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1.0

11

1.2

INTRODUCTION

This employment land study has been commissioned by Harborough District Council

in order to inform preparation of the Local Development Framework for the district,

and specifically:

a) to assess whether the existing quantity, quality, Use Class and geographical

spread of employment provision within Harborough District meet the District’s
current and future employment requirements in the period to 2016; and

b) to help in developing a marketing strategy to bring forward employment sites to

meet the District’s future requirements.

The study involves the following main tasks:

a review of current economic conditions and recent trends in the district, and
adjoining areas, that affect the need for employment space (Chapter 2);

an assessment of the current stock of employment space in the district, both sites
and premises, in terms of uses, location, type and quality of provision (Chapter 3);

consultation with various organisations with an interest in the supply of
employment land including employers, economic development and inward
investment agencies, business groups, property agents, landowners and
developers (Chapter 4); a list of those consulted is given in Appendix 1;

consideration of forecasts of employment growth by economic sectors in the
district under different growth assumptions (Chapter 5);

estimating future employment space requirements in both quantitative and
gualitative terms, drawing on past take-up of land, forecast economic growth and
property market views (Chapter 5);

a review of existing employment sites and allocations in the district in terms of their
quality and adequacy to meet future needs (Chapter 6);

an assessment of whether additional employment sites need to be allocated, and if
s0, identification of potential new sites as well as existing employment sites which
could be re-allocated for other uses (Chapter 7);

consideration of requirements for strategic employment land, including expansion
of Magna Park, and assessment of possible sites to accommodate such needs
(Chapter 8);
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o formulating LDF policies and criteria for use in assessing future development
proposals involving employment sites or space (Chapter 9);

e consideration of effective mechanisms for monitoring changes in employment land
provision and needs in future (Chapter 10).

Chapter 11 provides overall conclusions and recommendations for the study.

1.3 This study focuses on employment land needs for the group of B Use Classes i.e. B1
(business), B2 (industry) and B8 (warehousing/distribution). Requirements for both
employment land and floorspace are considered in the study, and references to
“employment space” are intended to mean both these elements. The overall process

by which employment needs have been assessed is illustrated by Figure 1.1

1.4  This employment land study draws on various previous studies and documents
including planning policy guidance, assessments of employment land in the region,
property market information, local and regional economic strategy documents,
relevant planning policy documents, and published economic statistics. Documents
which the study has drawn upon are listed in the Document References section of
the Appendices.
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2.0 ECONOMIC CONTEXT

2.1 This Chapter establishes the economic context for the study by reviewing both past
and present economic conditions within Harborough District in the context of the East
Midlands economy. This is important in identifying factors likely to influence the

nature and level of future demand for employment land within the District.

The District

2.2 Harborough is a largely rural district covering an area of approximately 230 square
miles making it the largest district in Leicestershire. It borders the City of Leicester to
the north, the Northamptonshire districts of Daventry, Kettering and Corby to the
south east, the Warwickshire district of Rugby to the south west, and Rutland to the
east (Plan 2.1).
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Plan 2.1: Context of Harborough District
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2.3

2.4

2.5

2.6

In terms of accessibility, the district is served to the west by Junctions 19 (M1/M6
interchange) and 20 of the M1, by the A6 to Leicester and the Al4 to Kettering. The
principal railway link is the Midland Mainline through Market Harborough, and
Leicester. The nearest international airports with scheduled services are Nottingham

East Midlands (50 km) and Birmingham International (55 km).

The main urban centres within the District are the market towns of Market
Harborough (population 18,600), Lutterworth (population 8,700) and Broughton Astley
(population 8,300), with other significant settlements including Fleckney, Great Glen,
Kibworth, Scraptoft and Thurnby. The resident population of the district at 2001 was
76,560, representing 15% growth since 1991.*

Harborough has experienced a high rate of housing growth in recent years, with the
4,100 new dwellings built between 1996-2004 giving the district the highest increase
(15%) in housing stock of all Leicestershire Districts.? In addition, the district has the
highest housing allocation relative to its existing dwelling stock for the period 1996-
2006.

Economic Centres

There are a number of existing and planned major employment centres and

developments of economic significance within the district and adjoining areas:

o the Daventry International Rail Freight terminal (DIRFT), a major rail-related
distribution centre near the M1/M6 junction, with some 570,000 m? of B8
floorspace;

o the Magna Park distribution park at Lutterworth beside Junction 20 of the M1, just
within the south west border of Harborough District, occupying some 200 ha. and
with some 650,000 m? of B8 floorspace;

o East Midlands Airport, on the North West border of Leicestershire, which has
extensive freight and growing passenger operations;

e various large business or distribution parks at Meridian Park (83 ha), Pegasus
Park (25 ha.) and Grove Park (40 ha.) close to M1 junctions;

e a planned new science park alongside the National Space Centre in Leicester, with
office, laboratory and business incubator units (40,500 m2);

! Populations of towns from Leicestershire County Council Population Estimates for Small Areas, based on 2001
Census

2 Increase based on 1991 housing stock from 1991 Census

LON2005/r10154-003(finalreport) 6



2.7

2.8

2.9

2.10

e the urban centre of Leicester on the north west edge of the district is a major
employment centre, with over 50,000 m? of new office space planned in the city
centre;

e a cluster of research and development activities, including pharmaceutical firms,
around Loughborough;

e proposals for substantial employment (3-6,000 jobs) and housing growth (10,000
dwellings) in Daventry, just to the south of Harborough, over the next 15 years.?

In addition, the district lies close to the Milton Keynes/South Midlands area which is

one of the Government’s planned areas of major housing and employment growth,

and from which some effects may be felt in Harborough. A summary of this and other

economic policy aims relevant to the area is provided in Appendix 2.

Most economic activity in the district is concentrated in Magna Park and the two
market towns of Market Harborough and Lutterworth, with smaller amounts of
employment space in the larger villages. Of the latter, only Fleckney, Broughton
Astley and Bruntingthorpe have significant industrial estates. The large amount of
employment floorspace, much of it due to Magna Park, is not typical of a largely rural
district but reflects the area’s central location near the junction of major strategic

roads.

The district has relatively few large employers (over 250 jobs) and 88% of firms based
there are small with under 10 employees, a higher proportion than the region as a
whole (Table 1). The largest firms are in the distribution sector based at Magna Park,
such as Asda and Toyota. There are also some larger manufacturing based firms,
such as Harborough Rubber, King Engineering and Semelab, but few large office
based firms, the largest being holiday company Travelsphere. Small to medium sized
firms include agricultural products processing, higher value manufacturing, activities
linked to the automotive industry and textiles, small IT businesses and a few business
services. A few large manufacturing firms, such as Tungsten Batteries and Cleco,

have recently closed or are planning to move out of the area.

Economic Trends

Recent economic trends in the district are summarised below, with detailed statistics

contained in the tables presented in Appendix 3.

% West Northamptonshire Core Strategy, Daventry Council, 2005
LON2005/r10154-003(finalreport) 7
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2.12

2.13

2.14

2.15

Employment in Harborough District grew by 53% between 1991-2003, a growth rate
substantially higher than in both the East Midlands (15.7%) and Great Britain (19.2%),
although this rate may partly reflect the relatively low employment base (Table 2).
This growth mainly reflects increases in service sector jobs as well as expansion in

the distribution sector.

The industrial structure of Harborough reflects its largely rural character, with the
representation of agricultural jobs (5.3%) considerably higher than both the regional
average (1.3%), and national average (0.95%). This is despite agricultural jobs in

Harborough falling by over twice the national level between 1991-2002 (Table 3).

The dominance of the service sector has increased from 62% of the workforce in
1991 to 74% in 2002. Of particular importance is the distribution, catering and hotels
sector (29%), partly reflecting the major distribution development of Magna Park. The
increase in service sector representation is largely due to the growth of the transport,
communications, banking and finance sector, which accounted for almost 25% of the
workforce in 2002, more than double its share in 1991. The district's representation

in these sectors is comparable with the regional and national averages (Table 3).

Harborough’s manufacturing employment fell from 27.3% of all jobs in 1991 to 16.2%
in 2002, and the current proportion is now lower than in the region (19.6%), but still
above the national average (13.4%) (Table 3). However, the district's manufacturing
base has held up relatively well, with its loss of manufacturing jobs (9.4%) much lower
than the national decline (25.3%) (Table 4). The strong growth in the distribution,
hotels and catering sector, an increase of almost 60% and well above national growth

rates, is likely to reflect expansion of Magna Park in this period.

Perhaps reflecting Leicester's role as a regional service centre, the only sector
significantly under-represented in Harborough is public administration and other
services, which in 2002 accounted for 19.9% of all jobs, much lower than the region
(29%) and Great Britain (30.2%). However, the district’'s rate of job growth in this

sector over the period (31%) was still over twice that experienced nationally (Table 5).

LON2005/r10154-003(finalreport) 8
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Figure 2.1: Principal Sectors of Employment
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2.16 Between 1994-2004, the number of VAT registered firms in Harborough grew by

6.4%, lower than the regional (10.5%) and national (11.1%) growth rates (Table 5).

VAT registrations per 10,000 population* in Harborough (54.6) exceed that of
Leicestershire (41.7), the East Midlands (37.3) and GB (40) (Table 7). New business

formation rates in the district exceed County and regional levels while the survival
rate beyond 3 years of Harborough businesses is similar to the County and the

Region.
2.17 The current unemployment rate in Harborough (0.8%) is very low, less than half that
of the East Midlands (2.1%) and nationally (2.4%) (Table 8) and this pattern has

prevailed historically, although the margin has narrowed in recent years (see Figure
2.2). The long-term unemployment rate® in Harborough (11.7%) is also lower than the

regional (13.9%) and national (13.4%) rates.
In March 2005°, there were 1.5 claimant unemployed workers for every notified job

2.18
centre vacancy in Harborough. This ratio was much lower than the averages for both

the East Midlands (3.1) and GB (3.4), indicating a tight local labour market (Table 10)

* Over 16 years of age

® |atest data available from ONS

® 9 of claimant unemployed who are out of work for over 12 months
LON2005/r10154-003(finalreport)



Figure 2.2: Claimant Unemployment 1993-2005
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2.19 The economic activity rate for Harborough, the proportion of the economically active
workforce in employment, at 85.3% is comparable to Leicestershire (85.6%), but
higher than for the region and the UK. This indicates only modest scope to expand
the indigenous local labour supply should employment demand grow further (Table
11).

2.20 Compared with the region, the Harborough labour force is relatively highly skilled with
a higher concentration of workers in management (20.6%) and professional
occupations (14.8%), and smaller proportions in lower skilled groups such as
plant/machine  operatives (6.8%) and elementary occupations (11.1%).
Clerical/administrative (10.7%) and personal service occupational groups (4.6%) also

have a comparatively low representation (Table 8 and Figure 2.3).

2.21 This reflects a high proportion of residents with a degree of higher qualification in
Harborough (23.1%) compared with the national rate (19.8%), while the proportion
with no qualifications in Harborough (22.7%) is much lower than nationally (29.1%)
(Table 14).

LON2005/r10154-003(finalreport) 10
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Figure 2.3: Occupational Profile of Labour Force
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As shown in Figure 2.4 overleaf, among the claimant unemployed in Harborough, the
most sought occupations are for unskilled work (23.8%), clerical / secretarial (18.8%)
and management and administrative jobs (13.8%). Demand in the latter group is
over three times the proportion for the region (4.3%) and nationally (4.3%), again
pointing to a higher skilled local workforce. By comparison, demand for jobs in craft
and related occupations (6.3%) and plant and machine operatives (7.5%) is

considerably lower than both regional and national averages (Table 13).

Fgure 2.4: Sought Occupation of Claimant Unemployed in Harborough

Managers

Elementary /
(13.8%)

unskilled (23.8%) Professional

(6.3%)
Technical (8.8%)

Machine
operatives (7.5%)

Sales (8.8%)
. Clerical (18.8%)
Personal Skilled manual

senices (6.3%) (6.3%)

Source: NOMIS, October 2000

2.23 Reflecting its workforce profile, average wage levels in Harborough are 10% higher

than the national average, and 19% above the East Midlands average (Table 10).

The proportion of households receiving income support in Harborough (4%) is

LON2005/r10154-003(finalreport) 11



2.24

2.25

2.26

2.27

2.28

significantly lower than the average for the East Midlands (9%) and the UK (10%) but

only slightly below the Leicestershire average of 5% (Table 11).

According to English Indices of Deprivation 2004, Harborough is the least deprived

district of Leicestershire, with a very low national ranking also ’ (Table 15).

In respect of future economic prospects, Leicestershire is forecast to grow in
employment terms by 0.1% annually between 2002-2015, compared to the national
rate of 0.4%. This is lower than the County’s past annual growth rate of 0.4% over
the period 1981-2002. Gross Value Added (GVA)® growth in Leicestershire is
forecast at 2.0% p.a., lower than the forecast national rate of 2.4%, and the 1981-
2002 annual GVA growth rate for Leicestershire of 2.8%.° The Regional Economic

Strategy for the East Midlands sets a target 10% increase in GDP per capita by 2010.

Inward Investment

Over the last 4 years, Leicestershire as a whole has attracted some 45 firms from
outside, creating or safeguarding over 5,000 jobs. However, only two such
companies located in Harborough District in that period, which is understood to
largely reflect the district’s limited supply of available and suitable sites and

premises.°

Knowledge-based Industries

Knowledge-based industries are in sectors of the economy where value-added is

derived from the intensity and accumulation of knowledge, often fostered by the

increasing use of technology. In broad terms, knowledge-based industries include:

e High-technology manufacturing (e.g. aerospace, manufacture of electrical
equipment, research and development);

e Communications and media (e.g. computing, software); and

e Business and financial services (e.g. insurance, financial intermediation) **

Firms within this sector tend to be faster growing and have greater future potential

than many other sectors. The relative proportion of these knowledge-based activities

" The English Indices of Deprivation 2004 provides a measure of multiple deprivation at the small-area level,
based on indicators such as income, employment, health, education and crime.

8 GVA is the sum of incomes earned from production of goods and services in an area, equivalent to GDP less
taxes and subsidies.

9 Regional Economic Prospects, Cambridge Econometrics, February 2004.

1% Invest Leicestershire, March 2005
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is considered an important indicator of an economy’s competitiveness and skill-base,
and an indicator of prospects for future growth. Figure 2.5 shows that both
Harborough and the East Midlands are under-represented in private sector,
knowledge-based industries when compared to the national average.!? Different
definitions of the knowledge-based economy and knowledge-intensive industries
exist, and other estimates suggest that, including public sector health and education
sector jobs, some 46% of Harborough workers fall within knowledge-intensive
industries, which would be well above the national average.*® Although the district
contains a number of small IT firms and higher-end engineering firms, based on the
consultation exercise and surveys of employment premises in the district, it is
considered that the former definition reflects the current situation in Harborough better

and is more relevant to consideration of employment land needs.

Figure 2.5: Proportion of Employment in Knowledge-based Industries, 2003
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Commuting

A high number (20,230) of Harborough residents commuted out of the District to work
in 2001 - to Leicester, Blaby, Oadby and Wigston and Rugby, although some also

went to Northampton, Corby and Daventry. This was equivalent to 51% of all

™ These categories were used by the Huggins Report (2001), research for the South East England Development
Agency (SEEDA) to establish benchmarks for knowledge economies.

These figures exclude employment in public-sector activities which are also classified as knowledge-intensive,
such as health and education.
13 Economic Development Strategy, Harborough District Council, March 2005.
LON2005/r10154-003(finalreport) 13
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2.32

employed residents and out-commuting has increased by 25% since 1991, when 48%
of all employed residents worked outside of the district (Table 15). Over half these
out-commuters were in higher skilled occupations although significant numbers were
clerical/secretarial and manual skilled workers; public administration, manufacturing,
and financial services were the sectors that attracted most of these workers (Table
18).

However, some 11,180 residents of other districts also travelled into Harborough to
work, most coming from Leicester, Blaby and Kettering, and to a smaller extent
Hinckley and Bosworth (Table 15). This resulted in net out-commuting of some 9,050

Harborough residents, equivalent to approximately 23% of the resident workforce.

An area’s self-containment rate reflects the proportion of all residents in work who
both live and work in it. In Harborough, the self-containment rate in 2001 was 49%, a
fall from 52% in 1991 (Table 16). As Figure 2.6 shows, this is lower than the average
for districts in Leicestershire of 54%, where in general terms, the higher the number of

workforce jobs in a district, the higher the self-containment rate.

Figure 2.6: Self-Containment Rates against Number of Workforce Jobs, 2001
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For comparison, some districts in rural parts of Hertfordshire with similarly sized
settlements to Harborough and good rail connections with London have achieved
self-containment rates of just over 50%. However, such comparisons are not
necessarily useful as self-containment rates are affected by other economic and

demographic characteristics of districts.
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Conclusions

Based on the above indicators, Harborough appears a relatively prosperous area with
low unemployment, strong job growth and a tight labour market. The main strengths
of the Harborough local economy, which influence its ability to support new

employment space, include:

an attractive area to live, close to services in Leicester;
good accessibility to the strategic road network and rail links;

a base of small to medium sized firms strong in the manufacturing and
distribution sectors;

a stable base of long established firms that have grown up locally and have
strong local linkages;

a relatively highly-skilled workforce;

significant employment growth during the past 12 years.

However, some potential weaknesses and issues are apparent:

low unemployment and a high economic activity rate limiting available labour
supply;

over-representation in sectors with limited prospects for future growth;

under-representation in knowledge-based industries, which could form an
important source of future growth;

few large service sector firms, possibly related to a lack of major business parks
and larger scale office sites, although this must be seen in the context of
Harborough being a mainly rural area;

other than in Magna Park, a limited amount of inward investment in growth
sectors in recent years;

a strong representation in distribution despite a workforce with relatively few
lower skilled workers;

a high and increasing level of out-commuting.

LON2005/r10154-003(finalreport) 15
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3.0

3.1

3.2

3.3

THE CURRENT STOCK OF EMPLOYMENT SPACE

This Chapter assesses the current stock of employment space in the district, as well
as the amount of such development which is committed or being developed in the
short term. This analysis looked at both the amount of employment land and the
guantity of built employment floorspace, broken down by broad types of employment

uses — offices (use class B1), warehousing/distribution (B8) and industry (B1/B2).
The current stock of employment space was estimated from the following sources:

a) floorspace in individual premises from the Valuation Office Agency (VOA) 2005
business valuation records;

b) commercial floorspace data in local authority districts provided by the ODPM,;
¢) land areas of allocated employment sites provided by Harborough District Council,
d) information provided on some sites by local property agents;

e) information on floorspace and site areas derived from planning applications for
employment proposals;

f) measurement of main employment area sites from Ordnance Survey mapping;

g) visual inspection of the mix of land uses in the main employment areas.

Stock of Employment Floorspace

The ODPM provides data on total floorspace of employment uses by local authority,
the latest data relating to 2004, and derived from the Valuation Office Agency (VOA).
The total floorspace by main uses in Harborough and other Leicestershire districts is

shown below:

Table 3.1: Total Employment Floorspace in Leicestershire by District, 2004

Commercial Factories Warehouses Total

Offices (m?) (m? (m? (m?)
Harborough 53,000 292,000 955,000 1,300,000
Leicester 433,000 2,184,000 1,043,000 3,660,000
Blaby 124,000 348,000 372,000 844,000
Charnwood 92,000 1,035,000 434,000 1,561,000
Hinckley & Bosworth 54,000 947,000 300,000 1,301,000
Melton 45,000 289,000 201,000 535,000
North West Leicestershire 113,000 530,000 752,000 1,395,000
Oadby & Wigston 29,000 282,000 170,000 481,000
Total Leicestershire County 943,000 5,909,000 4,227,000 11,079,000

Source: ODPM / VOA, 2004
Note: includes purpose built and converted offices including central Government but not local government offices

LON2005/r10154-003(finalreport) 17



3.4 It is clear from this table that Harborough has a relatively low proportion of the office
stock in the County. The great majority of employment space in the district is also
made up of industrial and warehouse space, with offices accounting for under 5% of
the total, a lower proportion than all other districts except Hinckley & Bosworth. A
significant factor is that warehousing accounts for 75% of all employment space in
the district, and Magna Park itself about half of all employment space in

Harborough.

Figure 3.1: Harborough Employment Space by Type, 2004

Offices (4%)

Manufacturing (22%)

Magna Park

Other Warehousing
(25%)

Source: VOA business rates data, 2005

35 More detailed information from VOA 2005 valuation records allows the distribution of
floorspace by size of premises and location within the district to be identified. The
table below provides a broad indication of the breakdown by size, although it
underestimates the supply of smaller units. Appendix 4 contains a detailed list from

the same source of all employment premises in the district above a specified size.**

Table 3.2: Breakdown of Harborough Employment Units by size group

Offices * Industry Warehouses
(% of Units) | (% of Units) (% of Units)
Under 100 m” 23.7% 16.5% 5.7%
100- 500 m* 68.3% 55.8% 44.0%
500-1,000 m* 8.1% 13.1% 14.9%
1,000 — 5,000 m” 3.1% 12.5% 15.4%
Over 5,000 m* 0% 2.1% 19.4%
Total Units 185 328 175

Source: VOA, 2005

Note 1: figures exclude office premises under 100m? in size, and industrial and warehouse premises below 50m?
*Note 2: includes purpose built and converted offices including central Government but not local government offices

14 Over 100m? in size for office premises and over 50m? for industrial and warehouse premises
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As this shows, the district has no large office units but much space in small units. A
high proportion of warehousing space is contained in very large units at Magna Park
although there is also supply across all size groups, particularly small units below 500
m?. There is a range of industrial units across all size groups although relatively few,

very small units and units over 5,000 mZ.

In terms of location, as Table 3.3 illustrates, the district's employment space is
concentrated at the two main settlements — Market Harborough and Lutterworth,
which account for 71% of all employment space other than Magna Park. Other areas
with significant concentrations of employment space include Fleckney, Broughton
Astley, Skeffington and Bruntingthorpe. Many other villages have small amounts of
industrial space, but relatively little office space, reflecting their respective sizes.
Some settlements have a level of employment space that does not reflect their
population size, Kibworth (population 5,500) for example appearing to have low
current provision. This distribution often reflects historical factors, the nature of the

settlement and its relationship with other employment centres.

Table 3.3: Breakdown of Harborough Employment Floorspace by Main Settlements

Offices Industry Warehouses Total
(m?) (m?) (m?) (m?)
Ashby Magna 215 930 0 1,145
Bitteswell 0 1,752 0 1,752
Broughton Astley 415 8,310 8,665 17,390
Bruntingthorpe 0 3,563 15,115 18,678
Dunton Bassett 203 217 0 420
Fleckney 0 18,867 16,158 35,025
Frolesworth 600 392 850 1,842
Great Glen 107 2,257 0 2,364
Gilmorton 324 396 0 720
Husbands Bosworth 373 396 114 883
Kibworth 891 2,607 1,111 4,609
Lubbenham 116 421 0 537
Lutterworth 11,851 42,402 51,248 105,501
Magna Park 2,876 0 650,389 653,265
Market Harborough 27,447 108,520 56,600 192,567
North Kilworth 0 2,160 595 2,755
Scraptoft 326 349 200 875
Skeffington 159 4,516 2,697 7,372
Other Settlements 1,932 21,172 60 23,164
Total 47,835 219,227 803,802 1,070,864

Source: VOA, 2005; Harborough District Council Annual Monitoring report 2005
Note: this table does not include all employment space in the district; it excludes office premises under
100m? in size, and industrial and warehouse premises below 50m?

Based on discussions with property agents, in the order of 75% of existing
employment space in the district is leasehold, including some larger estates such as

Welland Park, the remainder freehold. In relation to office space, some 60% of town
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centre premises are leasehold but the great majority of recent developments such as

the Point and St. John’s Business Park, are freehold.

Main Employment Areas

The total amount of employment land in the district consists of sites which have been
allocated for employment uses in the adopted Harborough District Local Plan, most of

which have not been developed, and other existing employment areas and premises.

The total area of the 9 employment allocations and 3 major commitment sites in the
Local Plan amounts to some 57 ha. Only two of these sites (East of Rockingham
Road, Market Harborough and Rugby Road, Lutterworth), accounting for some 5.3

ha., have been wholly or partly developed to date.

For the purposes of examining the characteristics of the current stock of employment
space, the study has focused on the 37 largest areas which make up the great
majority of the district's stock and provide a good overall representation of total
supply. The main areas are located on Plans 3.1 - 3.3, while Appendix 5A
summarises their characteristics; size, mix of uses, vacancy levels and age/condition
of stock. These main employment areas form a number of distinct categories,

described below.

Industrial Estates

The district contains a number of industrial estates of varying size, primarily
constructed between the 1960s and 1980s (e.g. Riverside, Market Harborough; Bilton
Way, Lutterworth; Churchill Road, Fleckney). These estates provide a significant
proportion of the total employment land stock and provide space for some of the
district’s larger employers, for example King Trailers and Toyoda Gosei. The estates
offer units in a variety of sizes, but mainly ranging from 500 m? to 2,000 m.? All of
these estates appear to have very low vacancy of under 5%, and most are in a good
to fair condition, with several having undergone refurbishment in recent years®.
Space for further expansion at these sites is very limited and very little new stock of

this type has been developed in recent years.

15 A “typical” 10% vacancy rate allows for normal movement in the property market and is based on
discussions with property agents in Harborough and elsewhere.
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Office Parks

There are relatively few modern office or business park developments, and these
contain primarily smaller units. The main sites are The Point and Midland Court in
Market Harborough; and Kimcote Court in Kimcote. Most of these existing office
developments within Harborough have been developed very recently, largely on a
speculative basis. The units are generally freehold units, and typically small in size
(under 500 m?), but one larger office unit has been developed at Welland Business
Park. A number of recently developed units are still to be occupied but high freehold
sales have stimulated commencement of a further phase of the Point and the

construction of St. John’s Business Park, Lutterworth.

Small Town Centre Offices

Until recently, most of the office stock in both Market Harborough and Lutterworth
comprised small, town centre units, largely in converted residential and other
buildings. This stock is in reasonable condition with very little vacancy but strong
demand in the new office schemes suggests it was not meeting the need for modern

office space.

Magna Park

This large distribution centre, west of Lutterworth, is one of the largest such centres in
the UK and Europe, serving a national and regional market and providing over 6,000
jobs®®. It has been developed since the early 1990s and contains 26 very large high-
bay units. Units vary in size from 10,000 to 100,000 m? and a total of 650,000 m? out
of the 800,000 m? permitted floorspace has been built. ” Occupiers include Argos,
BT, Asda Walmart, Costco and Nissan / Renault. There are four vacant plots and
one vacant, recently completed, unit remaining, and it is anticipated that the current

site will be fully take up within the next few years.
Rural Employment Sites

These mainly comprise small industrial or storage units associated with farms or the
conversion of rural buildings (e.g. Pebble Hall Farm, Sibbertoft Road), although a

number are occupied by IT or other business uses. These rural employment sites

16 Figure supplied by Gazeley, but broadly consistent with the results of NLP telephone survey of employers and
average employment densities for a B8 development of this type.

' Harborough District Council Annual Monitoring Report, 2005
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vary considerably in terms of size, age and condition, and by their nature are hardest
to assess as to suitability. Given the limited space available in the district’s industrial
estates, this type of units offer additional capacity and at a lower cost but many are in
rather isolated locations with restricted road access, which can limit their suitability for

some types of activities.

Starter Units

There is a very small amount of small, starter industrial units in the district. The main
locations are the Courtyard Workshops development of 14 units of 230 m? (2,500 sq.
ft.) each on Bath Street, which is not considered to be of particularly good quality;
three new studio units on Welland Park and six units at Fernie Road, all in Market

Harborough.

Individual Industrial Firms

A relatively small number of individual industrial firms occupy significant sites (over 1
ha.) of their own, outside established employment areas and often within residential
areas of the main settlements. These appear to be long established premises,
usually in reasonable condition, but some with constrained vehicle access. Examples
are the Harborough Rubber Company site in Market Harborough and the Inca Works
in Lutterworth. There was no indication that occupiers suffered from major problems
in operating from these sites or that significant adverse effects occurred in the

adjoining area.

Characteristics of the Stock of Employment Space

Some general points can be made about the current supply of space in these main

employment centres.

a) the 37 main existing employment locations contain some 290 ha of the district’s
employment land; this excludes Bruntingthorpe Airfield, which comprises a very
large area, only part of which is occupied by employment uses.

b) these areas contain a range of types of employment space including urban
industrial estates, modern office parks, conversions of rural buildings, large
secondary units and storage space at Bruntingthorpe, and large distribution units;

c) nearly 70% of the total employment land and over 70% of the floorspace in these
main areas is concentrated at Magna Park;

'8 Excluding Bruntingthorpe Airfield where only a small part of the very large site area is occupied by employment uses.
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d) excluding Magna Park, over two thirds of all employment space in these main
centres is contained within the two main towns of Market Harborough and
Lutterworth,

e) a significant amount of employment space exists outside these 37 main centres,
including in Market Harborough and Lutterworth town centres, other individual
premises within settlements and on rural sites; the extent of this is difficult to
estimate accurately but as broad estimate is likely to exceed 40,000 m?;

f) the majority of the main employment areas are predominantly in industrial and
distribution/ warehousing uses;

g) excluding Magna Park, few of the employment areas are particularly large, with
only Welland Business Park exceeding 40 units;

h) there is very little vacancy in any of the main employment areas, other than in the
recently built, The Point office park;

i) much of the industrial stock is older space, with about 70% by site area built
before 1970, and the proportion of modern industrial premises is relatively low;

j) the overall condition of most of the main employment sites is fairly good, with few
sites in poor condition; secondary areas, such as the Riverside Estate, with poorer
environments and access, still meet local needs for specific types of lower cost
space, and are fully occupied.

Loss of Employment Space

An indication of the scale of change in employment space over recent years is
provided by the VOA business rates data in Table 3.4 below. This suggests the
district has lost modest amounts of both office and manufacturing industry floorspace,
at a greater rate than the County, but had large gains in warehousing space, probably

due to growth of Magna Park.

Table 3.4: Change in Employment Floorspace 2000- 2004

Offices (m?) Factories (m°) | Warehouses (m®) | Net change (m?)
Harborough -7,000 -17,000 +356,000 +332,000
(-12%) (-6%) (+59%) (+34%)
Leicestershire -253,00 -63,000 +858,000 +542,000
(-21%) (-1%) (+25%) (+5%)

Source: ODPM, Commercial & Industrial Floorspace Statistics, 2000 and 2004

No long term data on losses of employment space to other uses was available but
analysis has been carried out of planning permissions affecting existing employment
premises in the three years 2002 - 2004. This indicates a loss of a sizeable 42,600
m? of employment space in that period. However, most of this is accounted for by the
redevelopment of one large site, the 6.8 ha. former Tungsten Batteries site in Market

Harborough where 38,500 m? of mainly industrial space was lost, to provide housing
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and 5,300 m? of new offices. Over three years this loss alone would average some

1.8.ha. of employment land annually.

However, this may not be typical since, excluding that site, losses comprised almost
2,000 m? of office space, 500 m? of industrial and nearly 1,560 m? of warehousing
space, and in total averaged a loss of some 1,340 m? of employment space annually.
Most of this involved conversion of small units to dental surgeries, retail, day
nurseries or residential uses. This level could increase significantly in future if a
single large employment site were lost, although there are few obvious candidates at

present.*

Employment Space in the Pipeline

Employment allocations and other developments in the pipeline in the district as at
March 2004 amounted to some 102 ha. in total, but reducing to 65 ha. when sites in
Magna Park and recently developed sites are excluded. However, not all of this
amount may come forward for employment use and not all of this allocated area is

necessarily developable.

Table 3.5: Planning Permissions for Employment Floorspace 2002- 04

Offices (m®) | Industry (m®) | Warehouses (m*) | Total (m°)
Total permitted 49,700 9,200 86,200 145,100
Total permitted
without Magna Park 49,700 9,200 9,500 68,400
Annual average
without Magna Park 16,600 3,100 3,200 22,900

Source: Harborough District Council planning decisions register, 2005

Another indication of the amount of additional employment space in the pipeline,
some of which should come forward in the short term, has been obtained from
analysis of planning permissions for employment uses over the last 3 years (Table
3.5). This shows that during years 2002 to 2004, the gross amount of new
employment space permitted was approximately 145,000 m?. The majority of this,

however, comprised three distribution units at Magna Park totalling nearly 76,700 m?.

The remainder consisted of almost 50,100 m? of office space, 9,500 m? of
warehousing space, and 9,200 m? of industrial accommodation. This permitted office
floorspace includes the redevelopment of former Tungsten Batteries site (Market

Harborough), the St. John’s Business Park (Lutterworth) and a further phase of

¥ Although permission was recently granted for redevelopment of the 2 ha. Harborough Rubber site (with 5,580 m? of industrial
floorspace), on the edge of Market Harborough town centre, for a mixed use scheme including only 465m? of new B1 space,
this site had been allocated for such uses for some time.
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development at The Point (Market Harborough). Permissions for this relatively large
amount of office space within such a short period appear atypical and probably partly

reflect pent-up demand where little new space has been built for many years.

The majority of the industrial permissions related to conversion of agricultural
buildings for small-scale industrial uses, rather than for new space in existing
industrial estates. Conversions of rural buildings currently account for almost 20% of
all new employment space permitted excluding Magna Park, but this is unlikely to
continue at this level in future as the stock of redundant rural buildings gradually

diminishes.

Most of the permissions granted for employment space were on non-allocated sites.
Permission for some 13,900 m? of B1 employment space also exists at Airfield Farm,
Market Harborough, although a planning application for a larger amount (28,000 m
m?) amount of industrial/warehouse and office development has recently been made

to replace this.

Conclusions

Based on the above analysis, the district's stock of employment space is
predominantly oriented towards industrial and distribution uses, although the very
large Magna Park development distorts this picture. The district contains a range of
different types of space, from urban industrial estates to secondary space at former
airfield sites, and small converted units in rural locations. Compared with nearby
areas such as Daventry and Kettering, there appears relatively litle modern industrial

space in Harborough and much of the stock is dated.

Office units form a relatively low proportion of total space, and there are very few of
any size. Generally, there has been relatively little modern space developed in recent
years, apart from two small office parks. There is also very little industrial space
available to let. Significant amounts of employment space are being lost to other
uses in recent years, although this has involved only a few large sites. Although the
amount of new employment space being permitted recently appears sizeable, much
involves conversion of rural buildings and a few large office schemes, with little new

industrial space in the main towns.
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4.1

4.2
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4.4

CONSULTATION ON EMPLOYMENT LAND REQUIREMENTS

This section summarises the findings of a consultation exercise with all key
organisations with an interest in the provision of employment space in the district. It
provides a summary of the opinions of the property market and occupiers, and gives
a view of requirements that can be tested against various statistical indicators of

demand, such as take-up rates and rents, set out in the following chapter.

Full scale public consultation on employment land at this stage is outside the remit of
the study. However, the results of this study will be taken forward in the development
of a Residential and Employment Allocations Development Plan Document (DPD)
that will form part of the LDF. Any new policies and proposals for employment land
allocations, resulting from this study, will be fully consulted upon as part of the

preparations for the above DPD.

The aim of the consultation exercise undertaken by this study was to provide as wide
a view as possible of current employment land issues and future requirements from
those most affected, and with a close and practical understanding of needs, so that
any assessment of employment land needs is realistic and robust. A total of 47
bodies were consulted, through a series of face-to-face and telephone interviews, the

main groups being:

e commercial property agents active in the area;

e economic development, partnership and inward investment agencies;

property developers/landowners with interests in the area;

employers based in the area, including small to large firms across different sectors
and including those seeking to expand and recently relocating firms;

business organisations including local Chambers of Commerce and Business Link.

The types of information sought from these interviews included the strength of
demand for different employment types, the adequacy of existing space, the nature of
demand and likely future land requirements of existing firms in the area. A list of
points raised is provided in Appendix 6. The views of these bodies on such issues

are summarised below.
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Industrial Property

Harborough is seen as an attractive location for smaller scale industrial and
warehousing uses, given its central location and motorway links. However, the
common view was that there is a severe shortage of industrial/warehouse land and
premises in the district and very strong demand for both. This reflects very little new
stock having been provided over the last 10 years, while many of the industrial
estates are outdated and with no expansion space for firms. Property agents

reported relatively little turnover of premises because of a general shortage of space.

Most of this demand comes from locally based firms, expanding, centralising
operations from several sites or seeking better premises. There is also some
demand from firms currently based in other Leicestershire districts, particularly
Leicester, which is considered to have little available industrial land. The great
majority of enquiries are for freehold space, and the majority for 3,500 to 6,000 sq. ft.,
although a few are for up to 50,000 sq. ft. (4,650 m?). Many firms are looking for
sheds (for a mix of B1, B2 and B8 uses) with some office element, while employment

land allocations have largely focused on B1 uses.

Relatively few firms have left the district so far as many have strong local links and
workforces they wish to retain. However, one larger manufacturer (Cleco) was moving
to Kettering and a common view was that the district will lose firms and jobs to nearby
areas (e.g. Corby, Kettering, Desborough) unless good quality industrial space
becomes available soon. There was a consensus that more good sites for
industrial/warehouse uses were needed, particularly more, small industrial estates
with freehold units of 1,500 sq. ft. (1,400 m?) upwards. Views on overall amounts of
industrial land needed ranged from an average of 2 ha (5 acres) of industrial land per
year to others suggesting pent up demand would mean a 4 ha (10 acre) site would be
full in a few months. Some 75% of the 16 ha. Airfield Farm site is reportedly spoken

for by firms seeking space and it was suggested this could be full in 4 years.

Large Warehouse / Distribution Units

Harborough district is seen an attractive location generally for large scale distribution
uses due to its location beside the M1 and in the ‘Golden triangle’ formed by the M1,
M6 and M69 Motorways and in the centre of England. Magna Park serves a
national/regional distribution market and is not perceived to be tied to local demand

factors. Demand for large distribution units of this type is reportedly still strong, with

LON2005/r10154-003(finalreport) 28



4.9

4.10

411

annual take up of B8 space nationally running at 10 million sq. ft. (930,000 m%)?, and

both road freight and demand for B8 space growing at 2-3% per year.?

There are only a few plots left on the Magna Park site and, with average take-up of 1
plot annually, it is anticipated that the Park will be full in a few years. If Magna Park
were extended by 35 ha as sought by its developers, it is expected this would meet
demands for a further 5-7 years beyond the current phase. The 2001 Panel Report
on the Structure Plan acknowledged this issue but considered it should be addressed
in terms of the Strategic Freight Distribution Network study and strategic employment
policies. The draft 2005 Regional Freight Strategy promotes a more sustainable

distribution industry with some modal shift to rail.

Office Space

There had been frustrated demand for new office space in the district, with very little
new space developed in the last 10 years, both in Market Harborough and
Lutterworth. Most of the demand is for freehold units, with little for leasehold, and
most for under 5,000 sq. ft (465 m?). Much demand has been from local firms
relocating from older, rented, converted space. No significant demand was seen for
large office or headquarters users, although a few may be attracted, and the few
larger units made available recently attracted little interest until subdivided. Part of
the recent demand has stemmed from current financial advantages of buying
commercial property to include in personal pension funds and occupy or rent out;

these incentives will reduce greatly from April 2006.

Some very recent developments — The Point in Market Harborough and St. John's
Business Park in Lutterworth — had attracted very strong take up and further phases
were planned. However, with this new space, demand had slowed, and it was felt
that further phases of these developments, along with the business park planned at
Lathkill Street (the former Tungsten Batteries site) in Market Harborough, would meet
a large part of local office demand over the next few years. Some units at The Point
had been bought as investments to be let, but a number are still vacant, thought to be
because of high rents. In addition, one owner of an allocated site in Market

Harborough indicated no interest for office development on it in recent years.

20 Figures provided by Gazeley Ltd.;

! Road Freight forecast from State of Freight in The East Midlands, DfT, 2002
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As with industrial space, property agents reported relatively little turnover of premises

because of a general shortage of space.

It was felt competing developments in Leicester and business parks at M1 junctions
will limit future demand for office space in the district, which is comparatively
expensive. The main demand in future would be for industrial space, rather than

offices.

Gaps in the Market

By far the main deficiency in the Harborough property market was seen as the severe
shortage of B1/B2 industrial and small warehousing space for expansion of local,
medium sized firms with a need for a new industrial park with a range of units of
between 3,000 and 50,000 sq. ft. (2,800-46,500 m2)

After this, the largest gap was space for start-up firms, as well as slightly larger units
to allow expansion of these. Demand was generally seen as strong with one source
suggesting a potential need to accommodate up to 100 such firms annually, although
10-20 units p.a. was accepted as a more realistic level of provision. % Industrial units
of 500 to 2,500 sqg. ft were needed with short, flexible leases or simple letting
mechanisms. Such space was in very short supply with very few units on the market
at any time; a waiting list for starter office units of 200 sq. ft was reported at Welland
Park; ten 2,500 sq. ft units on Bath Street were always full even though of relatively
poor quality. Other provision comprised six units at Midland Court, six at Fernie Road

and three at Welland Business Park.

Development of starter units by the market was seen as problematic since
infrastructure and site servicing costs were as high for small developments as for
large schemes, which were more profitable. There was also greater developer risk for
starter units with short leases and poorer tenant covenants. One suggestion made
was that such units could be required by planning permissions and S106 Legal
Agreements as an element of larger employment developments. A current initiative
by Harborough District Enterprise seeks to provide a model development in Market
Harborough, with both public and private funding, of about 10-12 units of 200-500 sq.
ft. for starter firms.

2 Based on discussions with Business Link and Harborough District Enterprise
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No realistic scope for a science or technology park was seen in the district given such
provision in Leicester and Loughborough, the lack of academic links locally, and
limited interest reported by higher technology firms seeking such space to date.
However, a recent study identified demand for an incubation centre in the district with
some 24 units of 14-45 m? (totalling 530 m?) aimed at knowledge-based and creative

3

industries. 2 An allocated employment site on Northampton Road was identified as

a suitable location.

Strategic Employment Site

The Structure Plan allocates a 25 ha. high quality employment site for B1 or B2 uses
on the Harborough/Oadby & Wigston boundary. This appears to reflect an aim for a
better balance of employment and housing development on that side of Leicester, to

diversify the economy and potentially to cater for inward investment.

However, there was a general view from the market that there was no strong need for
a large, strategic employment site in this location. The demand for large firms looking
for such sites in the district was questioned and road access in that general location
was seen as requiring major improvement to serve such a development. The location
was seen as unattractive for large distribution development because of inadequate
road access.

There were some views that with Meridian Business Park now full, a major office
location on the southern side of Leicester could be useful. However, the major office
schemes planned in central Leicester would compete strongly for any large users,
and larger business service and financial firms would normally look to the M1
business parks while the low labour supply available in Harborough would be a
deterrent. Despite this, there could be some need for space to allow industrial firms
relocating out of Leicester but wishing to stay nearby. No obvious sites were
identified to fulfil such a strategic role and the general view on the need for it was not

positive.

Inward Investment

Inward investment is seen as a key priority for the Leicestershire sub-region and an

aid to improving economic diversity at the local level, potentially in growth sectors

= Harborough Incubation Centre Feasibility Study, Competitive Advantage for Welland Strategic Partnership,
September 2005.
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which are a current weakness. The range and availability of land supply is a key

factor in raising inquiry levels and deal conversion rates.

Most investment enquiries to Leicestershire are for industrial space and largely for
manufacturing, which remains strong and has expanding firms in the County.
Relatively few enquiries are directed to Harborough because of its known lack of sites
and premises. If the district had a sizeable business park available, it could receive
many of the enquiries from small/medium sized firms currently going to other districts
such as Blaby. However, the district was seen as less likely to attract major
manufacturing or large office firms, partly because of its traditional role but also the
strong competition for such investment from surrounding locations (e.g. Northampton,
Corby) with more available land and better strategic road access. There is, however,
a need for some new employment sites for inward investment that have certainty of
being brought forward.

In terms of attracting relocations from other Leicestershire firms, some potential was
indicated by the 2004 Leicestershire Business Survey. This found that 11% of
Leicestershire companies were planning to relocate in the next few years, ranging
from 15% of manufacturers to 10% of service companies. Of all those planning to
relocate, 56% planned to move within the County and 33% of Leicester based firms

planned to move to another County district.

Rural Employment Space

There were mixed views and no clear picture on the market for rural employment
premises. The scale of demand was not seen as great but conversions of agricultural
buildings to offices or industrial units were generally easy to let, mainly to locally
based firms and including warehousing, storage, and recording studios. Small IT and
design firms, for example, found such locations and environment attractive where
broadband links are available but there was a view that all types of employment uses,
including industrial, should be catered for. Available rural units were generally full,
with those within 2 miles of Market Harborough and its services easier to let than
those in more remote locations. It was felt that more conversions of farm buildings
could be encouraged and would largely meet this need, whereas employment land
allocations in villages were not necessary and would not necessarily have community
support where affordable housing was seen as higher priority.
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Locations for Employment Land

There was no indication that the broad distribution of employment space across the
district was unbalanced. The general view was that most new employment space
provision should be focused on Market Harborough and Lutterworth to a lesser
extent, where access and services were better and demand strongest. Market views
on more remote locations such as Bruntingthorpe were that they met a need for a
different type of lower cost space, and for bad neighbour activities, albeit with poorer
access. While there was no support for any significant increase in space there, it was
considered that larger villages such as Fleckney could take a little more employment

land if needed.

Future Economic Role of the District

Harborough was seen as having a strong industrial base of small to medium sized
companies, most of which had strong local links, and some linked to the automotive
industry. All the larger firms had started up in the district and grown over time. No
major new firms had come into the area in recent years. There was a perception of
many small IT firms being based there and a number of holiday companies. The
district has a growing range of further education and skill training facilities and there
was one view that this could help foster a cluster of knowledge based industries and

engineering oriented firms.

The district was seen as a generally attractive area for smaller firms seeking an
attractive environment, a central location and good transport links. It was not seen as
a likely destination for large office based firms, partly due to its historical role but
particularly its lack of labour supply and competing locations nearby. Large
manufacturing firms were also seen as unlikely incomers, particularly with cheaper
land at Corby and Northampton, and sites better located to major roads. Little
interest was identified from incoming higher technology firms and no need seen for a

technology park.

The most common view was that the district’s future lay in building on its strengths,
and facilitating growth of its small to medium industrial firms, particularly at the higher
quality/higher value added end. Failure to provide adequate land for this would result
in loss of firms. The district should also facilitate higher skilled job growth through

expansion of local firms rather than attract large businesses from outside. At the
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same time, its service sector comprising small, indigenous IT, business and design

firms, should be encouraged to expand.

Property Availability/Vacancy

4.29 In March 2005, availability of employment space was reported as very tight across the
district, with very low vacancy rates across all types of space - under 5% - compared
with a more typical 10%.** Although some newly built office units were available at
the Point, some of these had been bought as investments and were likely to be let
leasehold, although demand for this is less strong, possibly due to high rents. No
employment sites were currently available and any land coming available has been
quickly bought at high values.

Take-up of Allocated Employment Sites

4.30 It was recognised that a number of the employment land allocations made in the 2001
Local Plan, but identified earlier than this, have not been developed for employment
uses. In most cases, it was felt that this was not necessarily because the sites were
unsuitable for such use or that demand was low, but often reflected other factors

including owners’ aspirations.

4.31 Development of some sites had been held back by high infrastructure costs, which
were as high for large schemes as for small ones, and in some cases did not justify
the amount of development being allowed. Some sites allocated only for Bl
development had not been developed because demand was primarily for industrial
space, and few developers had been willing to risk large, speculative office schemes
in this area without clear demand. In other cases, allocated sites were being held
back by owners with little interest or need to develop them for employment uses, and
were seeking residential use in the long term. Only a few sites were not seen as
attractive development locations because of environment, adjoining uses or access
constraints, while the Railway Goods Yard in Market Harborough was not yet

available for development due to rail related operational needs.

2 A “typical” 10% vacancy rate allows for normal movement in the property market and is based on discussions
with property agents in Harborough and elsewhere as well as published 2005 VOA data on Commercial Property
Vacancy in UK.
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4.32

Views of Occupiers/Employers

Over 20 responses were obtained from a range of firms of different size in the district,
covering manufacturing, distribution, business services, IT and other activities and
locations in Lutterworth, Market Harborough and some villages. The range of points
raised with these firms is provided in Appendix 6. Key points emerging from

responses included:

many of the firms had been founded and grew up in the district, had been there for
many years and had strong local links;

over 60% of interviewed businesses anticipated an expansion of their operations
within the next 5 years; none expected contraction but a few would need less
space;

the nature of some larger firms was changing, with the local manufacturing
element declining and greater emphasis on assembly, servicing and distribution,
and this would affect future space requirements;

about a third of responding firms felt that their current premises did not fully meet
the needs of their business;

about one quarter of firms expected to move to new premises, mainly to obtain
more space for expansion, but some sought better quality, more prestigious sites;

in terms of additional space requirements, premises sought ranged from 5,000 to
50,000 sq. ft industrial units, some seeking sites of 3-5 acres; some firms needed
lower cost land for low density uses but were unable to find sites;

about a quarter of potential expanding/relocating firms had experienced problems
in finding suitable sites or premises, to allow expansion, improved premises or to
meet changing needs;

a shortage of small, start-up industrial units was reported by a number, as well as
of slightly larger units for starter-firms to move up to;

the great majority of firms planning expansion/relocation strongly wished to remain
in the district, largely because of their skilled workforce, but some would move
elsewhere if no suitable local premises could be found to allow growth;

of firms which had recently relocated to new premises, the great majority involved
locally based firms moving to new premises in Harborough. One firm had moved
in from East Sussex and one Oadby based firm was seeking to move into the
district;

the majority of firms had chosen their current site because the size/composition of
the premises met their business needs but other important factors were good
location and transport links, and a site close to their workers;

about one third of companies felt that the provision of employment land in
Harborough generally does not meet the needs of businesses;

despite low unemployment, relatively few firms had experienced local labour
recruitment problems, but some were drawing labour from Leicester and Kettering.
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Conclusions

4.33 Overall, the message which emerges is that employment space particularly in the
district is in very short supply and significant amounts of additional space are
required, primarily industrial land, if existing firms and jobs are to be retained. Some
additional office space may also be needed but current proposals were expected to
meet much of this. Apart from industrial/warehouse space, the main gap in the
property portfolio is for starter units, for which strong demand exists. The optimum
future economic role of Harborough was seen as building on its base of small to
medium manufacturing firms, particularly at the higher quality end, and in expanding
its small IT and business services firms. With more attractive competing areas
nearby, the district was not seen as a location able to attract many large office or

manufacturing activities.
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ANALYSIS OF DEMAND FOR EMPLOYMENT SPACE

This section examines the market for employment space in the district, both currently
and the likely picture over the next 11 years. It also considers the type of space likely
to be required, and the main locations where space will be needed. The main factors
affecting future space needs will be local firms expanding or relocating, as well as

requirements of some new firms coming into the district.
In carrying out this analysis, a number of factors have been considered:

o factors underlying the current level of employment land allocations;

e past take-up rates of employment land in the district;

o permissions for new employment floorspace and losses to other uses;

¢ levels of enquiries for employment space in the district;

¢ indicators of demand such as rent levels and vacancy rates;

e competing sources of employment space in the County and region;

o future labour supply in the district;

o forecasts of employment growth by sector in the district up to 2016;

¢ the experience of previous allocations of employment land in the district;

o the characteristics and factors applying to the current stock of employment
premises.

Structure Plan Requirements

The 2005 Leicestershire Structure Plan allocates 170 ha. of employment land to the
district for the period 1996-2016, an average of 8.5 ha. annually. In addition, there is
a requirement for a single strategic employment site of 25 ha. close to Leicester and
Oadby/Wigston®, although no provision is made for this in the Harborough Local
Plan. The 170 ha. allocation appears to largely reflect existing commitments rather
than past take-up rates or economic demand forecasts. Completions since 1996
account for 116 ha. (most of this in Magna Park) and, including sites with planning

permission, over 180 ha. of employment land is recorded as currently committed.

% such a site is to be designated for B1,B2 or B8 uses but not B1 offices
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While this suggests that local employment needs to meet the Structure Plan target
(excluding a strategic site) are already provided for, in reality significant amounts of

the committed land are not necessarily available for development.

Past Take-up Rates

Long term take-up rates of employment land often provide a good basis for assessing
future land needs, where land supply has not been unduly constrained in the past.
The pattern of take-up of employment land in Harborough has been monitored by the
District Council and is illustrated in Table 5.1 below. (It should be noted that take-up
at Magna Park is a strategic land issue dealt with separately in Chapter 8.) The
analysis shows that although an average of 14.5 ha. has been taken up annually over
the last 8 years, most of this involves large plots within Magna Park for distribution
uses, which have accounted for 105.6 ha. out of a total of 116.3 ha. Excluding this
distorting factor, take-up of employment land in the district has been very low
compared with other Leicestershire districts, averaging only 1.3 ha annually for all

types of employment space (Appendix 7).

Table 5.1: Take-up of Employment Land in Harborough 1996-2004

1996- | 1997- | 1998- | 1999- | 2000- | 2001- | 2002- | 2003- | 1996- | Ave
1997 | 1998 | 1999 | 2000 01 02 03 04 2004 | p.a.
Harborough 0.0 | <------ 58.61  ----- > | 2358 | 27.18 | 35 343 | 116.3 | 145
Excluding
Magna Park Sommmon e 3.65 ------ > 0.5 0.0 35 | 343 10.7 1.3

Source: Harborough District Council, Leicestershire County Council

When comparison is made with other Leicestershire Districts in Table 5.2, it can be
seen that average take-up in most districts has generally been much higher than this,
even when account is taken of levels of employment and employment change in each
district. While other Leicestershire districts have sizable employment sites e.g.

Meridian Park, none of these are of the scale of Magna Park.

Table 5.2: Hectares Started for Employment Land1996-2004

District Employment Total Take- Average Ratio of Take-up/
(,000s)** up 1996-04 |[Take-up p.a. |Employment
Blaby 35.2 53.61 6.0 0.17
Charnwood* 55.9 40.26 4.5 0.08
Harborough* 30.5 10.70 1.3 0.04
Hinckley & Bosworth 38.2 66.97 7.4 0.19
Leicester 156.2 41.98 4.7 0.03
Melton 17.6 48.08 5.3 0.30
NW Leics. 43.1 142.2 15.8 0.37
Oadby & Wigston 16.4 6.04 0.7 0.04

* Note totals for Charnwood and Harborough for the years 97-00 figures are averaged over the 3years ** 2003 data
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5.6

5.7

5.8

The very low take-up rate in Harborough is likely to reflect the severe lack of land
supply and allocated sites not coming forward, as identified in the previous chapter. If
a longer period is looked at, average take-up between 1991-2004 was 10.7 ha., but
no data is available that excludes Magna Park. The higher take-up rates of around
3.5 ha. per annum between 2002-04, as some sites have come forward, provide 