotels & restaurants sector has seen a slight contraction in the number of business 
units over the same period and a decline in significance of 2.5 percentage points 
since 2000. 

D.70 Pre-1997 NOMIS business unit data for the distribution, hotels & restaurants sector is 
inconsistent with more recent data following the rescaling of the data to account for 
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the switch of methodology from the Annual Employment Survey to the Annual 
Business Inquiry. Data for 1996 and therefore growth rates have been excluded from 
the tables and charts in this section. 

Table D.16 – Business units in East Northamptonshire by broad sector 

 1996 2000 2004 

Sector Level % of 
total Level % of 

total Level % of 
total 

Average 
annual 

% 
growth 

Agriculture & fishing n/a n/a n/a n/a n/a n/a 3.2 

Energy & water n/a n/a n/a n/a n/a n/a 6.6 

Manufacturing 352 12.7 307 10.7 280 9.0 -2.8 

Construction 329 11.9 327 11.4 391 12.5 2.2 

Distribution, hotels & restaurants n/a n/a 848 29.6 840 26.9 n/a 

Transport & communications 140 5.1 157 5.5 177 5.7 3.0 

Banking, finance & insurance 564 20.4 747 26.0 913 29.2 6.2 

Public admin, education & health  208 7.5 222 7.7 253 8.1 2.5 

Other services 274 9.9 232 8.1 250 8.0 -1.1 

TOTAL 2,764 100.0 2,868 100.0 3,127 100.0 1.6 
 

Source: Annual Business Inquiry, NOMIS 
 

D.71 Table D.17 looks at the growth rate of business units by sector across four regions. 
East Northamptonshire has seen faster than average decline in the number of 
manufacturing units, exaggerating the trend of an industry in decline.  

D.72 East Northamptonshire has outperformed the wider areas in the banking, finance & 
insurance sector. It has also seen one of the strongest growth rates in the 
construction sector (having also seen strong growth in construction employment) 
Public sector business units and transport & communications units have also seen a 
relatively strong increase. 
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Table D.17 – Business unit growth by sector (Average annual growth 1996 – 2004) 

 East 
Northamptonshire

North 
Northamptonshire

Surrounding 
Areas 

England 
& Wales 

Agriculture & fishing n/a n/a 1.9 -0.9 

Energy & water n/a n/a -1.1 -3.8 

Manufacturing -2.8 -2.6 -1.3 -1.6 

Construction 2.2 2.4 1.7 1.1 

Distribution, hotels & restaurants n/a n/a n/a n/a 

Transport & communications 3.0 1.5 1.3 0.2 

Banking, finance & insurance 6.2 4.6 5.0 4.1 

Public admin, education & health  2.5 1.8 2.0 1.2 

Other services  -1.1 -4.0 -1.9 -0.2 

TOTAL 1.6 0.8 1.5 1.0 
Source: Annual Business Inquiry, NOMIS 

 

D.73 Table D.18 shows the business unit location quotients for East Northamptonshire 
with respect to North Northamptonshire, the Surrounding Areas and England & 
Wales. A business unit location quotient of less that 1.00 indicates that the sector is 
under-represented in East Northamptonshire compared to the wider area. A quotient 
of greater than 1.00 indicates that the sector is over-represented.  

D.74 Figures D.6 to D.8 show the business unit location quotients in 2004 for East 
Northamptonshire with respect to North Northamptonshire, the Surrounding Areas 
area and England & Wales set against sectoral growth in these respective regions 
since 1996. The size of the circle representing each sector is in proportion to the 
amount of total business units that each accounts for in East Northamptonshire. 
Sectors identified in the upper right quadrant of each graph are those which are well 
or over-represented in East Northamptonshire and have experienced growth in the 
wider economy. The lower left hand quadrant contains those sectors that are under-
represented in East Northamptonshire and are in decline in the wider economy. The 
upper left quadrant contains those that are under-represented in East 
Northamptonshire and are growing in the wider economy and the lower right 
quadrant contains those that are over-represented in East Northamptonshire but are 
declining in the wider economy. 

D.75 East Northamptonshire is over-represented in the agriculture & fishing sector, 
representing the rural nature of the district. However the sector only accounts for 
0.6% of total units. The District is over-represented in the growing construction sector 
when compared to all other areas. It is also over-represented in the manufacturing 
sector when compared to Surrounding Areas and England & Wales. However, this 
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sector is currently in decline in all areas and it has become less over-represented 
since 1996. 

D.76 The district is slightly under-represented in the banking, finance and insurance sector 
when compared to the Surrounding Areas and England & Wales, though becoming 
less so since 1996. It is slightly over-represented in this sector when compared to 
North Northamptonshire.  

Table D.18 – Business unit location quotients 

 
East 

Northamptonshire: 
North Northants 

East 
Northamptonshire: 
Surrounding Areas 

East 
Northamptonshire: 
England & Wales 

 1996 2000 2004 1996 2000 2004 1996 2000 2004 

Agriculture & fishing 2.14 2.56 2.31 1.42 1.74 1.57 1.06 1.64 1.40 

Energy & water 0.69 1.47 1.15 0.57 1.31 1.04 0.40 1.06 0.88 

Manufacturing 0.91 0.91 0.84 1.21 1.13 1.07 1.35 1.25 1.17 

Construction 1.16 1.17 1.08 1.17 1.16 1.21 1.28 1.28 1.33 

Distribution, hotels & restaurants 1.02 1.01 0.92 1.06 1.06 1.01 0.97 0.97 0.92 

Transport & communications 0.91 1.02 0.97 1.02 1.09 1.17 1.07 1.19 1.27 

Banking, finance & insurance 1.04 1.17 1.11 0.80 0.86 0.88 0.83 0.89 0.93 

Public admin, education & health  1.01 1.06 1.01 0.93 0.98 0.97 0.89 0.94 0.94 

Other services  0.85 0.59 1.02 0.96 0.90 1.02 1.02 0.88 0.91 

TOTAL 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Source: Annual Business Inquiry, NOMIS 
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Figure D.6 – East Northamptonshire : North Northamptonshire business unit location 
quotients (2004) against sectoral growth in North Northamptonshire (1996-2004) 
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Figure D.7 – East Northamptonshire : Surrounding Areas business unit location 
quotients (2004) against sectoral growth in the Surrounding Areas(1996-2004) 
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Source: Annual Business Inquiry, NOMIS 
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Figure D.8 - East Northamptonshire : England & Wales employment location quotients 
(2004) against sectoral growth in England & Wales (1996-2004) 
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Source: Annual Business Inquiry, NOMIS 

 
NOTE: Figures do not show the Distribution, hotels & restaurants sector due to data inconsistencies. 
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B-Use Class Business Units 

D.77 Most ‘employment’ policies contained in development plans relate to jobs associated 
with premises which accommodate business and industrial activities categorised 
under the B-Use Class (B1a, B1b, B1c, B2 and B8).  Although an important 
component of total employment is generated by activities not classified as B-use, it is 
important for our analysis to consider separately activities traditionally the subject of 
employment policies in development plans. 

D.78 B-use business units account for 70.8% of the total number of business units in East 
Northamptonshire and this proportion has increased from 66.9% in 1996. This is 
inline with the wider trends in North Northamptonshire, the Surrounding Areas and 
England & Wales where the proportion of business units accounted for by B-use 
sectors has also increased, up to 69.6%, 70.9% and 67.6% respectively. This is 
demonstrated in the Table D.19 through the business unit location quotients of 1.02 
and 1.00 for B-use units in East Northamptonshire with respect to North 
Northamptonshire and the Surrounding Areas. 

Table D.19 – B-use business units in East Northamptonshire  

 1996 2004 

B-Use Sector Level % of 
total Level % of 

total

Average 
annual % 

growth 

Location 
quotient 

with North 
Northants  

(2004) 

Location 
quotient with 
Surrounding 

Areas  
(2004) 

B-use banking, 
finance & insurance 564 30.5 913 41.3 6.2 1.11 0.88 

B-use construction 329 17.8 391 17.7 2.2 1.08 1.21 

B-use distribution & 
wholesale 339 18.3 327 14.8 -0.4 0.92 1.04 

B-use 
manufacturing 352 19.0 280 12.7 -2.8 0.84 1.07 

B-use other services 126 6.8 125 5.6 -0.1 1.04 0.99 

B-use transport & 
communications 140 7.6 177 8.0 3.0 0.97 1.17 

TOTAL B-Use 1,850 100.0 2,213 100.0 2.3 1.02 1.00 

Source: Annual Business Inquiry, NOMIS 
 

D.79 The banking, finance & insurance sector is the principle occupier of B-use business 
units, accounting for 41.3% of the total. This proportion has increased since 1996 
following strong growth in the sector of 6.2% per annum. This sector is over-
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represented in relation to North Northamptonshire but under-represented in relation 
to the Surrounding Areas.  

D.80 The construction sector and transport & communication sectors have also shown 
good growth; these sectors are over-represented in the District compared to the 
Surrounding Areas, though broadly inline with the pattern in North Northamptonshire.  

 

Industrial and Warehouse Business Units 

D.81 Tables D.20 and D.21 set out the number of industrial and warehousing related 
business units in East Northamptonshire.  It also sets out location quotients for the 
activities which provide a measure of the extent to which business units in each 
activity and overall compare to the North Northamptonshire and Surrounding Areas 
benchmark. 

D.82 The SIC codes included under each sector heading are based on the GLA report; 
Industrial & Warehousing Land Demand in London, August 2004. The sectors are 
designed to capture as closely as possible all industrial based employment. A 
breakdown of the SIC codes included in each sector can be found at the end of  
Appendix D. 

Table D.20 – Industrial business units in East Northamptonshire  

 1996 2004 

Industrial Sector 
Activities No. % of 

total No. % of 
total 

Annual 
average 

% 
growth 

Location 
quotient 

with 
North 

Northants  
(2004) 

Location 
quotient 

with 
Surrounding 

Areas 
(2004) 

Manufacturing 341 70.7 274 57.4 -2.7 0.85 1.11 

Motor vehicle 
activities 47 9.8 63 13.2 3.7 1.04 1.12 

Sewage & refuse 
disposal 88 18.3 3 0.6 -34.4 0.61 0.48 

Some construction 6 1.2 137 28.7 47.8 0.93 1.10 

TOTAL 482 100.0 477 100.0 -0.1 0.89 1.10 

Source: Annual Business Inquiry, NOMIS 

 
D.83 The industrial sector is reasonably well represented in East Northamptonshire, with a 

business unit location quotient of 1.1 in relation to Surrounding Areas and 0.89% in 
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relation to North Northamptonshire. The number of industrial units has remained 
largely unchanged between 1996 and 2004; however industrial units as a proportion 
of total business units have declined and they now account for 15.3% of total 
business units, down from 17.4% in 1996.  

D.84 Manufacturing is the key industrial sector, accounting for 57.4% of all units, down 
from 70.7% in 1996. The sector has also declined in terms of numbers of business 
units. The some construction sector has shown particularly strong growth over the 
period and both it and motor vehicle activities have seen the proportion of total 
business units that they account for increase. This pattern should be recognised 
when devising employment policies, with the breadth of activities occupying 
industrial-based premises far more widely spread than just manufacturing. 

D.85 The number of business units in warehouse-related sectors has increased slightly at 
an average annual rate of 0.7% between 1996 and 2004. This is a similar growth rate 
to the Surrounding Areas (0.6%), but a lower one than that of England & Wales (1%). 
North Northamptonshire has seen a decline over the same period of 0.4%.   

D.86 The wholesale sector is the primary warehouse-related sector, accounting for 57.9% 
of all such business units. However, it has declined over the period and has also lost 
nearly six percentage points in terms of its proportion of total warehouse-related 
units. The freight transport by road sector, where East Northamptonshire is 
overrepresented in relation to the wider areas, accounts for a quarter of all 
warehouse-related business units and has seen no overall change since 1996. 

D.87 It is notable that the storage & warehousing sector, while accounting for a very small 
number of business units, has seen strong growth in employment and now accounts 
for over 500 jobs, 16% of total warehouse-related employment. 
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Table D.21 – Warehouse business units in East Northamptonshire  

 1996 2004 

Warehouse Sector 
Activities No. % of 

total No. % of 
total 

Annual 
average 

% growth 

Location 
quotient 

with North 
Northants 

(2004) 

Location 
quotient with 
Surrounding 

Areas 
(2004) 

Freight transport by road 78 25.5 78 24.1 0.0 1.11 1.44 

Cargo handling n/a n/a n/a n/a n/a n/a n/a 

Storage & warehousing 10 3.3 11 3.4 1.2 0.79 1.11 

Other support land 
transport activities n/a n/a n/a n/a n/a n/a n/a 

Post & courier activities 22 7.2 45 13.9 9.4 0.99 1.34 

Wholesale 195 63.7 187 57.9 -0.5 0.87 0.97 

TOTAL 306 100.0 323 100.0 0.7 0.93 1.11 

Source: Annual Business Inquiry, NOMIS 
 
 

BUSINESS SIZE 

D.88 The business structure of East Northamptonshire is dominated by micro businesses 
(1 and 10 employees). In 2004 they accounted for 87.4% of all business units, up 
slightly from 1996. This is a slightly higher proportion than for wider areas; micro 
businesses account for just over 83% in North Northamptonshire, the Surrounding 
Areas and England & Wales.  In particular East Northamptonshire is dominated by 
those of up to 5 employees, which account for just over ¾ of the total. Again, this is a 
higher proportion than in wider areas. 
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Table D.22 – Business unit size in East Northamptonshire  

 1996 2000 2004 

Business unit size Level % of 
total Level % of 

total Level % of 
total 

Average 
annual 

% 
growth

Micro (1-10 employees) 2,402 86.9 2,493 86.9 2,734 87.4 1.6

Small (11-49 employees) 300 10.9 307 10.7 325 10.4 1.0

Medium (50-199 employees) 54 2.0 56 2.0 56 1.8 0.5

Large (200+ employees) 8 0.3 12 0.4 12 0.4 5.2

TOTAL 2,764 100.0 2,868 100.0 3,127 100.0 1.6

   

Micro A (1-5 employees) 2,110 76.3 2,108 73.5 2,354 75.3 1.4

Micro B (6-10 employees) 292 10.6 385 13.4 380 12.2 3.3

Total Micro 2,402 86.9 2,493 86.9 2,734 87.4 1.6
Source: Annual Business Inquiry, NOMIS 

 

D.89 The largest increase in business units in East Northamptonshire has been from micro 
businesses, where the number of units has increased by close to 400. They have 
seen 1.6% average annual growth, within which the Micro B category (units with 6-10 
employees) has shown 3.3% growth.  

D.90 Large businesses have seen the strongest percentage growth in East 
Northamptonshire, growing at an average rate of 5.2% per annum, taking the total 
number of units from 8 in 1996 to 12 in 2004.  

D.91 The number of medium businesses has grown at only 0.5% per annum. As Table 
D.23 shows, this contrasts with the pattern seen in the wider areas, of England & 
Wales and Surrounding Areas, where medium-sized businesses have seen strong 
percentage growth. East Northamptonshire has also seen slower growth than in 
wider areas in the small business sector. 
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Table D.23 – Business unit % growth by size (Average annual growth 1996 – 2004) 

Business unit size East 
Northamptonshire 

North 
Northamptonshire 

Surrounding 
Areas 

England & 
Wales 

Micro (1-10 employees) 1.6 0.8 1.5 0.9 

Small (11-49 employees) 1.0 0.8 2.0 1.7 

Medium (50-199 employees) 0.5 0.8 2.0 2.7 

Large (200+ employees) 5.2 2.7 3.1 1.9 

TOTAL 1.6 0.8 1.5 1.0 

     

Micro A (1-5 employees) 1.4 0.4 1.2 0.5 

Micro B (6-10 employees) 3.3 2.9 2.9 2.5 

Total Micro 1.6 0.8 1.5 0.9 
Source: Annual Business Inquiry, NOMIS 

 
D.92 Figure D.9 shows the proportion of total employment and the proportion of total 

business units that each business size accounts for in East Northamptonshire. 
Despite the tiny proportion of total business units that they make up, medium and 
large businesses are still significant when looked at in terms of the number of people 
employed. However employment is dominated by the micro and small businesses, 
which account for 30.4% and 30.1% of total employment respectively.  

Figure D.9 – Employment and business unit structure comparison for East 
Northamptonshire (2004) 
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D.93 Figure D.10 shows the proportion of total employment that each business size 
accounts for over the period 1996 to 2004. In 1996 micro businesses accounted for 
26% of total employment and they now account for 30%. Large businesses 
accounted for 16% in 1996 and now account for 18%. The importance of small and 
medium-size businesses has decreased slightly.  

Figure D.10 – Employment by business size 

0%

20%

40%

60%

80%

100%

1995 1996 1997 1998 1999 2000 2001 2002 2003 2004

%
 o

f e
m

pl
oy

m
en

t

1-10 employees 11-49 employees 50-199 employees 200 or more employees
 

Source: Annual Business Inquiry, NOMIS 
 

 

 

 

 

 

 

 

 



East Northamptonshire Employment Land Review 2006 

   
 

117

D.94 When looking at the wider areas, as illustrated in Figure D.11, these are still 
dominated by micro and small business units, but employment is more evenly split 
between the four size bands, although with the larger businesses being the most 
significant providers of employment. 

Figure D.11 - Employment and business unit structure comparison for East 
Northamptonshire and wider areas 
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D.95 Table D.24 looks at the business unit structure in East Northamptonshire by sector. 
The construction, banking, finance & insurance and other services sectors in 
particular are dominated by micro businesses. The public administration, education & 
health sector is far more geared towards larger business units. 

Table D.24 – Broad sectors by business unit size for East Northamptonshire (2004) 

 Micro Small Medium Large TOTAL 

Broad sector % of total % of total % of total % of total % of total 

Agriculture & fishing 83.3 16.7 0.0 0.0 100.0 

Energy & water 80.0 20.0 0.0 0.0 100.0 

Manufacturing 74.6 17.9 5.4 2.1 100.0 

Construction 95.7 3.6 0.8 0.0 100.0 

Distribution, hotels & restaurants 87.4 11.3 1.1 0.2 100.0 

Transport & communications 84.7 9.0 5.1 1.1 100.0 

Banking, finance & insurance 94.9 4.9 0.2 0.0 100.0 

Public admin, education & health  56.9 37.5 5.1 0.4 100.0 

Other services  95.2 2.4 2.0 0.4 100.0 

TOTAL 87.4 10.4 1.8 0.4 100.0 

Source: Annual Business Inquiry, NOMIS 

D.96 Table D.25 looks at average business sizes in East Northamptonshire by sector. 
Since 1996, the average size of business units in East Northamptonshire has fallen 
from 7 to 6 employees. Sectors which have seen a downward trend are: agriculture & 
fishing, manufacturing, Sectors which have seen an upward trend in size are 
transport & communications, construction, distribution, hotels & restaurants and 
public administration, education & health. 
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Table D.25 – Average business unit size in East Northamptonshire (number of 
employees) 

Broad sector 1996 2000 2004 

Agriculture & fishing 7 4 6 

Energy & water n/a 17 n/a 

Manufacturing 21 16 18 

Construction 2 5 4 

Distribution, hotels & restaurants 5 6 7 

Transport & communications 10 10 14 

Banking, finance & insurance 3 5 3 

Public admin, education & health  17 18 18 

Other services  7 8 8 

TOTAL 7 4 6 

Source: Atkins estimate based on Annual Business Inquiry, NOMIS 

 

D.97 From Table D.26 it can be seen that the average business size in East 
Northamptonshire is somewhat below those of the wider areas. It is also the only 
region that has seen average business sizes fall since 1996, although the 
Surrounding Areas has seen a drop since 2000. 

D.98 However, as Table D.25 shows, the trends are different for each sector. The 
manufacturing sector clearly shows a trend of declining average size. The banking, 
finance & insurance sector shows a slightly weaker declining trend. The trend in this 
sector can be seen more clearly when looking at average business size to one 
decimal place. Agriculture & fishing; distribution, hotels & restaurants; transport & 
communications and public admin, education & health have all seen a trend of 
increasing average business sizes in the wider areas. 
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Table D.26 – Average business unit size by region (number of employees) 

 1996 2000 2004

East Northamptonshire 7 8 8
North Northants 11 11 11
Surrounding Areas 11 12 11
England & Wales 11 11 11

Source: Atkins estimate based on Annual Business Inquiry, NOMIS 

 

D.99 The average business size of B-use sector businesses has remained stable since 
1996. Within this grouping, however, the most notable change has been the growth 
in the average size of construction and transport & communications sector 
businesses, and the decline in average size in the manufacturing sector. However 
the manufacturing sector remains the only one where the average business is not 
classified as ‘micro’.  

D.100 Figure D.12 shows for each of the B-use sectors the proportion of employment that 
each business size group accounted for in 2004. Just over 60% of banking, finance & 
insurance employment, and approximately 50% of construction and distribution & 
wholesale employment comes from micro firms. For the manufacturing and transport 
& communications sectors just over 10% of employment comes from micro firms and 
approximately 40% from large firms. 

Table D.27 – Average business size of B-use sectors in East Northamptonshire 

B-Use Sectors 1996 2000 2004

B-use banking, finance & insurance 3 5 3
B-use construction 2 5 4
B-use distribution & wholesale 5 6 6
B-use manufacturing 21 16 18
B-use other services 5 16 7
B-use transport & communications 10 10 14
TOTAL 7 8 7

Source: Atkins estimate based on Annual Business Inquiry, NOMIS 

 

 

 

 



East Northamptonshire Employment Land Review 2006 

   
 

121

Figure D.12 – B-use employment by business size and sector (2004) 
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ENTERPRISE 

D.101 VAT registrations and de-registrations can be used as a proxy for measuring 
enterprise activity and business survival rates. Figure D.13 and Tables D.28 – D.31 
detail VAT activity in East Northamptonshire.   

Figure D.13 – VAT registered businesses in East Northamptonshire  
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D.102 Since 1995 the stock of VAT businesses in East Northamptonshire has increased 

steadily. Overall, the stock of VAT businesses has increased by 16.4% since 1994. 
This is above the average increase seen in England & Wales (13.5%) and the East 
Midlands region (12.6%) but below the average increase seen in Northamptonshire 
County (20.9%). Comparison data is only available on a County basis; East 
Northamptonshire’s growth rate is between that of Cambridgeshire (14.7%) and 
Bedfordshire (17.6%).  

D.103 The real estate sector has particularly high levels of business activity and on average 
accounts for over 1/3 of all VAT registrations each year. The sector has seen 68.5% 
total growth over the period 1994 to 2004. This pattern is broadly in line with that of 
wider areas.  

D.104 The transport, storage & communications sector and the public administration & 
other community, social and personal services sector have also seen strong growth, 
with an overall 25% and 20% growth, respectively, in VAT stock since 1994.  

D.105 The manufacturing and the agricultural sectors have seen a slow decline in the stock 
of VAT registered businesses, although both continue to see VAT registrations, 
indicating that there remain opportunities for growth despite the overall declining 
trends.   

D.106 The construction and the wholesale, retail and repairs sectors have seen some of the 
highest levels of activity in registrations and deregistrations, fluctuating yearly since 
1994. This indicates a lower survival rate in these sectors than in other sectors.  
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Table D.28 – VAT registrations in East Northamptonshire  

 1994 1996 1998 2000 2002 2004 

Agriculture; fishing 5 5 10 5 5 5 

Mining; energy/water 0 0 0 0 0 0 

Manufacturing 25 15 15 15 15 15 

Construction 20 25 35 25 30 45 

Wholesale & retail 50 50 45 65 30 55 

Hotels & restaurants 20 20 15 15 20 25 

Transport & comms 10 10 15 15 20 20 

Finance 0 0 5 0 0 0 

Real estate 55 80 80 100 85 95 

Public admin; other 20 15 10 10 25 15 

Education; health 5 0 5 0 10 5 

TOTAL 210 220 235 250 240 280 

Source: VAT Registrations & Stocks, NOMIS 

Table D.29 – VAT deregistrations in East Northamptonshire  

 1994 1996 1998 2000 2002 2004 

Agriculture; fishing 10 10 10 10 10 10 

Mining; energy/water 0 0 0 0 0 0 

Manufacturing 25 20 25 20 25 30 

Construction 45 40 20 20 15 40 

Wholesale & retail 65 55 50 55 50 40 

Hotels & restaurants 15 15 25 15 25 10 

Transport & comms 10 20 15 15 15 15 

Finance 0 0 0 0 0 0 

Real estate 35 30 45 70 45 75 

Public admin; other 15 20 15 15 10 20 

Education; health 0 5 0 5 0 5 

TOTAL 220 215 205 225 195 245 

Source: Annual Business Inquiry, NOMIS 
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Table D.30 – VAT stock (at year end) in East Northamptonshire  

 1994 1996 1998 2000 2002 2004 

Agriculture; fishing 245 235 235 230 225 225 

Mining; energy/water 5 5 5 5 5 5 

Manufacturing 270 265 270 265 260 240 

Construction 330 300 320 320 350 365 

Wholesale & retail 625 605 600 620 600 615 

Hotels & restaurants 130 135 125 140 140 155 

Transport & comms 120 110 120 125 135 150 

Finance 10 5 10 15 10 10 

Real estate 445 505 580 650 710 750 

Public admin; other 175 180 170 175 200 210 

Education; health 30 30 30 35 50 50 

TOTAL 2,385 2,375 2,465 2,580 2,685 2,775 

Source: VAT Registrations & Stocks, NOMIS 

 

Table D.31 – Net change in VAT stock in East Northamptonshire  

 1994 1996 1998 2000 2002 2004 

Agriculture; fishing -5 -5 0 -5 -5 -5 

Mining; energy/water 0 0 0 0 0 0 

Manufacturing 0 -5 -10 -5 -10 -15 

Construction -25 -15 15 5 15 5 

Wholesale & retail -15 -5 -5 10 -20 15 

Hotels & restaurants 5 5 -10 0 -5 15 

Transport & comms 0 -10 0 0 5 5 

Finance 0 0 5 0 0 0 

Real estate 20 50 35 30 40 20 

Public admin; other 5 -5 -5 -5 15 -5 

Education; health 5 -5 5 -5 10 0 

TOTAL -10 5 30 25 45 35 

Source: VAT Registrations & Stocks, NOMIS 

 
D.107 Figures D.14 and D.15 and Table D.32 looks at VAT registrations per 1,000 head of 

population in East Northamptonshire and the wider areas. This produces comparable 
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levels of enterprise for each area as it takes account of the number of people living 
within each area. 

D.108 Figure D.14 indicates that entrepreneurial activity is high in East Northamptonshire in 
comparison to the wider areas of the Northamptonshire County, the East Midlands 
and England & Wales. In 2004 the district recorded 3.47 registrations per 1,000 
population. This compares to 3.51 in Northamptonshire, 2.85 in the East Midlands 
and 3.12 in England & Wales.  

 Figure D.14 - VAT registrations per 1,000 population 
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Source: VAT Registrations & Stocks, NOMIS; Population Estimates, NOMIS 
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Table D.32 – VAT registrations per 1,000 population by sector (2004) 

 
East 

Northampton-
shire 

Northampton-
shire East Midlands England & 

Wales 

Agriculture; fishing 0.06 0.05 0.05 0.05 

Mining; energy/water 0.00 0.00 0.00 0.00 

Manufacturing 0.19 0.20 0.19 0.17 

Construction 0.56 0.48 0.38 0.37 

Wholesale & retail 0.68 0.62 0.59 0.63 

Hotels & restaurants 0.31 0.29 0.33 0.34 

Transport & comms 0.25 0.26 0.18 0.16 

Finance 0.00 0.03 0.03 0.03 

Real estate 1.18 1.34 0.93 1.15 

Public admin; other 0.19 0.19 0.12 0.19 

Education; health 0.06 0.06 0.04 0.04 

TOTAL 3.47 3.51 2.85 3.12 

Source: VAT Registrations & Stocks, NOMIS; Population Estimates, NOMIS 

 

D.109 East Northamptonshire and Northamptonshire County have had considerably greater 
registrations per capita than the wider areas in the transport & communications 
sector and the construction sector. In other sectors the pattern of registration broadly 
matches that of the wider areas. 
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Figure D.15 – VAT registrations per 1,000 population by sector (2004) 
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Source: VAT Registrations & Stocks, NOMIS; Population Estimates, NOMIS 
 
 

D.110 Another useful indicator of enterprise activity is the level of self-employment in an 
area. Figure D.16 shows the proportion of the working age population and the 
proportion of the economically active population that were self-employed in East 
Northamptonshire, Northamptonshire County, the East Midlands and England & 
Wales in 2001. The level of self-employment is higher in East Northamptonshire than 
in the wider areas, indicating that enterprise levels are higher. This is in line with the 
VAT per capita analysis. 
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Figure D.16 – Self employment (2001) 
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D.111 Data from the DTI’s Small Business Service Unit shows that survival rates for 
business start-ups in the East Midlands are typical of those in England. Of new start-
ups registering in 2001, 92% were still going after one year, and 71% after three 
years. This compares to the national average for England of 92% and 69% after one 
and three years respectively. 
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POPULATION AND LABOUR MARKET 

Population 

D.112 In 2004 the population of East Northamptonshire was approximately 80,700, up from 
approximately 62,100 in 1984. Growth has been inconsistent over the period, though 
with no fall in population level in any year. Overall the population has increased by 
30% since 1984. This compares with 19.8% in Northamptonshire and 6.7% in 
England & Wales, as shown in Table D.33.   

D.113 East Northamptonshire forms part of the Bedford Milton Keynes growth area. North 
Northamptonshire, comprising Corby, Kettering, Wellingborough and East 
Northamptonshire, has a combined population of over 290,000 and is due to grow 
rapidly over the next fifteen years. The area is central to the delivery of the 
Governments sustainable communities agenda and as such, it is expected to 
accommodate an additional 52,100 new homes and 43,800 new jobs by 
2021.Though East Northamptonshire itself is not forecast to absorb large amounts of 
this population growth, adjoining districts are forecasts to see large-scale growth and 
possible structural change.  

D.114 It will be important to ensure that the population growth anticipated for East 
Northamptonshire over the next decade is matched by a commensurate increase in 
local job opportunities. This will be particularly important in encouraging a sustainable 
and balanced local economy in the District.  

Figure D.17 – East Northamptonshire Total Population 
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Table D.33 – Population growth rates (%) 

 1984-04 1984-94 1994-04 

East Northants 30.0 11.6 16.5 

Northants 19.8 9.9 9.0 

East Midlands 10.7 5.3 5.1 

England & Wales 6.7 2.8 3.8 
Source: Mid-year Population Estimates, NOMIS 

 
 

D.115 Overall, the age distribution of East Northamptonshire’s population has remained 
reasonably steady since 1992. Whilst the proportion of the East Northamptonshire 
population that are under 15 years old has remained reasonably steady since 1992, 
the population does show signs that it is ageing. The 50-64 year old band has shown 
the largest increase and has accounted for half the population increase since 1992, 
now accounting for 19.6% of the total population, up from 14.7% in 1992.  

D.116 The significance of the 15-29 year old age band has fallen considerably, from 20.4% 
in 1992 to 15.8% in 2004.  The band has actually seen an absolute fall of 1,200, from 
14,000 to 12,800. This is however part of a wider trend and can be seen in England 
& Wales as a whole. In England & Wales, the proportion of the population that are 
between 15 and 29 years old fell from 21.7% in 1992 to 19.0% in 2004 and saw an 
absolute fall in numbers of 983,800. However the last few years have seen the 
population level in this age band begin to steady. The 30-49 year old age bracket has 
also remained relatively steady in percentage terms, though has shown a 3800 in 
crease in absolute terms, one third of the total population increase.   

Table D.34 – Population of East Northamptonshire by age band 

 1992 1996 2000 2004 

Age Band 
% of 

total pop 
Cumu-
lative % 

% of 
total pop

Cumu-
lative %

% of 
total pop

Cumu-
lative % 

% of 
total pop 

Cumu-
lative %

0-14 19.7 19.7 19.1 19.1 19.7 19.7 19.6 19.6 

15-29 20.4 40.0 19.1 38.1 17.1 36.8 15.8 35.4 

30-49 29.7 69.7 30.1 68.2 29.8 66.6 30.0 65.3 

50-64 14.7 84.4 16.2 84.4 18.4 85.0 19.6 84.9 

65+ 15.6 100.0 15.6 100.0 15.0 100.0 15.1 100.0 

Total population 68,700 69,800 75,500 80,800 
Source: Mid-year Population Estimates, NOMIS 
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Working Age Population 

D.117 As discussed above, the number of 15-29 year olds has been in decline for a large 
part of the last 15 years in East Northamptonshire and England & Wales as a whole. 
However, overall the proportion of the total population that is of working age 
increased between 1992 and 2004, as shown in Table D.35. The proportion of the 
population that is of working age has remained at or close to the national average, 
though remains lower than the proportion for Northamptonshire County.  

Table D.35 – Working age population 

 1991 2001 

 Number of 
people % of total Number of 

people % of total 
% change 

1991-2001

East Northamptonshire 43,105 66.3 48,940 63.9 13.5

North Northamptonshire  168,731 66.0 181,418 63.9 7.5

Surrounding Areas 1,067,623 67.6 1,186,135 65.3 11.1

England & Wales 31,832,791 66.9 33,240,406 63.9 4.4

Source: Census 1991 & 2001, NOMIS 

 

Economic Activity 

D.118 The level of economic activity, often referred to as the available workforce, is the sum 
of working age population who are either in employment, or registered as 
unemployed. The economic activity rate is calculated by the quotient of workforce to 
working age population, and can be regarded as a measure of economic 
participation. Table D.36 details economic activity levels and rates for East 
Northamptonshire and wider areas.  

D.119 East Northamptonshire has a particularly high economic activity rate, at 80.2% in 
2001. The number of economically active residents in East Northamptonshire has 
increased by more than the working age population and as such the economic 
activity rate increased between 1991 and 2001. In contrast, the economic activity rate 
for England & Wales has fallen over the same period, to 74.1%. The pattern of 
growth for East Northamptonshire appears to be more in line with the wider 
surrounding areas than the immediate North Northamptonshire four district joint 
planning unit area.  
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Table D.36 – Economic activity 

 1991 2001 

 Number of 
people % of total Number of 

people % of total 
% change 

1991-2001

East Northamptonshire 34,323 79.6 39,237 80.2 14.3

North Northamptonshire 134,155 79.5 144,013 79.4 7.3

Surrounding Areas 841,395 78.8 932,451 78.6 10.8

England & Wales 23,955,558 75.3 24,641,559 74.1 2.9
Source: Census 1991 & 2001, NOMIS 

 
 

Unemployment 

D.120 Table D.37 shows the unemployment rate as a percentage of the economically active 
population. Figure D.18 shows unemployment through the claimant count measure, 
which looks at the percentage of the working age population claiming unemployment 
benefit. Both measures show that unemployment has fallen considerably since the 
early 1990s, both in East Northamptonshire and in the wider areas. The level of 
unemployment in East Northamptonshire has consistently been well below that of 
North Northamptonshire and England & Wales, and in 2001 was in line with the rate 
for the Surrounding Areas. 

D.121 The low rate of unemployment in East Northamptonshire indicates that the labour 
market is running at close to full capacity.  

Table D.37 – Unemployment levels & rates 

 1991 2001 

 
Number 

of people 

% of 
working 
age pop

% of 
econ 

active 
pop

Number of 
people

% of 
working 

age 
pop 

% of 
econ 

active 
pop 

% change 
1991-
2001

East Northamptonshire 1,899 4.4 5.5 1,359 2.8 3.5 -28.4

North Northamptonshire 9,969 5.9 7.4 6,087 3.4 4.2 -38.9

Surrounding Areas 57,811 5.4 6.9 33,971 2.9 3.6 -41.2

England & Wales 2,227,267 7.0 9.3 1,250,093 3.8 5.1 -43.9
Source: Census 1991 & 2001, NOMIS 
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Figure D.18 – Claimant count rate 
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Source: Claimant Count, NOMIS 

 
 

Wages 

D.122 Table D.38 shows the median level of weekly pay in East Northamptonshire and 
England & Wales. Residence-based weekly pay in East Northamptonshire (that is, 
the weekly pay for those living in East Northamptonshire but not necessarily working 
there) was £489 in 2005, above that of England & Wales (£435). The level of 
residence-based pay has increased by twice as much as for England & Wales over 
the past four years, an overall rise of 21.6%. By contrast, looking at workplace-based 
pay (pay for people working in East Northamptonshire) the level has been steadily 
increasing but still remains some way below that of England & Wales and the 
residence-based measure, with much lower overall growth at 7.6%. This indicates 
that there is a strong pattern of out-commuting by East Northamptonshire residents 
to better-paid jobs which has increased over the past four years. 

Table D.38 – Weekly pay (median, full-time workers) 

       East Northamptonshire England & Wales

 Residence based Workplace based  

2002 402 357 395

2003 410 355 409

2004 442 360 424

2005 489 384 435

Source: Annual Survey of Hours and Earnings 
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Occupational Profile 

D.123 Table D.39 shows the occupational profile for East Northamptonshire and the wider 
areas as at 2001. (More recent data from the Labour Force Survey is not available 
due to the data being statistically unreliable.) 

D.124  East Northamptonshire has a relatively high proportion of residents classed as 
managers and senior officials (17.6%) and skilled trades occupations (13.7%) 
compared to the wider areas. This can be linked to the high level of out-commuting 
identified above; East Northamptonshire villages, particularly in the north of the 
district, are seen as desirable commuter areas to live. 

D.125 The proportion of associate professional & technical, admin & secretarial and sales & 
customer services occupations are slightly below those of the wider areas. The 
proportion of process, plant & machine operative and elementary workers, while 
higher than nationally (in part representing the scale of manufacturing in the District),, 
is lower than the level for North Northamptonshire; the reverse is true for professional 
occupations where East Northamptonshire has a lower proportion than in England & 
Wales but a higher proportion than North Northamptonshire.  

Table D.39 – Occupational profile as at 2001 (% employed as) 

 East 
Northamptonshire

North 
Northamptonshire 

Surrounding 
Area 

England & 
Wales

Managers & senior officials 17.6 14.9 16.6 15.1

Professional occupations 9.7 8.3 11.8 11.2

Associate professional & 
technical 11.6 11.1 13.2 13.8

Admin & secretarial 
occupations 11.7 12.1 13.0 13.4

Skilled trades occupations 13.7 13.0 11.2 11.6

Personal service occupations 6.7 6.6 6.2 6.9

Sales & customer services 
occupations 5.9 6.8 7.0 7.7

Process, plant & machine 
operatives 10.4 12.7 8.7 8.5

Elementary occupations 12.7 14.5 12.3 11.8

TOTAL 100.0 100.0 100.0 100.0

Source: Census 2001, NOMIS 
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Qualifications 

D.126 Table D.40 looks at the qualification levels of East Northamptonshire residents 
compared to North Northamptonshire, the Surrounding Area and England & Wales. 
The level of education of East Northamptonshire is relatively low, though slightly 
higher than that of North Northamptonshire, and indicates a pattern within the 
population of school-leaving at 16. 27.7% have no qualifications, compared to 31.4% 
in North Northamptonshire and 29.1% in England & Wales. Only 16.4 % are qualified 
to level 4/5, compared to a national average of 19.8%. 

Table D.40 – Qualifications as a percentage of the resident working age population in 
East Northamptonshire (2001)* 

 No 
qualifications Level 1 Level 2 Level 3 Level 4/5 

Other 
qualification 

/ unknown

East Northamptonshire 27.7 19.2 22.1 6.8 16.4 7.8

North Northamptonshire 31.4 19.4 20.9 6.4 14.0 8.0

Surrounding Areas 25.7 17.9 20.7 8.2 20.4 7.0

England & Wales 29.1 16.6 19.4 8.3 19.8 6.9

Source: Census 2001, NOMIS 
 
* No qualifications: No academic, vocational or professional qualifications. 
Level 1: 1+ 'O' levels/CSE/GCSE (any grade), NVQ level 1, Foundation GNVQ 
Level 2: 5+ 'O' levels, 5+ CSEs (grade 1), 5+ GCSEs (grade A - C), School Certificate, 1+ 'A' levels/'AS' levels, 
NVQ level 2, Intermediate GNVQ or equivalents. 
Level 3: 2+ 'A' levels, 4+ 'AS' levels, Higher School Certificate, NVQ level 3, Advanced GNVQ or equivalents. 
Level 4/5: First degree, Higher Degree, NVQ levels 4 - 5, HNC, HND, Qualified Teacher Status, Qualified 
Medical Doctor, Qualified Dentist, Qualified Nurse, Midwife, Health Visitor or equivalents. 
Other qualifications/level unknown: Other qualifications (e.g. City and Guilds, RSA/OCR, BTEC/Edexcel), Other 
Professional Qualifications. 

 

Deprivation 

D.127 The ODPM indices of multiple deprivation are made up of a range of deprivation 
indicators: income, employment, health, education, housing, environment and access 
to services. Overall East Northamptonshire has relatively low levels of deprivation; 
the District ranked 265th out of 354 (where 1 is the most deprived) in 2004 (Source: 
Office of National Statistics, GOEM). No wards or super output areas within East 
Northamptonshire are within the 20% most deprived nationally. However, pockets of 
deprivation do exist in the south of the district, as indicated in Figure D.19. 
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Figure D.19 – Index of Multiple Deprivation East Northamptonshire  
Lower Super Output Areas. 

Source: Reproduced from Northamptonshire Observatory 29th August 2006 
http://www.northamptonshireobservatory.org.uk/docs/doc_East%20Northants%20SOA%20R
ank%20Map_094205090904.pdf  



East Northamptonshire Employment Land Review 2006 

137 

TRAVEL TO WORK PATTERNS 

D.128 Table D.41 shows that East Northamptonshire sees a net outflow of commuters 
totalling 12,222. In all, close to 20,000 people commute out of East 
Northamptonshire, with the main destinations being Wellingborough (23%), 
Northampton (15%), Kettering (10%), Bedford (10%), Peterborough (8%) and Corby 
(6%). Between them these locations account for close to three quarters of all out-
commuting. Over 7,600 people commute in to East Northamptonshire, with close to 
half of all in-commuters coming from Wellingborough (28%) and Kettering (18%). 

Table D.41 – East Northamptonshire commuting flows (2001) 

In-commuting Out-commuting Net 
commuting Geographic Region 

Number % of total Number % of total Number

Corby 477 6 1 254 6 -777

Daventry 109 1 348 2 -239

Kettering 1 371 18 2 008 10 -637

Northampton 593 8 2 991 15 -2 398

South Northamptonshire 92 1 185 1 -93

Wellingborough 2 126 28 4 619 23 -2 493

Bedford 337 4 2 012 10 -1 675

Huntingdonshire 422 6 909 5 -487

Milton Keynes 87 1 698 4 -611

Peterborough 575 8 1 547 8 -972

Rutland 137 2 145 1 -8

North 371 5 446 2 -75

East 172 2 369 2 -197

South  138 2 775 4 -637

West 230 3 371 2 -141

London 147 2 692 3 -545

Other 247 3 376 2 -129

Unknown 3 0 111 1 -108

TOTAL 7 634 100 19 856 100 -12 222

Source: Origin-Destination Statistics, Census 2001 

D.129 All of the sectors see a net out-flow of people. The largest out-flows are seen in 
manufacturing, wholesale & retail trade and real estate, renting & business activities. 
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Of those out-commuting to manufacturing jobs, 29% travel to Wellingborough. Of 
those out-commuting to wholesale & retail trade jobs, 33% travel to Wellingborough 
and 16% to Northampton. Of those out-commuting to real estate, renting & business 
activities jobs, 18% travel to Bedford, 16% to Wellingborough and 14% to 
Northampton. 

D.130 Manufacturing draws the highest number of in-commuters to East Northamptonshire. 
Of these in-commuters, 36% come from Wellingborough and 18% from Kettering. 

Table D.42 – East Northamptonshire commuting flows by sector (2001) 

 In-commuting Out-commuting Net 
commuting 

Sector Number % of total Number % of total Number

Agriculture & fishing 68 1 129 1 -61

Manufacturing; energy & water 2 213 29 4 343 22 -2 130

Construction 695 9 1 146 6 -451

Wholesale & retail trade 1 325 17 3 618 18 -2 293

Hotels & restaurants 229 3 439 2 -210
Transport, storage & 
communications 779 10 1 509 8 -730

Financial intermediation 102 1 822 4 -720
Real estate, renting & business 
activities 773 10 2 836 14 -2 063

Public administration 130 2 1 163 6 -1 033

Education 549 7 1 350 7 -801

Health & social work 470 6 1 733 9 -1 263

Other 301 4 768 4 -467

TOTAL 7 634 100 19 856 100 -12 222

Source: Origin-Destination Statistics, Census 2001 

D.131 Table D.43 shows the levels of in and out-commuting to sub-regions by East 
Northamptonshire sub-region.  Of the three sub-regions, Three Towns sees the 
largest flows of workers with in-commuters totalling 5,151 and out-commuters 
totalling 11,384. Rural North, Oundle & Thrapston also have a large flow of both in 
and out commuters. Raunds has only a small number of in-commuters. All three of 
the sub-districts are net out-commuting locations. Commuting between the sub-
regions is tiny compared to the level of commuting in and out of the District. 
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Table D.43 – East Northamptonshire commuting flows by community area 

Destination 

Origin 
Raunds Area Rural North etc Three Towns Outside Total

Raunds Area - 276 685 2 797 3 758

Rural North5 etc 151 - 407 6 583 7 141

Three Towns 233 381 - 10 770 11 384

Outside 482 3 308 4 059 - 7 849

Total 866 3 965 5 151 20 150 30 132

Source: Origin-Destination Statistics, Census 2001 

 

 

                                            
5 Rural North, Oundle & Thrapston 
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NORTH NORTHAMPTONSHIRE 

Local Authority Counties and Districts 

34UB : Corby 

34UD : East Northamptonshire 

34UE : Kettering 

34UH : Wellingborough 

 

SURROUNDING AREAS 

Local Authority Counties and Districts 

12UB : Cambridge  

12UE : Huntingdonshire  

00JA : Peterborough  

12UG : South Cambridgeshire  

09UC : Mid Bedfordshire  

00MG : Milton Keynes  

09UD : North Bedfordshire (named Bedford for dates up to & including 1996) 

34UB : Corby  

34UC : Daventry  

34UD : East Northamptonshire  

34UE : Kettering  

34UF : Northampton  

00FP : Rutland  

32UG : South Kesteven  

34UG : South Northamptonshire  

34UH : Wellingborough 

 

B-USE CLASS EMPLOYMENT CATEGORIES 

B-Use Class Activities 

Banking, finance & insurance 65 : Financial intermediation, etc 

 66 : Insurance and pension funding, etc 

 67 : Act auxilliary financial intermediation 
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B-Use Class Activities 

 70 : Real estate activities 

 71 : Renting machinery/equipment, etc 

 72 : Computing and related activities 

 73 : Research and development 

 74 : Other business activities 

Construction 45 : Construction 

Distribution & wholesale 50 : Sale, maintenance/repair motor vehicles 

 51 : Wholesale trade/commission trade, etc 

Manufacturing 15 : Manuf food products and beverages 

 16 : Manuf tobacco products 

 17 : Manuf textiles 

 18 : Manuf apparel;dressing/dyeing fur 

 19 : Tanning/dressing of leather, etc 

 20 : Manuf wood/products/cork, etc 

 21 : Manuf pulp, paper and paper products 

 22 : Publishing,printing,repro recorded media 

 23 : Manuf coke, refined petroleum products 

 24 : Manuf chemicals and chemical products 

 25 : Manuf rubber and plastic goods 

 26 : Manuf other non-metallic products 

 27 : Manuf basic metals 

 28 : Manuf fabricated metal products, etc 

 29 : Manuf machinery and equipment nec 

 30 : Manuf office machinery and computers 

 31 : Manuf electrical machinery/apparatus nec 

 32 : Manuf radio, tv/communications equipment 

 33 : Manuf medical,precision instruments,etc 

 34 : Manuf motor vehicles,trailers,etc 

 35 : Manuf other transport equipment 

 36 : Manuf furniture; manufacturing nec 

 37 : Recycling 

Other services 90 : Sewage/refuse disposal, sanitation, etc. 

 91 : Activities membership organisations nec 
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B-Use Class Activities 

 92 : Recreational, cultural and sporting 

Transport & communications 60 : Land transport; transport via pipelines 

 61 : Water transport 

 62 : Air transport 

 63 : Supporting/auxiliary transport, etc. 

 64 : Post and telecommunications 

 

INDUSTRIAL SECTOR 

Sector SIC (1992) Activities 

Manufacturing 
15.11 – 37.20 
(excluding 22.11 - 
22.15) 

Includes all manufacturing as detailed 
under the B-Use classification table, but 
excludes publishing 

Some construction 45.33 – 45.45 Plumbing 

  Other building installation 

  Plastering 

  Joinery installation 

  Floor & wall covering 

  Painting & glazing 

  Other building completion 

Motor vehicles activities 50.20, 50.40 Maintenance & repair of motor vehicles 

  sale, maintenance & repair of motor 
cycles & related parts & accessories 

Sewage & refuse disposal 90.00 Sewage & refuse disposal  

  Sanitation & similar activities 

 

WAREHOUSE SECTOR 

Sector SIC (1992) Activities 

Freight transport by road 60.24 Freight transport by road 

Cargo handling 63.11 Cargo handling 

Storage & warehousing 63.12 Storage & warehousing 

Other supporting land 
activities 63.21 Other supporting land activities 

Post & courier activities 64.11 – 64.12 National post activities 
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  Courier activities 

Wholesale 51.11 – 51.70 All wholesale activities 
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APPENDIX E 

Business Survey Proforma 
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E. BUSINESS SURVEY PROFORMA 

BUSINESS SURVEY QUESTIONNAIRE (JUNE 2006) 

 
 
Good morning/afternoon/evening. My name is _____________ and I’m calling from 
_________, an independent market research company. We are currently working for the 
East Northamptonshire District Council and are keen to find out your views on local business 
needs and how local businesses will function over the next 10 years. 
 
 

Find appropriate person to speak to (MD/director/owner) 
If not convenient time, arrange appointment for call-back. 
If do not have required information to hand, send fax through sheet. 
 

 
Please can you confirm the postcode of the business? 
Verify postcode according to that shown on sample sheet. Amend below if necessary. 

          
 

 
First of all, I’d like to ask you some general questions about the business… 
 
A:  BUSINESS 
 
Ask all 
A1 
Please can you confirm that your business activity is …………………………………….. 
Read out Experian Classification Description.  
 
 
Ask all 
A2 
Approximately how many people do you employ? 
Enter total number of employees and then code appropriate band 

 TOTAL number  

Code by band  

a) None (small)  

Overview of business 
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b) 1 – 10 (small)  

c) 11 – 25 (med)  

d) 26 – 49 (med)  

e) 50 – 100 (large)  

f) 101 – 250 (large)  

g) More than 250 (large)  

Ask all 
A3 
Approximately what percentage of your employees live in East Northamptonshire District? 

%  
 
 

Ask all 
A4 
What proportion of your main customers are based in the following locations? Read out 
categories. Write in percentages (ensure that total equals 100%) 

a) East Northamptonshire  

b) Rest of Northamptonshire  

c) Rest East Midlands  

d) UK  

e) International  

  SUM = 100% 

 
 
Ask all 
A5 
How long has your operation been established in East Northamptonshire? 
Read Out 

a) Less than a year  

b) 1 – 5 years  

c) 6 – 10 years  

d) 11 – 25 years  

e) More than 25 years  

f) Don’t know / refuse  
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The following questions relate to your business premises 
 
Ask all 
B1 
By what tenure do you occupy your premises? 
Read Out 

a) Freehold  

b) Leasehold  

c) License  

d) Work from home  

e) Mobile working  

f) Other  

g) Don’t know / refuse  
 
 
Ask all 
B2 
Roughly how much floor space do your premises occupy? (square metres or square feet) 

Floor space  sq.m  

 sq.ft  
 
 
Ask all 
B3 
How suitable is your current premises for your business? 
Read out categories. Code one 

a) Very suitable  

b) Reasonably suitable  

c) Unsuitable  
 
 

Ask B4 only if answered (b) or (c) to B3 
B4 
What are the main factors that contribute to your premises being unsuitable for your 
business needs? 
Do NOT Read out categories. Code first four mentions only. (Ensure response relates to 
East Northamptonshire, e.g. if respondent says ‘cheaper council tax in X’ this should be 
coded as (a)). 

a) High business rates  

Premises 
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b) High rents  

c) Premises too old / in poor condition  

d) Site / premises too small  

e) Unfavourable lease conditions  

f) High security costs  

g) Poor site access  

h) Poor public transport  

i) Lack of car parking provision  

j) Poor image of site / premises  

k) Poor public realm (e.g. street lighting, pavements, landscaping)  

l) Poor local facilities/amenities  

m) Other (specify)  
 
 

Ask all 
B5 
Are you planning to expand the business in the next 10 years? 
If respondent is unable to consider the next 10 years, ask question for the ‘short term future 

a) Yes – definitely  

b) Yes – probably  

c) No – probably not  

d) No – definitely not  

f) Don’t know  

 
 

Ask B6 only if answered (a) or (b) to B5  
B6 
Will this expansion lead to a need for additional floor space? 

a) Yes  

b) No   

c) Don’t know  

 
 

Ask B7 & B8 only if answered (a) B6  
B7 
Roughly how much additional floor space do you think you will need? (square metres or 
square feet) 
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Additional floor space  sq.m  

 sq.ft  
 
 
 
 

Ask B8 only if answered (a) B6  
B8 
Could this additional floor space be provided on your current site through the following 
measures? 

Read out. Code all that apply 
a) Extension  

b) Refurbishment  

c) Redevelopment   

d) More intensive use of existing space  

f) None of the above  
 
 

Ask all 
B9 
Have you ever considered relocating from your current premises? 

a) Yes (Go to B10) 
b) No (END INTERVIEW) 

 
 
Ask B10 only if respondent answers ‘a’ at B9. All others end interview. 
B10 
To which of the following locations have you considered relocating? 
Read out. Code all that apply. 

a) Elsewhere in East Northamptonshire  

b) Elsewhere in the rest of Northamptonshire  

c) Elsewhere in the rest of the East Midlands  

d) Elsewhere in UK  

e) International  
 
 
Ask B11 only if respondent answers ‘a’ at B10. All other end interview 
B11 
To which areas would you prefer to relocate? Code only first choice 

 
 
 
B12 
Ask B11 only if respondent answers ‘a’ to B10. All others end interview 
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To what type of location would you prefer to relocate? 
a) Dedicated Industrial Area  

b) Residential area  

c) Town centre / commercial district  

d) Mixed use area  

e) Rural area  

f) Other (specify)  

 
 

Ask B12 only if answered (a) to B10 
B12 
Is this type of premises available within East Northamptonshire? 

a) Yes  

b) No  

c) Don’t know  
 
 
 

• Record contact details for quality assurance purposes 
Thank respondent and close 
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F. BUSINESS SURVEY 

INTRODUCTION 

F.1 Atkins was commissioned to undertake an employment land review of East 
Northamptonshire District, with regard to the supply and demand of employment 
land. As part of this study, a business survey was conducted with local businesses. 

F.2 The main objective of the survey was to provide a statistically significant, empirical 
basis for assessing future business needs in the District, having particular regard to 
requirements for employment land and premises. In accordance with ODPM best-
practice, the business survey provides an important strand of analysis used to inform 
our assessment of future employment land and floor space requirements in East 
Northamptonshire. 

F.3 This Section sets out the detailed tables and a summary of the findings of the 
business survey and is presented as an appendix to the main study report. 

F.4 The Section is structured under the following key headings: 

- Methodology 

- Survey sample details 

- Survey results; 

- Summary of business survey results 

- Total expansion requirements: survey-based forecasts 

- Full survey results: tables 
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METHODOLOGY 

F.5 A survey of indigenous businesses within East Northamptonshire was conducted in 
order to provide a statistically significant assessment of needs amongst the District’s 
business community. This provides an empirical source of data which can be used to 
supplement analysis provided by the manipulation of secondary data sources. 

F.6 The key topics researched included: 

- Employment information; 

- Type of ownership; 

- Size of premises; 

- Land and premises requirements; and 

- Future plans, including expansion and relocation. 

Survey Process 

F.7 The information was collected through a series of 15 minute interviews with 220 
businesses located within East Northamptonshire. Interviews were conducted with 
owners, managers and directors. 

Survey Sample 

F.8 The sample frame was taken from the Annual Business Inquiry whilst the sample 
itself was drawn from the Experian business database. It is important to highlight that 
the sample included private sector business types only, likely to accommodate B-use 
class floor space.   

F.9 The survey was carried out with 220 businesses, representing 10% of all B-use class 
businesses in the District. The businesses were spread across six industry sectors 
and three size bands, in relatively proportion to the size of each in the East 
Northamptonshire economy. This ensured that a representative sample of the local 
economy were interviewed. The sectors were:  

- B-use banking, finance & insurance; 

- B-use construction; 
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- B-use distribution & wholesale; 

- B-use manufacturing; 

- B-use other services; and 

- B-use transport & communications. 

F.10 The business size bands were: 

- Small (0 -10 employees) 

- Medium (11 - 49 employees); and 

- Large (50 + employees). 

Survey Outputs 

F.11 The remainder of this report details the main findings from the telephone surveys. 
The results shown here are not weighted.  

F.12 The findings have been analysed by industry sector and company size (in terms of 
the number of employees) where appropriate. 

F.13 It should be noted that for questions that were not asked to the entire sample 
population, the number of responses for certain sectors of business sizes may be 
small. Care should therefore be taken when interpreting such results. 

SURVEY SAMPLE DETAILS 

F.14 The following tables set out the survey sample population by industry and by size of 
business. The proportion of businesses interviewed in the other services and 
transport & communications sectors was increased so that a sufficient number of 
businesses were interviewed. This also takes into account the proportion of total 
employment that each sector accounts for. The same was done for medium and 
large businesses. The number of large businesses interviewed was below our target 
number of 20 due to the small sample size available in East Northamptonshire. 

F.15 Overall however, the tables below confirm that the representation of each sector and 
business size in the survey sample was broadly in-line with that of East 
Northamptonshire. 
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Table F.1 - Survey sample details 

 Total Employment Total Business 
Units 

Surveyed 
Businesses 

 Number % of 
total Number % of 

total Number % of 
total

By Sector       

Banking, finance & insurance 3 103 20.8 913 41.3 61 27.7

Construction 1 424 9.5 391 17.7 30 13.6

Distribution & wholesale 1 866 12.5 327 14.8 32 14.5

Manufacturing 5 103 34.2 280 12.7 46 20.9

Other services 936 6.3 125 5.6 26 11.8

Transport & communications 2 484 16.7 177 8.0 25 11.4

TOTAL 14 916 100 2 213 100 220 100

   

By Size   

Small (0 - 10 employees) 4 870 32.6 2 000 90.4 160 72.7

Medium (11 - 49 employees) 3 625 24.3 169 7.6 44 20.0

Large (50 + employees) 6 421 43.0 44 2.0 16 7.3

TOTAL 14 916 100 2 213 100 220 100

 

 
 



East Northamptonshire Employment Land Review 2006 

 159 

SUMMARY OF BUSINESS SURVEY RESULTS 

A: Business Overview 

F.16 On average, 78% of surveyed businesses’ employees live within East 
Northamptonshire. Those in the other services sector (69%) and large businesses 
(57%) have the lowest proportion of locally sourced staff.  

F.17 On average, 37% of surveyed businesses’ customers are based within East 
Northamptonshire. Those in the other services (56%) and transport & 
communications (54%) sectors have the highest proportion of locally based 
customers. Small businesses (40%) tend to be far more locally focussed than 
medium-sized businesses (31%), which in turn tend to be more locally focussed than 
large businesses (16%). Manufacturers and distribution & wholesalers tended to 
have the highest proportion of international customers.  

Table F.2 – Local Linkages 

 Proportion of employees living in 
East Northamptonshire (%) 

Proportion of customers based 
in East Northamptonshire (%) 

By Sector   

Banking, finance & insurance 78 27 

Construction 75 31 
Distribution & wholesale 85 45 

Manufacturing 76 26 
Other services 69 56 

Transport & communications 87 54 
TOTAL 78 37 
   

By Size   

Small  77 40 

Medium  89 31 
Large  57 16 

TOTAL 78 37 

 

F.18 36% of surveyed businesses have been established in East Northamptonshire for up 
5 years or less. The banking, finance & insurance sector had the highest proportion 
(46%) of young businesses (of 5 years or less). Small businesses (43%) were more 
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likely to have been established for 5 years or less than larger businesses. The large 
the business the longer they are likely to have been established in the District. 44% 
of large businesses have been established in East Northamptonshire for over 25 
years.  

B: Premises 

F.19 Freehold (38%) and leasehold (41%) are the two most common forms of premises 
tenure. Large businesses tend to favour freehold (62%), as do those in the 
construction sector (54%). 23% of small business work from home, and these are 
most likely to be in the banking, finance & insurance sector (23%), the construction 
sector (21%) and the other services sector (27%). 

F.20 The average premises size of surveyed respondents was 990m2. The larger the 
business, the larger their premises tended to be. Over three quarters of respondents 
said that their current premises were ‘very suitable’ for the ongoing needs of their 
business. Those in the distribution & wholesale sector were the least likely to say that 
their current premises were very suitable (66%). The larger the business the more 
likely they are to think that their current premises are very suitable. 

Table F.3 – Current premises 

 Average size of current 
premises (m2) 

Proportion stating that their current 
premises are ‘very suitable’ (% total) 

By Sector   

Banking, finance & insurance 1 125 77 

Construction 386 87 
Distribution & wholesale 1 454 66 

Manufacturing 1 327 76 
Other services 93 77 

Transport & communications 671 88 
TOTAL 990 78 
   

By Size   

Small  618 76 

Medium  1 719 80 
Large  4 644 88 

TOTAL 990 78 
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F.21 The main factors that contributed to respondents saying that their current premises 
are unsuitable for their ongoing business needs were: 

o Site / premises too small (51%); 

o Premises too old / in poor condition (20%); 

o Poor site access (14%); 

o Not suitable for purpose (8%); 

o Lack of car parking provision (6%); and 

o Poor public realm (e.g. street lighting, pavements etc) (6%). 

Expansion Plans 

F.22 Over half (54%) of respondents said that they were planning to expand their 
business. In particular, a high proportion of those in the banking, finance & insurance 
sector (66%), the construction sector (57%), the distribution & wholesale sector 
(59%) and the manufacturing sector (54%) were planning to expand. The high 
proportion of manufacturers planning to expand highlights that there are still 
opportunities for growth within the sector, despite its overall decline. 

Table F.4 – Expansion plans 

 Yes No Don’t know TOTAL 

 No. % No. % No. % No. %

By Sector         

Banking, finance & insurance 40 66 19 31 2 3.3 61 100

Construction 17 57 11 37 2 6.7 30 100

Distribution & wholesale 19 59 11 34 2 6.3 32 100

Manufacturing 25 54 20 43 1 2.2 46 100

Other services 8 31 15 58 3 11.5 26 100

Transport & communications 9 36 13 52 3 12.0 25 100

TOTAL 118 54 89 40 13 5.9 220 100

  

By Size  

Small  86 54 67 42 7 4.4 160 100

Medium  22 50 17 39 5 11.4 44 100

Large  10 63 5 31 1 6.3 16 100

TOTAL 118 54 89 40 13 5.9 220 100
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F.23 Of those firms that are planning to expand, 59% think that they will require additional 

floorspace in order for them to carry out their plans. This is particularly the case for 
those in the transport & communications (78%) and distribution & wholesale (79%) 
sector. Construction sector respondents are the least likely to require additional 
floorspace with only 29% of respondents saying ‘yes’. This is likely to reflect the style 
of working practices in the sectors. 

F.24 On average, those firms requiring additional floorspace expect to need 770m2. For 
small businesses this falls to 697 and far medium and large firms it is 1,016m2. In 
total those businesses requiring additional floorspace will need a total of 53,130m2. 

F.25 45% of those respondents requiring additional floorspace do not think that they can 
accommodate their expansion plans through an extension, a refurbishment, 
redevelopment or by more intensive use of existing space. This is particular the case 
for the banking, finance & insurance sector (71%). 

Relocation 

F.26 One third of businesses have considered relocating from their current premises. 
Notably 53% of distribution & wholesalers have considered relocating. Of those that 
have considered relocating, 66% have considered locations within East 
Northamptonshire, the most popular of which is Rushden. 

F.27 A dedicated industrial area was cited as the preferred type of location to move to by 
52% of respondents, whilst a town centre/commercial district was cited by 23%. 
Those in the banking, finance & insurance sector were more likely to prefer a town 
centre/commercial district (54%) whilst all other sectors preferred a dedicated 
industrial sector. 

F.28 The majority of respondents (69%) who have considered relocating to within East 
Northamptonshire think that the type of premises that they are after is available within 
the District. 
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TOTAL EXPANSION REQUIREMENTS: SURVEY-BASED FORECASTS 

F.29 Using data from the Annual Business Inquiry we can provide indicative estimates of 
the total number of B-use class businesses in East Northamptonshire by size. By 
applying the sample results to reflect the total number of B-use class businesses, 
estimates can be provided of the total expansion requirements of indigenous 
businesses in the District. 

F.30 Two methods have been used in order to calculate an upper and a lower forecast of 
future demand. Method (1) is calculated based on only those respondents who 
responded that they would definitely be expanding and that they would need 
additional floor space. Method (2) also includes both those respondents who had 
definite plans for expansion and those with only tentative plans for expansion, so 
providing an upper forecast. The figures are then further analysed using data from 
the questions on floor space requirements and relocation. 

Table F.5 – Expansion floor space requirements in East Northamptonshire (m2) – 
Original figures 

                 Size  of business Small  
(0-10 employees)

Medium & large 
(11+ employees) TOTAL

Method 1 – Lower level forecast 109 764 4 937 114 702

Method 2 – Upper level forecast 209 763 11 144 220 907

 

F.31 The lower level forecast gives a total floor space requirement of approximately 
115,000m2 in order to meet existing businesses expansion plans. The upper level 
forecast gives a floor space requirement of approximately 221,000m2. 

F.32 It is important to highlight three key factors when looking at the estimates set out in 
above.  

• The estimates exclude the B-use class requirements of public sector 
organisations; 

• The estimates refer only to the additional floor space requirements of indigenous 
businesses. The potential requirements of inward investors to the District are not 
included; 

F.33 The estimates are solely based on business survey responses and are likely to 
include a high degree of optimism. Therefore these figures only inform our floor 
space forecasts and as such should be read with consideration to the full forecast 
analysis as set out in the appendices. 
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FULL BUSINESS SURVEY RESULTS: TABLES 

A: Business Overview 

Question A2: Approximately how many people do you employ? 

Table F.6 – Average number of employees 

 Average number of employees Response rate (%) 

By Sector   

Banking, finance & insurance 13 100 

Construction 24 100 
Distribution & wholesale 8 100 

Manufacturing 29 100 
Other services 9 100 

Transport & communications 8 100 
TOTAL 16 100 
   

By Size   

Small  4 100 

Medium  20 100 
Large  128 100 

TOTAL 16 100 
 Base: 220 respondents (response rate: 100%) 
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Question A3: Approximately what proportion of your employees live in East 
Northamptonshire District? 

Table F.7 – Proportion of employees living within East Northamptonshire (% of total 
responses) 

 Proportion (%) 

 None 1-25 26-50 51-75 76-100 TOTAL 
Response 

rate %

By Sector        

Banking, finance & insurance 4.9 14.8 3.3 3.3 73.8 100 100

Construction 7.1 17.9 0.0 3.6 71.4 100 93

Distribution & wholesale 3.2 6.5 6.5 3.2 80.6 100 97

Manufacturing 8.9 6.7 6.7 11.1 66.7 100 98

Other services 3.8 23.1 7.7 3.8 61.5 100 100

Transport & communications 4.0 4.0 8.0 4.0 80.0 100 100

TOTAL 5.6 12.0 5.1 5.1 72.2 100 98

   

By Size   

Small  5.1 13.3 6.3 3.8 71.5 100 99

Medium  2.3 4.7 2.3 7.0 83.7 100 98

Large 20.0 20.0 0.0 13.3 46.7 100 94

TOTAL 5.6 12.0 5.1 5.1 72.2 100 98

Base: 220 respondents (response rate: 98%) 
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Table F.8 – Average proportion of employees living within East Northamptonshire 

 Average proportion of 
employees (%) 

Response rate (%) 

By Sector   

Banking, finance & insurance 78.1 100 

Construction 75.1 93 

Distribution & wholesale 85.4 97 

Manufacturing 76.4 98 

Other services 68.9 100 

Transport & communications 86.8 100 

TOTAL 78.3 98 

   

By Size   

Small  77.4 99 

Medium  89.1 98 

Large 56.7 94 

TOTAL 78.3 98 

Base: 220 respondents (response rate: 98%) 
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Question A4: What proportion of your main customers are based in the following 
locations? 

Table F.9 – Location of main customers (average %) 

 East 
Northants 

Rest of 
Northants

Rest of 
East 

Midlands

Rest of 
UK

Internati
onal TOTAL Response 

rate %

By Sector   

Banking, finance & insurance 27 16 10 38 6 100 100

Construction 31 24 15 22 7 100 90

Distribution & wholesale 45 8 5 32 9 100 94

Manufacturing 26 11 11 40 11 100 91

Other services 56 14 9 17 1 100 96

Transport & communications 54 18 6 21 0 100 96

TOTAL 37 15 10 31 6 100 95

   

By Size   

Small  40 16 9 28 6 100 96

Medium  31 13 7 37 11 100 93

Large 16 9 22 49 2 100 88

TOTAL 37 15 10 31 6 100 95

Base: 220 respondents (response rate: 95%) 
*NOTE: Percentages may not sum to 100% due to rounding 
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Question A5: How long has your operation been established in East Northamptonshire? 

Table F.10 – Length of time established in East Northamptonshire 

 Less than 1 year 1-5 years 6-10 years 11-25 years More than 25 
years TOTAL 

 No. % No. % No. % No. % No. % No. % 

By Sector   

Banking, finance & insurance 3 4.9 25 41.0 11 18.0 15 24.6 7 11.5 61 100 

Construction 0 0.0 9 30.0 8 26.7 5 16.7 8 26.7 30 100 

Distribution & wholesale 2 6.3 7 21.9 8 25.0 9 28.1 6 18.8 32 100 

Manufacturing 2 4.3 12 26.1 7 15.2 11 23.9 14 30.4 46 100 

Other services 1 3.8 9 34.6 0 0.0 10 38.5 6 23.1 26 100 

Transport & communications 2 8.0 7 28.0 6 24.0 5 20.0 5 20.0 25 100 

TOTAL 10 4.5 69 31.4 40 18.2 55 25.0 46 20.9 220 100 

   

By Size   

Small  9 5.6 60 37.5 34 21.3 35 21.9 22 13.8 160 100 

Medium  0 0.0 6 13.6 5 11.4 16 36.4 17 38.6 44 100 

Large 1 6.3 3 18.8 1 6.3 4 25.0 7 43.8 16 100 

TOTAL 10 4.5 69 31.4 40 18.2 55 25.0 46 20.9 220 100 

Base: 220 respondents (response rate: 100%) 
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B: Premises 

Question B1: By what tenure do you occupy your premises? 

Table F.11 – Tenure of premises 

Tenure      Freehold      Leasehold      Work from home      Other      TOTAL 

 No. % No. % No. % No. % No. %
Response 

rate (%) 

By Sector  

Banking, finance & insurance 18 29.5 26 42.6 14 23.0 3 4.9 61 100 100 

Construction 15 53.6 6 21.4 6 21.4 1 3.6 28 100 93 

Distribution & wholesale 13 41.9 15 48.4 3 9.7 0 0.0 31 100 97 

Manufacturing 17 38.6 21 47.7 5 11.4 1 2.3 44 100 96 

Other services 8 30.8 10 38.5 7 26.9 1 3.8 26 100 100 

Transport & communications 9 39.1 9 39.1 3 13.0 2 8.7 23 100 92 

TOTAL 80 37.6 87 40.8 38 17.8 8 3.8 213 100 97 

  

By Size  

Small  49 31.2 64 40.8 36 22.9 8 5.1 157 100 98 

Medium  23 53.5 18 41.9 2 4.7 0 0.0 43 100 98 

Large 8 61.5 5 38.5 0 0.0 0 0.0 13 100 81 

TOTAL 80 37.6 87 40.8 38 17.8 8 3.8 213 100 97 

Base: 220 respondents (response rate: 97%) 
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Question B2: Roughly how much floor space do your premises occupy? 

Table F.12 – Size of premises 

Size of premises (m2) 1-100 101-250 251-500 501-1,000 1,001-5,000 5,001 & over TOTAL 

 No. % No. % No. % No. % No. % No. % No. %
Response 

rate (%) 

By Sector                

Banking, finance & insurance 23 63.9 5 13.9 3 8.3 0 0.0 2 5.6 3 8.3 36 100 59 

Construction 8 50.0 3 18.8 3 18.8 0 0.0 2 12.5 0 0.0 16 100 53 

Distribution & wholesale 5 27.8 3 16.7 2 11.1 2 11.1 5 27.8 1 5.6 18 100 56 

Manufacturing 11 36.7 2 6.7 3 10.0 4 13.3 5 16.7 5 16.7 30 100 65 

Other services 9 56.3 3 18.8 1 6.3 0 0.0 0 0.0 3 18.8 16 100 62 

Transport & communications 7 58.3 3 25.0 0 0.0 0 0.0 2 16.7 0 0.0 12 100 48 

TOTAL 63 49.2 19 14.8 12 9.4 6 4.7 16 12.5 12 9.4 128 100 58 

   

By Size   

Small  61 61.6 15 15.2 10 10.1 5 5.1 3 3.0 5 5.1 99 100 62 

Medium  2 9.1 4 18.2 0 0.0 1 4.5 11 50.0 4 18.2 22 100 50 

Large 0 0.0 0 0.0 2 28.6 0 0.0 2 28.6 3 42.9 7 100 44 

TOTAL 63 49.2 19 14.8 12 9.4 6 4.7 16 12.5 12 9.4 128 100 58 

Base: 220 respondents (response rate: 58%) 
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Table F.13 – Average size of premises 

 Number of respondents Average size (m2)

By Sector 

Banking, finance & insurance 35 1 125

Construction 15 386

Distribution & wholesale 18 1 454

Manufacturing 28 1 327

Other services 11 93

Transport & communications 11 671

TOTAL 118 990

 

By Size 

Small  94 618

Medium  18 1 719

Large 6 4 644

TOTAL 118 990

Base: 220 respondents (response rate: 58%) 

NOTE: The average size calculation excludes the largest and smallest five responses. 

 



East Northamptonshire Employment Land Review 2006 

 172 

Question B3: How suitable is your current premises for your business? 

Table F.14 – Suitability of current business premises 

    Very suitable  Reasonably    
suitable    Unsuitable TOTAL 

 No. % No. % No. % No. %

By Sector        

Banking, finance & insurance 47 77.0 8 13.1 6 9.8 61 100

Construction 26 86.7 4 13.3 0 0.0 30 100

Distribution & wholesale 21 65.6 9 28.1 2 6.3 32 100

Manufacturing 35 76.1 11 23.9 0 0.0 46 100

Other services 20 76.9 6 23.1 0 0.0 26 100

Transport & communications 22 88.0 1 4.0 2 8.0 25 100

TOTAL 171 77.7 39 17.7 10 4.5 220 100

   
By Size   

Small  122 76.3 29 18.1 9 5.6 160 100

Medium  35 79.5 8 18.2 1 2.3 44 100

Large 14 87.5 2 12.5 0 0.0 16 100

TOTAL 171 77.7 39 17.7 10 4.5 220 100

Base: 220 respondents (response rate: 100%) 
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Question B4: What are the main factors that contribute to your premises being unsuitable for your business needs? 

(This question was only asked to those respondents who said in Question B3 that there current premises were either reasonably suitable or unsuitable) 

Table F.15 – Factors contributing to unsuitability of premises, by sector 

 Banking, 
finance & 
insurance 

Construction Distribution & 
wholesale Manufacturing Other services 

Transport & 
communication

s 
TOTAL 

Factors No. % No. % No. % No. % No. % No. % No. % 

Site / premises too small 9 64.3 2 50.0 9 81.8 3 27.3 1 16.7 1 33.3 25 51.0 

Premises too old / in poor 
condition 1 7.1 0 0.0 1 9.1 4 36.4 3 50.0 1 33.3 10 20.4 

Poor site access 0 0.0 1 25.0 3 27.3 3 27.3 0 0.0 0 0.0 7 14.3 

Not suitable for purpose 3 21.4 0 0.0 1 9.1 0 0.0 0 0.0 0 0.0 4 8.2 

Lack of car parking provision 1 7.1 0 0.0 0 0.0 1 9.1 1 16.7 0 0.0 3 6.1 

Poor public realm (e.g. street 
lighting, pavements) 0 0.0 0 0.0 0 0.0 1 9.1 2 33.3 0 0.0 3 6.1 

High business rates 0 0.0 0 0.0 0 0.0 1 9.1 0 0.0 1 33.3 2 4.1 

Poor image of site / 
premises 0 0.0 0 0.0 0 0.0 0 0.0 2 33.3 0 0.0 2 4.1 

Need a warehouse 0 0.0 1 25.0 1 9.1 0 0.0 0 0.0 0 0.0 2 4.1 

High rents 0 0.0 0 0.0 0 0.0 1 9.1 0 0.0 0 0.0 1 2.0 

High security costs 0 0.0 0 0.0 0 0.0 1 9.1 0 0.0 0 0.0 1 2.0 

Poor public transport 0 0.0 0 0.0 0 0.0 0 0.0 1 16.7 0 0.0 1 2.0 
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 Banking, 
finance & 
insurance 

Construction Distribution & 
wholesale Manufacturing Other services 

Transport & 
communication

s 
TOTAL 

Factors No. % No. % No. % No. % No. % No. % No. % 

Too big 0 0.0 0 0.0 0 0.0 1 9.1 0 0.0 0 0.0 1 2.0 

The location 1 7.1 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0 1 2.0 

Too noisy for residents 0 0.0 0 0.0 0 0.0 1 9.1 0 0.0 0 0.0 1 2.0 

TOTAL RESPONDENTS 14 4 11 11 6 3 49  

Base: 49 respondents (response rate: 100%) 

Note: Percentages to not sum to 100% as respondents were able to give more than one factor. 
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Table F.16 – Factors contributing to unsuitability of premises, by size 

 Small Medium Large TOTAL 

Factors No. % No. % No. % No. % 

Site / premises too small 22 57.9 3 33.3 0 0.0 25 51.0 

Premises too old / in poor condition 5 13.2 4 44.4 1 50.0 10 20.4 

Poor site access 3 7.9 4 44.4 0 0.0 7 14.3 

Not suitable for purpose 2 5.3 1 11.1 1 50.0 4 8.2 

Lack of car parking provision 2 5.3 1 11.1 0 0.0 3 6.1 
Poor public realm (e.g. street lighting, 
pavements, landscape 2 5.3 0 0.0 1 50.0 3 6.1 

High business rates 2 5.3 0 0.0 0 0.0 2 4.1 

Poor image of site / premises 1 2.6 0 0.0 1 50.0 2 4.1 

Need a warehouse 2 5.3 0 0.0 0 0.0 2 4.1 

High rents 1 2.6 0 0.0 0 0.0 1 2.0 

High security costs 0 0.0 1 11.1 0 0.0 1 2.0 

Poor public transport 0 0.0 1 11.1 0 0.0 1 2.0 

Too big 1 2.6 0 0.0 0 0.0 1 2.0 

The location 1 2.6 0 0.0 0 0.0 1 2.0 

Too noisy for residents 1 2.6 0 0.0 0 0.0 1 2.0 

TOTOL RESPONDENTS 38 9 2 49  

Base: 49 respondents (response rate: 100%) 

Note: Percentages to not sum to 100% as respondents were able to give more than one factor. 
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Expansion Plans 

Question B5: Are you planning to expand the business in the next 10 years? 

Table F.17 – Planning to expand 

 Yes – definitely Yes – maybe No – maybe not No – definitely not Don’t know TOTAL 

 No. % No. % No. % No. % No. % No. % 

By Sector             

Banking, finance & insurance 25 41.0 15 24.6 7 11.5 12 19.7 2 3.3 61 100 

Construction 6 20.0 11 36.7 2 6.7 9 30.0 2 6.7 30 100 

Distribution & wholesale 10 31.3 9 28.1 6 18.8 5 15.6 2 6.3 32 100 

Manufacturing 13 28.3 12 26.1 4 8.7 16 34.8 1 2.2 46 100 

Other services 5 19.2 3 11.5 7 26.9 8 30.8 3 11.5 26 100 

Transport & communications 2 8.0 7 28.0 4 16.0 9 36.0 3 12.0 25 100 

TOTAL 61 27.7 57 25.9 30 13.6 59 26.8 13 5.9 220 100 

    

By Size    

Small  45 28.1 41 25.6 19 11.9 48 30.0 7 4.4 160 100 

Medium  12 27.3 10 22.7 8 18.2 9 20.5 5 11.4 44 100 

Large 4 25.0 6 37.5 3 18.8 2 12.5 1 6.3 16 100 

TOTAL 61 27.7 57 25.9 30 13.6 59 26.8 13 5.9 220 100 

Base: 220 respondents (response rate: 100%) 
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Question B6: Will this expansion lead to a need for additional floor space? 

(This question was only asked to those respondents who said in Question B5 that they were 
planning to expand) 

Table F.18 – Need for additional floor space 

 Yes No Don’t know TOTAL 

 No. % No. % No. % No. %

By Sector         

Banking, finance & insurance 21 52.5 14 35.0 5 12.5 40 100

Construction 5 29.4 9 52.9 3 17.6 17 100

Distribution & wholesale 15 78.9 3 15.8 1 5.3 19 100

Manufacturing 16 64.0 8 32.0 1 4.0 25 100

Other services 5 62.5 2 25.0 1 12.5 8 100

Transport & communications 7 77.8 1 11.1 1 11.1 9 100

TOTAL 69 58.5 37 31.4 12 10.2 118 100

   

By Size   

Small  53 61.6 27 31.4 6 7.0 86 100

Medium  10 45.5 8 36.4 4 18.2 22 100

Large 6 60.0 2 20.0 2 20.0 10 100

TOTAL 69 58.5 37 31.4 12 10.2 118 100

Base: 118 respondents (response rate: 100%) 
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Question B7: Roughly how much additional floor space do you think that you will 
need? 

(This question was only asked to those respondents who said in Question B6 that their 
expansion would require additional floor space) 

Table F.19 – Average additional floorspace requirements 

 Number of 
respondents 

Average floorspace 
requirement (m2) 

Total floorspace 
requirement (m2) 

By Sector    

Banking, finance & insurance 8 1385 n/a 

Construction n/a n/a n/a 

Distribution & wholesale 10 530 n/a 

Manufacturing 11 802 n/a 

Other services n/a n/a n/a 

Transport & communications n/a n/a n/a 

TOTAL 35 770 53 130 

    

By Size    

Small  27 697 n/a 

Medium & large 8 1016 n/a 

TOTAL 35 770 53 130 

Base: 69 respondents (response rate: 51%) 

NOTE 1: The average requirement calculation excludes the largest and smallest. 

NOTE 2: The total requirement figures assume that those respondent who will require additional 
floorspace but were unable to provide an estimate of how much will require the average amount for their 
size / sector. 
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Question B8: Could this additional floor space be provided on your current site through any of the following measures? 

(This question was only asked to those respondents who said in Question B6 that their expansion would require additional floor space) 

Table F.20 – Measures for providing additional floor space 

 Extension Refurbishment Redevelopment More intensive use of 
existing space None of these 

 No. % No. % No. % No. % No. % 

By Sector           

Banking, finance & insurance 4 19.0 2 9.5 4 19.0 0 0.0 15 71.4 

Construction 4 80.0 0 0.0 0 0.0 0 0.0 1 20.0 

Distribution & wholesale 4 26.7 0 0.0 4 26.7 2 13.3 6 40.0 

Manufacturing 8 50.0 1 6.3 4 25.0 4 25.0 4 25.0 

Other services 2 40.0 0 0.0 0 0.0 0 0.0 3 60.0 

Transport & communications 2 28.6 1 14.3 3 42.9 0 0.0 2 28.6 

TOTAL 24 34.8 4 5.8 15 21.7 6 8.7 31 44.9 

   

By Size   

Small  17 32.1 3 5.7 10 18.9 4 7.5 27 50.9 

Medium 5 50.0 0 0.0 4 40.0 2 20.0 1 10.0 

Large 2 33.3 1 16.7 1 16.7 0 0.0 3 50.0 

TOTAL 24 34.8 4 5.8 15 21.7 6 8.7 31 44.9 

Base: 69 respondents (response rate: 100%) 

*NOTE: Percentages may not add to 100% as respondents were able to give more than one answer. 
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Relocation 

Question B9: Have you ever considered relocating form your current premises? 

Table F.21 – Considered relocating 

 Yes No TOTAL 

 No. % No. % No. %

By Sector       

Banking, finance & insurance 23 37.7 38 62.3 61 100

Construction 7 23.3 23 76.7 30 100

Distribution & wholesale 17 53.1 15 46.9 32 100

Manufacturing 15 32.6 31 67.4 46 100

Other services 7 26.9 19 73.1 26 100

Transport & communications 4 16.0 21 84.0 25 100

TOTAL 73 33.2 147 66.8 220 100

  

By Size  

Small  55 34.4 105 65.6 160 100

Medium 13 29.5 31 70.5 44 100

Large 5 31.3 11 68.8 16 100

TOTAL 73 33.2 147 66.8 220 100

Base: 220 respondents (response rate: 100%) 
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Question B10: To which of the following locations have you considered relocating? 

(This question was only asked to those respondents who said in Question B9 that they had considered relocating) 

Table F.22 – Considered relocation locations 

 Elsewhere in East 
Northamptonshire 

Elsewhere in 
Northamptonshire 

Elsewhere in the 
East Midlands Elsewhere in the UK Overseas Responses 

 No. % No. % No. % No. % No. % No. 

By Sector            

Banking, finance & insurance 13 56.5 7 30.4 5 21.7 2 8.7 2 8.7 23 

Construction 6 85.7 0 0.0 0 0.0 1 14.3 0 0.0 7 

Distribution & wholesale 13 76.5 3 17.6 1 5.9 3 17.6 0 0.0 17 

Manufacturing 10 66.7 0 0.0 2 13.3 2 13.3 1 6.7 15 

Other services 5 71.4 1 14.3 0 0.0 1 14.3 1 14.3 7 

Transport & communications 1 25.0 2 50.0 1 25.0 0 0.0 0 0.0 4 

TOTAL 48 65.8 13 17.8 9 12.3 9 12.3 4 5.5 73 

   

By Size   

Small  38 69.1 8 14.5 8 14.5 7 12.7 4 7.3 55 

Medium 6 46.2 5 38.5 1 7.7 1 7.7 0 0.0 13 

Large 4 80.0 0 0.0 0 0.0 1 20.0 0 0.0 5 

TOTAL 48 65.8 13 17.8 9 12.3 9 12.3 4 5.5 73 

Base: 73 respondents (response rate: 100%) 
*NOTE: Percentages may not sum to 100% as respondents were able to give more than one answer. 
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Question B11: To where in East Northamptonshire would you prefer to relocate? 

(This question was only asked to those respondents who said in Question B10 that they had considered relocating to elsewhere in East Northamptonshire) 

Table F.23 – Considered relocation locations within East Northamptonshire 

 Rushden Irthlingborough Thrapston Oundle Rural North No preference 

 No. % No. % No. % No. % No. % No. % 

By Sector             

Banking, finance & insurance 4 30.8 0 0.0 0 0.0 1 7.7 0 0.0 6 46.2 
Construction 1 16.7 1 16.7 0 0.0 0 0.0 1 16.7 0 0.0 
Distribution & wholesale 3 23.1 0 0.0 1 7.7 1 7.7 1 7.7 4 30.8 
Manufacturing 2 20.0 1 10.0 1 10.0 0 0.0 0 0.0 5 50.0 
Other services 1 20.0 0 0.0 0 0.0 0 0.0 0 0.0 3 60.0 
Transport & communications 1 100.0 0 0.0 0 0.0 0 0.0 0 0.0 0 0.0 
TOTAL 12 25.0 2 4.2 2 4.2 2 4.2 2 4.2 18 37.5 
   

By Size   

Small  11 28.9 1 2.6 1 2.6 2 5.3 1 2.6 14 36.8 
Medium 0 0.0 1 16.7 1 16.7 0 0.0 1 16.7 2 33.3 
Large 1 25.0 0 0.0 0 0.0 0 0.0 0 0.0 2 50.0 
TOTAL 12 25.0 2 4.2 2 4.2 2 4.2 2 4.2 18 37.5 
Base:  48 respondents (response rate: 77%) 

*NOTE: Percentages may not add to 100% as respondents were able to give more than one answer. 
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Question B12: To what type of location would you prefer to relocate? 

(This question was only asked to those respondents who said in Question B10 that they had considered relocating to elsewhere in East Northamptonshire) 

Table F.24 – Preferred type of relocation location 

 Dedicated industrial 
area Residential area Town centre / 

commercial district Mixed use area Rural area Responses 

 No. % No. % No. % No. % No. % No. 

By Sector            

Banking, finance & insurance 2 15.4 1 7.7 7 53.8 2 15.4 1 7.7 13 

Construction 5 83.3 0 0.0 1 16.7 0 0.0 0 0.0 6 

Distribution & wholesale 7 53.8 2 15.4 1 7.7 1 7.7 2 15.4 13 

Manufacturing 7 70.0 0 0.0 1 10.0 1 10.0 1 10.0 10 

Other services 3 60.0 0 0.0 1 20.0 1 20.0 0 0.0 5 

Transport & communications 1 100.0 0 0.0 0 0.0 0 0.0 0 0.0 1 

TOTAL 25 52.1 3 6.3 11 22.9 5 10.4 4 8.3 48 

  

By Size  

Small  19 50.0 3 7.9 8 21.1 5 13.2 3 7.9 38 

Medium 4 66.7 0 0.0 1 16.7 0 0.0 1 16.7 6 

Large 2 50.0 0 0.0 2 50.0 0 0.0 0 0.0 4 

TOTAL 25 52.1 3 6.3 11 22.9 5 10.4 4 8.3 48 

Base: 48 respondents (response rate: 100%) 

*NOTE: Percentages may not sum to 100% as respondents were able to give more than one answer. 
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Question B13: Is this type of premises available within East Northamptonshire? 

(This question was only asked to those respondents who said in Question B10 that they had 
considered relocating to elsewhere in East Northamptonshire) 

Table F.25 – Preferred premises available within East Northamptonshire 

 Yes No Don’t know TOTAL 

 No. % No. % No. % No. %

By Sector         

Banking, finance & insurance 10 76.9 1 7.7 2 15.4 13 100

Construction 6 100.0 0 0.0 0 0.0 6 100

Distribution & wholesale 8 61.5 2 15.4 3 23.1 13 100

Manufacturing 6 60.0 1 10.0 3 30.0 10 100

Other services 3 60.0 2 40.0 0 0.0 5 100

Transport & communications 0 0.0 1 100.0 0 0.0 1 100

TOTAL 33 68.8 7 14.6 8 16.7 48 100

   

By Size   

Small  26 68.4 5 13.2 7 18.4 38 100

Medium 3 50.0 2 33.3 1 16.7 6 100

Large 4 100.0 0 0.0 0 0.0 4 100

TOTAL 33 68.8 7 14.6 8 16.7 48 100

Base: 48 respondents (response rate: 100%) 
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G. EMPLOYMENT AND FLOORSPACE FORECASTS 

INTRODUCTION 

G.1 This section provides a series of initial quantitative forecasts of workplace 
employment in East Northamptonshire for the period up to 2016. Also provided are 
our estimates of the future demand for employment floor space, which are derived 
from the employment forecasts. These forecasts concentrate on B-use class 
employment. 

G.2 The forecasts have been prepared using three distinct techniques which conform to 
the latest guidance from the ODPM on employment land review. A preferred scenario 
option, which takes into consideration all three of these forecasts as well as the 
overall socio-economic conditions in East Northamptonshire and the surrounding 
regional and national area, has then been prepared. 

EAST NORTHAMPTONSHIRE EMPLOYMENT CONTEXT 

Economic and Employment Performance and Related Policy 

G.3 Employment growth in East Northamptonshire, averaging 1.9% per annum between 
1996 and 2004, has been nearly twice as strong as that of North Northamptonshire, 
and above the national average. In the wider Surrounding Area6 average 
employment growth was 2.0% per annum. The principle growth sector has been 
banking, finance & insurance, which has grown at an average rate of 6.9% per 
annum. In particular other business activities have performed well. This is a key 
growth sector nationally as well, and despite growth in East Northamptonshire being 
considerably stronger than in the Surrounding Area and nationally, the sector 
remains under-represented in the District. The public sector (particularly health & 
social work), retail trade, construction and supporting & auxiliary transport activities 
have also been strong performers. 

G.4 This has been set against the declining manufacturing sector. Employment in the 
sector has decreased by close to 2,200 since 1996, equivalent to an average annual 

                                            
6 Included within this area are: Northamptonshire (East Northants, South Northants, Kettering, Corby, Wellingborough, 
Northampton, Daventry), Rutland, Harborough, Peterborough, Huntingdonshire, Cambridge, South Cambridgeshire, 
Bedford/North Bedfordshire, Mid Bedfordshire, Milton Keynes. 
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rate of -4.4%. The decline seen in the sector is part of a national trend and the trend 
is expected to continue in the medium term. East Northamptonshire remains 
considerably over-represented in manufacturing and is therefore likely to feel the 
effects of the decline more than some other regions. 

G.5 B-use employment accounts for 62% of total employment, which is a significantly 
higher proportion than in the Surrounding Area (56%) and nationally (53%). B-use 
employment has grown at an average rate of 1.0% per annum in East 
Northamptonshire, with the declining manufacturing sector and growing banking, 
finance & insurance sector being the primary drivers of change. 

G.6 Data from the East Midlands Economic Strategy show that employment growth in the 
East Midlands is likely to average 0.4% per year between 2004 and 2014, which is 
broadly inline with the UK average. This represents an increase of around 63,000 
jobs. The RES states that business services and communications are likely to see 
the most rapid increase in employment, with the health, other services (i.e. cultural & 
sporting activities), hotels & catering sector also performing well. Job losses are 
expected to continue in the manufacturing and agriculture & fishing sectors as well as 
in public administration. 

G.7 Four priority sectors have been identified in the RES as being likely to provide the 
greatest contribution to the East Midlands economy between now and 2014. These 
are: 

o Transport equipment; 

o Construction; 

o Food & drink; and 

o Healthcare. 

G.8 There will be a significant decline in demand for industrial floor space and a 
significant increase in demand for office floor space over the next 10 to 15 years, due 
to the economic restructuring taking place. 

G.9 Due to the higher density of employment in the service sector compared to industrial 
or manufacturing, less land will be required than that needed historically, but it 
remains essential that an appropriate supply of land is available in locations to help 
meet economic and other growth objectives. Despite the restructuring and overall 
decline, manufacturing remains an important sector to the East Midlands region. 
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G.10 The RES states that the availability of land and premises to new, expanding and 
incoming businesses in rural areas is perhaps the most serious barrier to growth that 
rural businesses face. Ensuring an appropriate supply of employment land and 
premises (including allowing appropriate conversions of redundant buildings) in 
market towns and other smaller towns serving largely rural areas is essential to 
ensure these communities remain economically sustainable. It is also key to reducing 
the need to travel to larger urban areas from more remote rural communities. 

G.11 The Northamptonshire Structure Plan states in Policy NPA1 that provision will be 
made for 19,300 dwellings and 390 ha of industrial and commercial development in 
the Northampton policy area in the period 1996-2016. Policy IC1 ensures that 
provision is made for 1,279ha of industrial and commercial development across the 
County between 1996 and 2016. East Northamptonshire has a specific requirement 
of 140ha during the plan period. 

G.12 Policy H1 ensures provision will be made for 63,000 additional dwellings in 
Northamptonshire for the period 1996-2016 (8,000 within East Northamptonshire). 

Summary of Previous Employment and Employment Land Reports 

G.13 Previous reports include: 

o East Midlands Quality of Employment Land Study (QUELS), July 2002; 

o Northamptonshire Commercial Property and Employment Land Assessment 
(CoPELA), December 2003 & July 2006 (draft); 

o North Northamptonshire Employment Land Futures; 

o North Northamptonshire – Economic and Employment Strategy, September 
2006. 

G.14 The CoPELA studies both calculated employment forecasts under a trend-based 
approach and under two scenarios (one market-led and one policy-led). The 
forecasts result of the 2006 study show a total increase in B-use employment 
between 2001 and 2021 of between 3,000 (policy-led) and 5,290 (market-led) in East 
Northamptonshire. Both reports took the policy-led scenario as their preferred option. 
The floor space requirements associated with the change in B-use jobs between 
2001 and 2021 for East Northamptonshire under the policy-led scenario from the 
2006 report are: 

o Offices: +23,640 m2; 
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o General Industrial: -25,008m2; 

o Strategic Warehousing: 51,447m2. 

G.15 The Economic and Employment Strategy report also calculates forecasts under a 
trend-based approach and under two scenarios. The first is the 'Higher Services 
Scenario' in which local services and higher skilled occupations reach current East 
Midlands levels.  In addition logistics grows faster than trend.  The second scenario 
represents a failure to invest in local services.  This 'Lower Service Scenario' sees 
retail and skills make the step change but services only grow at trend level. 

G.16 The data produced for the strategy is all at the North Northamptonshire level and a 
breakdown for East Northamptonshire is not given. The drivers of employment 
growth are expected to be:  

o Transport & communications and wholesale; 

o Business services 

o Health & education 

o Retail & leisure 

o Construction 

ATKINS FORECAST TECHNIQUES 

G.17 The three forecasting techniques are as follows: 

i. Labour Demand Technique. This technique involves the extrapolation of 
historical trends in sectoral employment over the forecast period. This technique 
provides an estimate of the future growth of the industrial sectors represented in 
the East Northamptonshire economy based upon the historical performance of 
each sector. The starting point in history for the trend analysis has a significant 
impact on the outcome of the modelling process. Looking back over the last 20 
years, equivalent to the long run growth rate, takes into account more than one 
full business cycle therefore including both recessions and booms. Looking at 
trends that have occurred within the last 10 years, equivalent to the short run 
rate, gives more focus to the recent performance and direction of the East 
Northamptonshire economy.  
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ii. Labour Supply Technique. This technique relates changes in the population to 
changes in age structure, economic activity, unemployment and commuting 
patterns. This is effectively a labour supply constrained model of the economy 
which limits the growth in employment to the availability of labour within the local 
area. Population forecasts are based on those produced for by the ONS and the 
housing targets that have been set for the District. 

iii. Business Survey. The business survey collated information on the future 
expansion plans of a representative sample of businesses in East 
Northamptonshire. This information has been aggregated for the survey sample 
and expanded to reflect estimates of the quantified demand for employment land 
and premises for the total population of businesses in East Northamptonshire. 
This information reflects the aspirations of the business community over the next 
ten years. 

G.18 Both the labour demand and labour supply forecasting techniques produce forecasts 
for the number of jobs but not the amount of required employment floor space. In 
order to convert these figures into floor space values we apply a range of 
employment density ratios (the amount of floor space required per employee) as 
defined by English Partnerships7. These densities are included within the 
presentation of the analysis for clarity. 

ATKINS EAST NORTHAMPTONSHIRE FUTURE ECONOMIC SCENARIOS 

G.19 Due to the range of potential factors that are likely to shape the structure and 
performance of the East Northamptonshire economy over the coming years, it is 
necessary to devise a range of potential future scenarios for the District, which can 
account for the impact of these forces to varying degrees. 

G.20 Three future scenarios for East Northamptonshire which cover the period up to 2016 
have been designed and are set out in the following section. They have been 
designed with regard to the broader socioeconomic context of the East Midlands and 
England & Wales, as well as the RES and RSS. The three scenarios are: 

• Scenario (1) – Weak restructuring; 

• Scenario (2) – Restructuring and policy driven growth; 

• Scenario (3) – Restructuring and rapid population growth; and  

• Scenario (4) – Strong inward investment. 
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Scenario (1) – Slow restructuring 

G.21 Under scenario (1) there is relatively weak restructuring within the East 
Northamptonshire economy. The manufacturing sector continues to decline, although 
at a slower rate than has been seen over the last decade. This is due to an 
improvement in the performance of the declining activities. There is only limited 
success in developing high value activities in the area. 

G.22 Population growth is at the lower end of the forecast spectrum. As such this has a 
limiting effect on the level of employment growth. There is a slight increase in 
unemployment from its current historically low level and levels of out-commuting 
increase slightly. 

Scenario (2) – Restructuring and policy driven growth 

G.23 There is successful restructuring in the manufacturing sector. This results in a 
relatively large fall in employment as many traditional activities close down and 
relatively slow growth in the modern high value activities that take their place. 

G.24 There is steady growth in the principal growth sectors, such as business services, 
retail and transport & communications. Growth is spread around the main centres of 
East Northamptonshire, but there is also successful measured development in the 
more rural parts of the District. This is aided by the growth in footloose activities, 
which choose location depending on supply-side consideration, such as the 
availability and suitability of employment land and premises. 

G.25 Population growth is in-line with that of the mid-range projections and unemployment 
remains historically low. The restructuring of the economy leads to a reduction in out-
commuting to manufacturing jobs and the strong performance of the economy leads 
to a good provision of jobs within the District. As such, both out-commuting and 
internal commuting levels fall slightly. 

Scenario (3) - Restructuring and rapid population growth 

G.26 There is restructuring in the East Northamptonshire economy as in Scenario (2). 
However, under this scenario population growth is greater than forecast. The rapid 
growth leads to an increase in out-commuting and a slight increase in unemployment 
as the rate of job creation does not keep up with the rate of population increase. 

                                                                                                                                        
7 Employment Densities: A Full Guide, English Partnerships (2001) 
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Scenario (4) – Strong inward investment 

G.27 This scenario takes Scenario (2) as its basis, but allows for a strong and successful 
inward investment strategy. This is focussed in the core activities stated in the RES, 
as well as footloose and knowledge sector activities. This scenario assumes that a 
large range of employment sites and premises in terms of quantity, quality and 
location are made available in providing a supply-led growth scenario. The size of the 
available workforce is essentially increased through reduction in the level of out-
commuting. 

ATKINS SCENARIO FORECAST RESULTS 

G.28 Table G1 sets out the estimates for average annual percentage growth for total 
employment and B-use employment to 2021 in East Northamptonshire, under the 
four scenarios. 

Table G.1 –Employment growth rate estimates (annual % growth 2004 – 21) 

 Scenario 1 Scenario 2 Scenario 3 Scenario 4 

TOTAL EMPLOYMENT     

Labour supply technique 0.8 1.3 1.5 1.5 

Labour demand technique 0.6 1.4 1.6 2.0 

     

B-USE EMPLOYMENT     

Labour supply technique 0.5 1.2 1.1 1.7 

Labour demand technique 0.4 1.4 1.5 2.0 
Source: Atkins 

 
 

ATKINS BUSINESS SURVEY FORECASTS 

G.29 Using data from the Annual Business Inquiry we can provide indicative estimates of 
the total number of B-use class businesses in East Northamptonshire by size. By 
applying the sample results to reflect the total number of B-use class businesses, 
estimates can be provided of the total expansion requirements of indigenous 
businesses in the District. 

G.30 Two methods have been used in order to calculate an upper and a lower forecast of 
future demand. Method (1) is calculated based on only those respondents who 
responded that they would definitely be expanding and that they would need 
additional floor space. Method (2) also includes both those respondents who had 
definite plans for expansion and those with only tentative plans for expansion, so 
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providing an upper forecast. The figures are then further analysed using data from 
the questions on floor space requirements and relocation. 

Table G.2 – Expansion floor space requirements in East Northamptonshire (m2) – 
Original figures 

                 Size  of business Small  
(0-10 employees)

Medium & large 
(11+ employees) TOTAL

Method 1 – Lower level forecast 109 764 4 937 114 702

Method 2 – Upper level forecast 209 763 11 144 220 907

 

G.31 The lower level forecast gives a total floor space requirement of approximately 
115,000m2 in order to meet existing businesses expansion plans. The upper level 
forecast gives a floor space requirement of approximately 221,000m2. 

G.32 It is important to highlight three key factors when looking at the estimates set out in 
above.  

• The estimates exclude the B-use class requirements of public sector 
organisations; 

• The estimates refer only to the additional floor space requirements of indigenous 
businesses. The potential requirements of inward investors to the District are not 
included; 

• The estimates are solely based on business survey responses and are likely to 
include a high degree of optimism. Therefore these figures only inform our floor 
space forecasts and as such should be read with consideration to the full forecast 
analysis as set out in the appendices. 

ATKINS PREFERRED SCENARIO FORECAST RESULTS 

G.33 We have considered the forecasts produced under Scenario 2 to provide the most 
realistic range of outcomes. Forecasts towards the top end of the scenario range 
have been taken to allow for a positive planning approach. The following tables set 
out the preferred forecasts, which combine both the labour demand and labour 
supply techniques, results from the business survey and property market intelligence. 
Figure G.1 shows B-use employment growth up to 2021.  

G.34 It should be noted that the forecasts laid out in this section refer only to B-use class 
employment and therefore exclude, for example, both retail and public sector 
employment.   
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Figure G.1 – East Northamptonshire B-use employment forecasts to 2021 
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G.35 Table G3 details the employment forecasts by sector and the associated floorspace 

requirements. The numbers of jobs forecast for the District for each sector were 
converted into a floorspace requirement using employment densities8. An 
employment density refers to the average floorspace per person in an occupied 
building and is therefore a measure of how much space each additional job will 
require. 

                                            
8 Employment Densities: A Simple Guide; English Partnerships 
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Table G.3 – Preferred scenario forecasts by sector 

B-Use Sector Total jobs 
in 2021

% growth 
per annum

Change in 
total jobs 

2004-2021

Employme
nt densities 
(m2 per job) 

Additional 
floorspace 

by 2021 
(m2)

Banking, finance & insurance 5 129 3.0 2 026 19 38 490

Construction 1 929 1.8 505 5 2 523

Distribution & wholesale 2 570 1.9 704 50 35 182

Manufacturing 4 452 -0.8 -651 32 -20 842

Other services 1 206 1.5 270 25 6 740

Transport & communications 3 596 2.2 1 112 34 37 807

TOTAL 18 880 1.4 - - -

  

Jobs created - - 4 616 - -

Jobs lost - - -651 - -

Net change in jobs - - 3 964 - -

Gross floorspace demand - - - - 120 742

Gross floorspace vacated - - - - -20 842

 
G.36 Table G4 provides an illustration of the gross floorspace requirements for East 

Northamptonshire by B-Use Class and Table G5 an illustration of the employment 
land requirements.  

G.37 The employment land requirements have been calculated from the floorspace 
requirements using plot ratios. Plot ratios provide a method for estimating the amount 
of employment land that will be required to be able to provide the forecast level of 
floorspace need. The employment land requirements assume a range of plot ratios 
as shown in Table G5. We have assumed a plot ratio of 0.6 for B1a and B1b. This 
allows for the bulk of the premises to be located within business parks (where we 
assume two storey developments) and a smaller proportion to be located within town 
centres (where we assume greater development of at least two storeys). For B1c, 
B2, B8 and Sui Generis we assume a plot ratio of 0.4 (where we assume single 
storey development). 

G.38 The tables are intended to set out an indication of the nature of future demand rather 
than a prescriptive requirement for the District. 
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Table G.4 – Floorspace requirements in 2021 by B-Use Class 

 Additional floorspace 
requirement Vacated floorspace 

B-Use Class % of total Floorspace 
(m2) % of total  Floorspace 

(m2)

Offices (B1a & B1b) 43 52 518 0 0

Factories (B1c, B2 & Sui Generis) 18 22 185 100 -20 842

Warehousing (B8) 38 46 039 0 0

TOTAL 100 120 742 100 -20 842

 

Table G.5 – Employment land requirements in 2021  by B-Use Class 

 Additional employment 
land requirement 

Vacated employment 
land 

B-Use Class 

Plot 
ratio

% of total Land (ha) % of total Land (ha)

Offices (B1a & B1b) 0.6 34 8.8 0 0

Factories (B1c, B2 & Sui Generis) 0.4 21 5.5 100 -5.2

Warehousing (B8) 0.4 45 11.5 0 0

TOTAL - 100 25.8 100 -5.2

 
Table G.6 – B-use floorspace and employment land in 2021 by premises size 

Size of premises 
(m2) % of premises % of floorspace & 

employment land Floorspace (m2) Employment land 
(ha)

1 - 100 50 4 4 830 1.0

101  -250 22 5 6 037 1.3

251 - 500 9 4 4 830 1.0

501 - 1 000 6 5 6 037 1.3

1 001 - 5 000 8 31 37 430 8.0

5 001+ 6 51 61 578 13.2

TOTAL 100 100 120 742 25.8

 

 
G.39 The tables show that a total floorspace requirement of approximately 120,700m2, 

which is equivalent to approximately 25.8 hectares of employment land, will be 
required by 2021. The demand for floorspace is likely to be strongest for office (B1a 
& B1b) premises. However due to the lower density that Factories (B1c, B2 & Sui 
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Generis) and Warehouses (B8) are built at, warehousing will account for the bulk of 
employment land.   

G.40 Premises of up to 100m2 and of between 100m2 and 250m2 are likely to be most in 
demand (Table G6). However, in terms of the actual floorspace and employment land 
requirements it is the larger premises of upwards of 1,000m2 that will account for the 
bulk of the land allocation. 

G.41 Information from the business survey and the property market appraisal indicate that 
demand is likely to be concentrated in Rushden. However, in order to ensure the 
sustainable development of other centres and the District as a whole, there should be 
a reasonable spread of employment premises across the District, particularly of the 
smaller units.   

G.42 It should be recognised that the above estimates provide only a guide to how the 
additional floorspace needs are likely to be broken down by use class. The exact 
proportions will depend on (for example) how much useable vacant floorspace 
comes onto the market from firms who cease trading and the success of initiatives to 
upgrade the quality of the existing B-class building stock. It should also be noted that 
well located, flexible and adaptable premises may be suitable for occupation by a 
range of B-class activities. 

Employment Land Portfolio 

G.43 It is essential to ensure that an adequate choice of employment land and premises 
are available to meet the needs of inward investors, including their medium-term 
expansion plans, as well as indigenous business.  Moreover, in allocating land it is 
important to allow for obstacles and constraints which may prevent land coming 
forward during the plan period.  Consequently, we recommend that the quantified 
amount of employment land and floorspace provision should be greater than the 
actual forecast estimate of future need.  Providing for sufficient choice and diversity is 
encouraged by PPG4.   We estimate the provision figure should be approximately 
50% more that the amount of land actually likely to taken-up to allow for choice, 
indigenous and inward investment need. This overall provision figure is set out in 
Table G7 which includes an allowance for future vacated employment land lost to 
other uses during the plan period. 

Table G.7 – Overall Employment Provision Required 

 Up to 2021 

Floorspace (m2) 180,000 

Land (ha) 39 
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H. PORTFOLIO ASSESSMENT MATRICES 

TABLE H.1 – EAST NORTHAMPTONSHIRE EMPLOYMENT SITES PORTFOLIO - 
RATIONALE FOR EVALUATION OF EXISTING SITES 
 
TABLE H.2 - EMPLOYMENT SUITABILITY ASSESSMENT OF EXISTING SITES  
 
TABLE H.3 - EAST NORTHAMPTONSHIRE DISTRICT EMPLOYMENT SITES 
PORTFOLIO - RATIONALE FOR EVALUATION OF POTENTIAL SITES  
 
TABLE H.4 – EMPLOYMENT SUITABILITY MATRIX FOR POTENTIAL SITES 
 
TABLE H.5 - PROPOSED PORTFOLIO POLICY CONTEXT 
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APPENDIX I 

LSH Property Market Appraisal 
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I. LSH PROPERTY APPRAISAL 

OFFICES 

The Property Market 

The Stock 

The Floorspace Stock 

I.1 The total stock was 441,000 sq ft in 2005 being the smallest office stock in the 
County.  

I.2 The stock comprises mainly small units distributed across the district.  The most 
significant stock is in Rushden at Crown Park which is a mixed use 1990s 
development providing a number of high quality office buildings developed by Deejak 
and Hampton Brook for example.  

The Stock of Occupiers 

I.3 The majority of the stock is occupied by mainly locally based companies.  However 
quality developments such as Crown Park/Rushden Business Park have 
demonstrated if good quality buildings can be provided with good access onto the 
main regional road network in a reasonable environmental setting that larger space 
inward occupier demand can be attracted to the district.  

I.4 Occupiers at Crown Park include Spice Homes, Bright Horizon, Marriott’s and 
another business.   

I.5 Most of the demand has currently come from the administration sector rather than 
professional and financial services.   

Demand 

I.6 There is mainly local limited demand.  Whilst Crown Park does not quite provide the 
quality of environment and location of Kettering Venture Park it does demonstrate 
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that if a good quality product in the right location can be made available that occupier 
interest can be secured.  This was demonstrated by the willingness of Deejak’s to 
speculatively develop fairly sizeable office units not specifically targeted towards the 
small courtyard freehold market sector.   

I.7 Take up levels have been constrained by limited levels of supply.  Generally 
speaking there have been reasonably high occupancy rates with the exception of 
those secondary offices on the outskirts of the town centre or above shop units which 
are poor quality in nature with limited car parking.  

Supply and Market Balance 

Evidence 

I.8 There have been a number of transactions with locally based companies occupying 
new accommodation at Crown Park including ENDC Housing Authority (Spice 
Homes) 10,000 sq ft and Bright Horizons (10,000 sq ft).  At the adjacent Rushden 
Business Park Marriott’s have constructed a 25,000 sq ft head quarters office 
building and there is a 20,000 sq ft unit under construction to another business.   

I.9 Deejak’s speculatively developed Sapphire House at Crown Park of 39,000 sq ft with 
a quoting rental of £14.50 psf.  It is understood this unit could be split to provide for 
separate occupations.   

I.10 At Rushden Lakes the developer, Lang O’Riork is proposing to construct 13 buildings 
from 21,421 sq ft to 62,235 sq ft totalling 570,000 sq ft.  The agents already report 
strong interest both from office occupiers and also in connection with those elements 
of the master plan allocated to hotel/pub restaurant.  Quoting rentals are in the region 
of £14.50 psf and freehold values in the region of £185 psf. 

I.11 The new development at Rushden Lakes provides the opportunity for good quality 
buildings to be constructed in a good environment with excellent access on to the 
A45.   

I.12 To be successful the scheme will be targeting larger space office occupiers not only 
on a local but more particularly regional or even national basis.   

I.13 Within the rural areas small scale office development (barn conversions etc) has 
been reasonably popular, although there are restricted levels of latent local demand.  
Margins can be very tight with difficulty in securing rentals on reasonable leases at 
more than £10 psf.   
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I.14 On the basis of current rents and yields speculative development is viable.  This is 
demonstrated by the willingness of Deejak’s to speculatively develop Sapphire 
House.  

Conclusion 

I.15 East Northants would have traditionally been regarded as fairly secondary compared 
with surrounding centres.  However for the best quality properties in the best 
locations good levels of demand can be generated even on a regional basis.   

I.16 There is significant new development proposed at Rushden Lakes and it is 
understood that there is interest in the former British Steel Records Office in 
Irthlingborough as a serviced office centre.  The external environments of both sites 
is visually attractive and the sites are of sufficient scale to create an attractive master 
planned internal environment, have good access on to the A45 and are likely to be 
deliverable during the planned period.  

I.17 It is considered that further consideration should be given to possibilities for small 
scale provision within other settlement areas (Raunds/Thrapston/Oundle) although 
this will need to be carefully considered on the basis that there may be limited levels 
of local latent demand and restricted developer interest for schemes of this nature 
and size. 

The Land Market 

Demand 

I.18 There is a lack of supply of sites available.  

I.19 It is considered that land values would be in the order of £250,000 per acre.  

I.20 Developers proposing office development will only be seeking prime located sites 
and the majority of developers in the market place will be seeking relatively small 
sites of less than 3 acres.  

Supply and Market Balance 

Evidence 

I.21 It is understood that Rushden Lakes and British Steel Records Office are 
immediately available to the market.  
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I.22 It is envisaged that Rushden Lakes will take some while to be fully developed 
possibly most of the planned period.   

I.23 There is a need for a serviced office centre and it may be that the British Steel 
Records Office would be ideal in this connection.  It would also be attractive to a 
single occupier bearing in mind the character of the building, its prominent location 
and good access to the A6 and therefore the A45 and A14. 

Conclusion 

I.24 Existing allocated supply is considered to be reasonable for the region. 

I.25 The district would have been considered very secondary by both occupiers and 
developers as little as 5 years ago and the major success achieved at Rushden 
Business Park/Crown Park and the proposals for Rushden Lakes is a reflection of the 
step change in the profile of demand over the last 2/3 years. 

I.26 As the growth agenda moves forward it maybe that the demand forecasts for offices 
in East Northants may need to be reviewed although it may be that centres such as 
Wellingborough and Kettering are better placed to receive larger mainly regional 
demand. 

I.27 There are a number of attractive villages within the East Northants district and the 
potential for further small scale workshops/office conversions to be provided should 
be considered further. 

 

INDUSTRIAL 

The Property Market 

The Stock 

The Floorspace Stock 

I.28 The total stock in 2005 was just over 4 million. 

I.29 There is a considerable variance in quality and age 
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The Stock of Occupiers 

I.30 The Sanders Lodge Industrial Estate in Rushden was largely developed in the 
1970’s.  Whilst providing functional accommodation with good levels of occupancy 
during good market conditions the properties are now quite poor.  There is a huge 
range of unit sizes ranging from 1,250 sq ft upto 135,000 sq ft low height 
warehousing.  There are a wide range of occupiers on the estate including low cost 
storage occupation for companies such as ABX Logistics and manufacturing facilities 
of Wealdstone engineering of 132,000 sq ft through to a variety of mainly 
light/general industrial occupiers, some of which have based on the estate for a 
number of years. 

I.31 At Express Park, Rushden there has been modern B1, B2, B8 development since 
1987.  Phase I extended  to approximately 135,000 sq ft and Phase II comprised of 6 
units ranging from 24,000 sq ft to 65,000 sq ft.  Occupancy rates have been good 
with demand on a regional basis from both  manufacturing and warehouse operators.  
Phase III comprised partly of a new manufacturing facility for Belkin Components 
which with the recent extension now extends to over 300,000 sq ft.  Express Park 
generally comprises a good quality development with good access on to the A45 and 
therefore regional road networks. 

I.32 There is approximately a 175,000 sq ft of industrial accommodation at Crown Park 
including the former Toetectors headquarters building now sold to Morrison’s.  This is 
a good development with the final phases now nearing completion. 

I.33 Adjacent to Crown Park there is Rushden Business Park.  This has been a popular 
mixed use development incorporating a small unit scheme with all of the units now 
sold.  There are a number of further small scale developments in locations such as 
Francis Court and Norris Way, Rushden, and Bury Close and Midland Business 
Centre at Higham Ferrers, together with developments at Kingscliffe, Chowns Mill 
Business Park, Oundle and Brickhill, Raunds for example.  These small unit 
developments catering for latent local demand have reasonable levels of occupancy 
although relatively high turnover of occupiers. 

I.34 The former boot and shoe industry has been decimated.  A number of the properties 
have now  been converted to residential or low cost workshops.  There remain some 
very poor quality industrial buildings which are now dated on the outskirts of some of 
the centres such as Rushden which are likely to become obsolete during the course 
of the plan period. 
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Demand 

I.35 Associated with good regional market conditions there have been good levels of 
demand in Rushden and Higham Ferrers over the last 2/3 years. 

I.36 During good prevailing market conditions the vacancy rates for older poorer quality 
units tend to be relatively low, although when market conditions deteriorate vacancy 
rates tend to rise very quickly.  There is a market for such low cost functional 
accommodation and often existing use values prevent significant 
redevelopment/regeneration.  A number of these buildings are in residential areas 
and do not fit comfortably with their surroundings.  There are often access difficulties.  

I.37 Demand tends to be mainly local, although regional enquiries will often consider East 
Northants as demonstrated by the success of Express Park for example.  Demand is 
often received from the south at locations such as Bedford in particular as a result of 
the A6 bypass completion. 

Supply and Market Balance 

Evidence 

I.38 There have been relatively low vacancy rates over recent years associated with 
strong levels of demand. 

I.39 Values within East Northants tend to be lower than Wellingborough.  At Express Park 
for example values are in the region of £4.25 - £4.50 per sq ft and freehold values 
would be in the order of £60 per sq ft.  This would generally be marginally lower 
values that would be achieved in Wellingborough. 

I.40 Recent transactions include the letting to ITW of unit 3 Express Park in December 
2005.  The unit comprised of approximately 45,000 sq ft and was let at £4.50 per sq 
ft on a 10 year lease.   Incentives were available to the tenant. 

I.41 On the Sanders Lodge Industrial Estate the majority of transactions have been on a 
freehold basis reflecting around £45 per sq ft in 2004/2005 for unit sizes in the region 
of 3,000 sq ft – 5,000 sq ft.  Recent sales were to Dukan Systems Limited and Reed 
Precision Engineering who were both locally based companies. 

I.42 In good prevailing market conditions properties are often let within 6 months however 
for the older poorer quality units marketing voids can be considerable longer 
particularly in periods when market conditions are not so strong. It has been noticed 
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that in poor market conditions unit sizes of between 20,000 sq ft – 50,000 sq ft have 
been difficult to let, even for modern buildings in locations such as Express Park. 

Conclusion 

I.43 Associated with the region generally there are currently immediate shortages of 
supply for industrial premises. 

I.44 Whilst Rushden and the East Northants general area had been regarded as 
somewhat secondary its profile has been improved over the last couple of years most 
notably as a result of the A6 bypass.  The demand profile is beginning to change and 
it is apparent that those regional and indeed national enquiries are now prepared to 
consider Rushden as a location. 

I.45 It is anticipated that there will be continued pressure from investors, developers and 
occupiers for good quality properties, particularly in the sector of less than 25,000 sq 
ft to be made available during the course of the plan period. It is anticipated that older 
industrial properties on the outskirts of towns such as Rushden will become absolute 
and replaced in part by Residential during the plan. 

The Land Market 

Demand 

I.46 Whilst there are sites available on a design and build basis there are no sites 
available to the owner-occupier market.  When such sites do become available they 
often go to best bids with considerable levels of occupier interest generated. 

I.47 There are a number of manufacturing companies based within the town who require 
purpose built units with large site areas which would not necessarily maximise 
development value.  Such companies are constrained from expanding and investing 
in their businesses in the area. 

Supply and Market Balance 

Evidence 

I.48 Associated with the strong levels of demand and lack of supply there has been a 
significant increase in land values in East Northants over recent years.  It is now 
considered land values would be in the order of £225,000 - £275,000 per acre.  
Indeed for those sites that are suitable also for B8 development it is envisaged that 
land values would be in excess of £300,000 per acre. 
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I.49 Some of the emerging sites in the region are relatively large scale and are likely to 
have significant upfront development costs associated with constraints.  Whilst an 
element of B8 may be important to bring them forward for development and to make 
development viable it is important that allocations are retained for light/general 
industrial occupiers, particularly for unit sizes of less than 25,000 sq ft. Allocating 
appropriate sites for B8 will also ensure that smaller sites more suited to light/general 
industrial occupiers will remain available for that purpose.  

Conclusion 

I.50 The East Northants area was considered as somewhat secondary.  Whilst values 
may remain slightly lower than nearby centres such as Wellingborough there has 
been a noticeable and identifiable change in the demand profile and national and 
regional enquiries will continually be attracted to Rushden if the right building and the 
right locations can be made available. 

I.51 This step change in demand profile is likely to lead to increased levels of demand 
being received in the region over the coming years during the plan period. 

I.52 A large amount of the existing stock both within development such as Sanders Lodge 
and more particularly on the outskirts of the major towns and villages in relatively 
poor and is likely to become obsolete during the plan period. 

 

STRATEGIC DISTRIBUTION 

The Property Market 

The Stock 

The Floorspace Stock 

I.53 In 2005 the distribution sector accounted for approximately 48% of the total industrial 
stock of 8 million. 

I.54 Distribution has become an increasingly higher percentage largely as a result of 
development at Wharf Park, Raunds and Thrapston at J13 of the A14. 

The Stock of Occupiers 

I.55 Occupiers at Wharf Park include Robert Wiseman Dairies and Hotpoint who have 
just had an extension.  At Thrapston occupiers include ABX Logistics who again are 
having a sizeable extension constructed and Ikea. 
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I.56 There are a number of retailers in the marketplace seeking new warehouse facilities, 
all of whom would consider East Northants as a location subject to connectivity to the 
main road network and size of building available. 

Supply and Market Balance 

Evidence 

I.57 There remains approximately 30 acres of land available at Wharf Park for speculative 
development. 

I.58 At Thrapston a 12 acre site is currently under offer to Frontier where it is proposed to 
speculatively develop 2 units, 1 of 90,000 sq ft and one of 130,000 sq ft.  There 
would be considered to small by the majority of the strategic Distribution market 
operators. 

I.59 In connection with these new build opportunities quoting rentals will be in the region 
of £4.25 - £4.50 per sq ft. 

I.60 Rosemound Developments have recently constructed a unit of 185,000 sq ft for 
Harcourt Education at a rental of £4.65 per sq ft. 

I.61 Morrisons have recently purchased a unit of 117,000 sq ft at Crown Park being the 
former Toetector facility for £5.9 million pounds. 

I.62 Once a site has planning permission and an infrastructure plan in place it is generally 
possible to secure pre-lets and marketing periods would generally be considered 
under 1 year on the basis that unit sizes generally in excess of 400,000 sq ft are 
available. 

Conclusion 

I.63 It is envisaged that the current allocated/permitted sites will be developed within the 
next 2 years. 

I.64 It is anticipated that there will be continuing demand received largely associated with 
the A6 bypass, A45 and A14. 
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The Land Market 

Demand 

I.65 Land values would be considered to be in the order of £275,000 per acre.  However 
such is the shortage of supply and the strength of demand that when sites go to the 
market there are often best bids and there has been a recent sale of £375,000 per 
acre. 

I.66 Developers, investors and occupiers will seek those locations adjacent to the main 
road network being the A6, A45 and the A14. 

Supply and Market Balance 

Evidence 

I.67 The existing allocated sites are available and are likely to be developed within the 
next 2 years. 

I.68 Developers are targeting large scale parcels of land on the A45 between Raunds and 
the A14 and in view of the large upfront costs/constraints strategic warehousing 
would be the most suitable use. 

I.69 Such is  the under supply at present that the B8 market is focusing on sites that 
would perhaps be most suitable for light/general industrial and it is important that 
there remains an adequate provision for light and general industrial in the district 
throughout the plan period.  


