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The West Berkshire town of Newbury has a
population approaching 45,000 but, together
with neighbouring Thatcham, it’s part of a wider
urban area that’s home to around 70,000
inhabitants. As one of the county’s largest towns,
it’s an important centre for employment, business
growth and regional transport.

INTROD
UCTION
Its population is growing at a steady rate. Across
the whole unitary authority of West Berkshire, the
number of residents has risen by 4.8% since 2011,
and forecasts suggest that its expansion will
continue. In 2019, Berkshire Observatory
estimated the county population at around
160,000, but it predicts growth of more than
10,000 by 2041.

AS ONE OF THE
COUNTY’S LARGEST
TOWNS, IT’S AN
IMPORTANT CENTRE
FOR EMPLOYMENT,
BUSINESS GROWTH
AND REGIONAL
TRANSPORT
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This, together with rising employment and a
growing exodus from London, is all adding
pressure to the local property market. Demand
for accommodation is on the rise, and this is
helping to underpin highly rewarding conditions
for investors.

INTROD
UCTION
A strong economy:

£83.8 billion
(region)

Average salaries:

20% higher than
the UK mean 1

A rising population:

+10,000 by 2041 2

Employment growth target:

+26,000 jobs
by 2025 3

Average house price (Zoopla):

£425,876 (Sept 2021)

Average price growth (Zoopla):

+6.46% (Sept 2021)

Average house price (Rightmove): £395,614 (Sept 2021)
Average price growth (Rightmove): +14% (Since 2019)

DEMAND FOR
ACCOMMODATION
IS ON THE RISE, AND
THIS IS HELPING TO
UNDERPIN HIGHLY
REWARDING
CONDITIONS FOR
INVESTORS

Average yields:

4.9% 4

Sources:
1 (Westberks.gov.uk) 2 (Berkshire Observatory)
3 (Thames Valley Berkshire LEP) 4 (LiveYield, September 2021)
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Despite the Covid pandemic, the UK property
market has boomed in recent months, delivering
strong capital growth in most UK regions.
Newbury has been no exception and, with
numerous factors working to sustain strong
price growth and local rental demand, the
same trends look set to continue.

PROPERTY
PRICES

AND YIELDS
Prices

Diﬀerent sources quote varying figures for average
property values in Newbury and West Berkshire,
but they all indicate a promising market for
investors. For example, according to Rightmove
figures in September 2021, Newbury house prices
had grown by 14% compared to the 2019 average.
The local mean asking price of £395,614 is well
above the UK average of £338,462 – as quoted in
its September House Price Index.

“The concentration of
diﬀerent types of housing
varies across Berkshire…
Wokingham and West
Berkshire are dominated
by detached and semidetached properties.”
Housing in Berkshire, Nov 2019
Thames Valley Berkshire LEP

The high price is partly explained by the location –
an extremely popular commuter-belt town within
easy striking distance of London – but also by the
predominance of larger detached and semidetached properties. Smaller units are in demand
but they’re relatively scarce, and there is essentially
no local authority-owned housing at all.
Other data sources arrive at diﬀerent price growth
figures. For example, Home.co.uk's figures for
Newbury show that average values across all
property types rose by +26% year-on-year, to a
mean of £317,237. However, the company
concedes that a relatively small amount of data
could make its numbers ‘erratic.’ However, the
upward trend is fairly clear. For example, when
studying the RG14 (Newbury) outcode, LiveYield
quotes a one-year capital return of 8.4%.
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PROPERTY
PRICES

AND YIELDS
Yields

In September 2021, LiveYield estimated the
average rental return from a typical Newbury
property at 4.9%. However, that broad figure
masks considerable variation by address and
property type. Generally, smaller units have
tended to deliver stronger yields.
To illustrate the point, it found that most flats
were yielding between 6% and 7%, although in
one extreme case, an especially low-priced unit
had produced a gross annual return of 17.0%.

GENERALLY,
SMALLER UNITS
SUCH AS FLATS
HAVE TENDED
TO DELIVER
STRONGER YIELDS

For town houses, terraces, semis and the like,
rental returns were typically closer to 4.5%.
Adhering to conventional mathematical logic,
the larger and more expensive homes produced
more modest returns.
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Like many attractive investment destinations,
Newbury is characterised by strong rental
demand. This arises from a number of
important and reliable sources.

RENTAL

PROSPECTS
First, there is the matter of housing supply and,
more specifically, how demand varies by property
type. Thames Valley Berkshire’s housing report for
2019 found that flats accounted for only 16% of
properties in West Berkshire. This is well below
the proportion seen in many other districts.
Accordingly, there is limited choice for those
who might prefer smaller and more aﬀordable
accommodation. This is normally true of younger
people, newly arriving workers and the steadily
growing population of retired residents.

LIKE MANY
ATTRACTIVE
INVESTMENT
DESTINATIONS,
NEWBURY IS
CHARACTERISED
BY STRONG
RENTAL DEMAND

One certain driver of rising demand is the local
population, which has grown by 4.8% since 2011.
ONS predicts further growth of around 3.5% over
the next decade, and the local authority is
preparing to deal with an influx of 10,000 extra
residents over the next 20 years. However, that
could well be accelerated by robust growth in
local jobs and by the area’s ageing population.
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We’ll consider the prospects for employment
growth in later sections but on that last point,
it’s worth noting the local council’s assertion that
“the population over 65 in West Berkshire, at 27.5%,
is higher than the national and regional averages.”
Between 2020 and 2023, it expects the number of
over-65s to rise by approximately 2,300.

RENTAL

PROSPECTS
A third driver of demand is the way that the
Covid pandemic has changed people’s housing
preferences and driven a growing desire to
escape the big cities in favour of open space and
more rural locations. Sitting on the eastern edge
of the beautiful North Wessex Downs, yet just a
55-minute rail journey from London, Newbury is
an understandably popular choice.
• A rising population with sustained
growth expected
• Rising employment in high-pay,
high-value industries
• Good prospects for rental price growth

“Record numbers of
people are ditching
London to move to
Berkshire… Pre-pandemic,
ever-more people were
shunning the capital
to live in the area.”
Berkshire Live, August 2020

• Popular for relocation from London
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Part of Newbury’s investment appeal stems
from its steadily growing population. Wherever
this occurs, demand for accommodation
inevitably rises.

THE LOCAL
ECONOMY
Another important factor is the town’s robust
economy. Important employers such as
Vodafone have made their headquarters here,
and Newbury is seeing millions being spent on
urban improvements and transport infrastructure.
Indeed, the town centre is soon to benefit from a
major transformation, thanks to a masterplan
currently in the consultation phase.
The wider regional economy is also faring
exceedingly well. It’s one of the most successful
in Britain and a locus for some of the country’s
highest-value industries. With London lying only
85km away, and Oxford University only a little
way to the north, this Thames Valley town boasts
an excellent strategic position, and it has
certainly been making the most of it.

PART OF NEWBURY’S
INVESTMENT APPEAL
STEMS FROM ITS
STEADILY GROWING
POPULATION.
WHEREVER THIS
OCCURS, DEMAND
FOR ACCOMMODATION
INEVITABLY RISES.

NEWBURY PROPERTY INVESTMENT GUIDE

Unsurprisingly, employment in the town has
remained resilient – outperforming the national
averages for earnings, skills and the impacts of
the Covid pandemic. But looking ahead, its
prospects are getting stronger all the time.

THE LOCAL
ECONOMY
Key Features
• A growing economy
• High average earnings and disposable incomes
• A resilient business population (approx. 5,000)
• Five major business parks
• Set to benefit from major new investments
in the town centre
• Numerous other local regenerations
schemes planned

Major Employers
“Newbury (has been)
named as one of the
best places in Europe
for businesses of the
future. Employment
and lifestyle were all
factors considered
when it was ranked
23rd across Europe by
the Financial Times.”
Berkshire Live, 2020

• Cognito
• Grass Valley
• Hitachi
• National Instruments
• Newbury Building Society
• Newbury Town Council
• Stryker Corporation
• Vodafone
• West Berkshire Council
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West Berkshire is a popular place to live. It is
within easy commuting distance of London and a
favoured destination for the growing numbers of
those wanting to move out of the capital.

THE WEST
BERKSHIRE
ECONOMY
Average earnings and living standards are
higher than the UK norms, and the county scores
highly on most indicators associated with health
and well-being.
The unitary authority area had an estimated
population of 158,450 in 2019, which was up
around 5,000 on the 2011 Census figure. However,
since the pandemic and the associated trend for
seeking out towns and villages with better access
to countryside, the rate of population growth is
very likely to have increased.

“West Berkshire is a
prosperous region
with high employment
levels... There is a higherthan-average proportion
of employment in senior
management and
professional occupations.”
West Berkshire Council

The proportion of economically active residents
is substantially higher than the UK average – 83%
as opposed to 75% - and the county also
outperforms the UK in terms of the number of
people in full time employment.
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Unsurprisingly, West Berkshire has built itself a
strong economy, valued by Berkshire
Observatory at around £6.7 billion GVA. Before
the pandemic, there were actually more jobs here
than there were people to fill them and now, with
the UK economy recovering strongly, the same
conditions should quickly resume.

THE WEST
BERKSHIRE
ECONOMY
Economic activity rate:

85.1%

% in full-time employment:

82.8%

Public sector employment:

19.3%

Private sector employment:

80.7%

Principal occupations:

Professional
(30.6%)
Technical
(20.4%)

Tech sector start-ups:

“The job density (in
West Berkshire) in 2018
was 1.17, i.e. there are
more jobs than population
aged 16 to 64.”

600+
(per annum)

GVA growth forecast:

West Berkshire Council
*Source:
EY/Oxford Economics

>8% (by 2025)*
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Importantly, West Berkshire sits within a wider
region that is also economically buoyant.

THAMES
VALLEY
Part of the area’s success is driven by the larger
conurbations. These include Oxford and Reading
(which PwC’s Good Growth for Cities Report has
listed as the country’s highest performing cities
for four years running) and Slough, which the
2020 Cities Outlook Report ranks as the most
productive city in the UK.
The region is also home to major employers such
as Microsoft, GE Energy, Honeywell, Bayer, Fujitsu
and Pfizer, as well as to Vodafone and Hitachi,
both of which are based around Newbury itself.
In addition, countless small and medium sized
enterprises operate here, feeding from world
class research by Oxford University, the University
of Reading and others. Thames Valley Berkshire
Local Enterprise Partnership estimates that the
region contributes £42.5bn in GVA to the national
economy. Overall, it’s witnessing the fastest
growth of any region outside of London.

“We are a productive
sub-region – one of the
few parts of the UK that
matches the average
productivity of Germany.”
Thames Valley Berkshire LEP
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In recent years, the presence of so many highvalue industries has seen average GVA per head
rise markedly, setting the scene for continued
growth in business populations, employment and
average incomes.

THAMES
VALLEY
Growth Industries
• Digital technology
• Telecommunications
• Life sciences
• Energy and environment
• Creative industries

Economy
Size:
GVA growth:

£83.8 bn
+3.5%
(since 2015)

Productivity growth:

+1.2%

Unemployment:

-1%

Private sector job growth:

+6.8%

Jobs forecast by 2025:

+24,086
via infrastructure
investment

“The Thames Valley
economy is worth £83,848
million, bigger than 11 of
the EU’s 28 member states.”

+1,576
via skills growth

+1,256
via business
growth

Thames Valley UK
Source:
ONS/Thames Valley Economic Impact Report 2019 - 2020
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The Thames Valley region as a whole is attracting
massive inward investment and that, in turn, is
creating ideal conditions for a rapid post-Covid
return to growth.

INWARD

INVESTMENT
Importantly, these investments are wide-ranging
and well distributed, and not predicated on a
single industry. Thus, the region is building a
strong and stable economic foundation.

Transport Investments

“Three Thames Valley towns
and cities were ranked in
the Top 10 Northern
European Cities of the
Future, including Slough
(5th) and Newbury (9th).”

fDI Magazine
European Cities and Regions
of the Future 2020/21 Report

£7.5 billion

Electrified rail routes
London to Newbury/Cardiﬀ

£848 million

Smart M4 motorway

£24 million

Wokingham Arborfield
Cross Relief Road

£10 million

Improvements to the
A339 through Newbury

£6.2 million

Winnersh Relief Road Phase 2

£4.2 million

Sustainable Transport National
Cycle Route 422

£4.2 million

Barkham Bridge, Wokingham

£3.75 million

Station Access, Maidenhead

£2.9 million

Thames Valley Park and Ride

£2.3 million

Kings Road Link Road, Newbury
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INWARD

INVESTMENT
Regeneration Funding (2016-2022)
£142 million

Local Growth Funds

£58 million

Greenham Common Trust funding
for local businesses

£26.4 million

European Structural
and Investment Funds

£15 million

Growing Places Fund

£7.5 million

Getting Building Fund

£4 million

Business Growth Hub

£36 million

Business Rates Retention Pilot

£1.7 million

4G and 5G digital infrastructure

Other Investment

THE REGION IS BUILDING
A STRONG AND STABLE
ECONOMIC
FOUNDATION.

£6 million

University Centre Newbury

£4 million

London Road Industrial
Estate regeneration

TBA

Newbury Town Centre
Regeneration

TBA

Kennet Shopping Centre
redevelopment
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The masterplan for the regeneration of Newbury
town centre is currently in its consultation
phase, so no details have yet been released
about its likely gross development value or job
creation estimates.

NEWBURY
TOWN
CENTRE
REDEVELOPMENT
Expected Impacts
• New jobs in construction
• New jobs in retail and business
• Improved civic amenities
• A safer, better connected
urban environment

“Latest figures indicate
that the (local markets)
sector has a collective
turnover of £2.7 billion a
year … a gradual increase
of around £200 million
year-on-year since 2013.”
A Vision for Newbury Town Centre
June 2021

However, the plan is undoubtedly ambitious
and, comparing its proposed scale with similar
urban renewal projects, it should inevitably be
a substantial multimillion-pound project. By the
same token, it’s likely to create many new jobs
and supply chain opportunities in the construction
sector while the work continues. Thereafter, the
provision of new oﬀice and retail space can be
expected to attract growing numbers of new
employers and workers to the town.
The plan envisages the revitalisation of local
markets, new leisure facilities and better access
to open green space. It also proposes the
redevelopment of Newbury railway station and
the Kennet Shopping Centre site. In addition
to new housing, it is expected to create over
5,000m2 of oﬀice space, nearly 2,500m2 of
commercial/retail space and a two-storey
car park extension. The plan also includes the
pedestrianisation of some town-centre streets
to provide safe connections between the railway
and bus stations and the central retail areas.
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With thriving IT and communications businesses
such as Microsoft and Vodafone operating on its
doorstep, Newbury is part of one of the country’s
busiest digital clusters. Indeed, Thames Valley UK
notes that the region is the “largest mega-cluster
of data centres in Europe.”

GROWTH SECTOR:

DIGITAL
INDUSTRIES
• A high-growth industry
• 7,800 digital tech companies
• 56,300 digital technology specialists
• Generating new jobs and investment
• Creating new generations of ‘future-proof’ firms
• Excellent prospects for rising rental demand

“Berkshire is recognised
as an internationally
renowned Digital Tech
Cluster; home to many
large-scale technology
businesses and an everexpanding number of
high-growth start-ups.”
Thames Valley UK

It’s also home to almost 8,000 technology
businesses and sees the launch of an estimated
600 new, high-tech businesses every year.
This is coinciding with, and often nurturing,
growth in other high-value industries in which big
data plays a role. Life sciences, advanced
manufacturing and the media are all important
sectors now, and they all draw on local digital
expertise. Associated sub-sectors that are
helping to create new companies, supply chains
and employment include artificial intelligence,
software development, cyber security, telecoms,
data storage and technical research.
Growth in these knowledge-based industries is
important for investors because it’s helping to
attract larger numbers of higher-skilled, higherpaid workers; professionals whose arrival will
help to drive up average earnings and add
further to the demand for good quality
accommodation.
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The Life Sciences and Healthcare are big business
in Newbury and its surrounds. The region hosts
numerous academic and research institutions,
technology hubs and centres of excellence. It also
hosts one of the largest concentrations of
biopharmaceutical companies in the country.

GROWTH SECTOR:

LIFE
SCIENCES
The presence of so many similar businesses acts
as a springboard for development and helps to
attract further investment. For example, the
Belgian pharmaceutical company UCB is to
invest up to £200 million in a new manufacturing
facility in nearby Slough, which will support
around 650 new jobs. Similarly, in 2019, Bayer
established its new LifeHub complex at Green
Park in neighbouring Reading. Focused on links
with artificial intelligence, the centre adds weight
to a regional industry that’s already worth
around £12 billion per annum.

“Since the Government
launched its Life Sciences
Strategy in 2011, over
£7.5bn of inward
investment in Life Sciences
has been secured; leading
to the creation of 18,000
new jobs.”
Thames Valley UK
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Collectively, these businesses are making
the whole region a focus for life sciences, but
positive change is happening at a local level
too. That includes the continuing growth of
Stryker, a leading medical technology business
and a well-established employer in Newbury.
Other important employers in and around the
town include Bayer, Johnson & Johnson, Eli Lilly,
Sanofi and Britannia Pharmaceuticals. Related
public sector employers include the Royal
Berkshire Hospital and Berkshire Healthcare
NHS Foundation Trust.

GROWTH SECTOR:

LIFE
SCIENCES
• 135 life science businesses based in the region
• 8,000 jobs in the life sciences sector
• 5 UK academic heath science centres
• Large investments by major employers
• Steady growth in skilled employment
• Strong prospects for real-terms wage growth
• Demand for property should rise in tandem
with jobs and inward migration
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In a town in which employment and the number
of high-value industries are both on the rise, it’s
no surprise that the property market is booming.

SUMMARY
RISING EMPLOYMENT
HIGH-EARNING TENANTS
A GROWING POPULATION
STRONG DEMAND
FOR RENTALS
EXCELLENT PROSPECTS
FOR SUSTAINED
ECONOMIC GROWTH
IMPRESSIVE YIELDS AND
CAPITAL GROWTH

Higher than average earnings have translated
into above-average capital values and, with
house prices improving steadily, property owners
are seeing some quite spectacular gains.

Capital gains according
to Rightmove data
(September 2021)
Average house price:

£395,614

Average price growth:

+14% (Since 2019)

Capital gain:

+£48,584 (2 years)

Capital gains according
to Home.co.uk data
(September 2021)
Average house price:

£398,750

Average price growth:

+26%

Capital gain:

+£81,513 (1 year)

Similarly, the town’s growing population is
sustaining high levels of rental demand, and
despite the comparatively high cost of property,
yields are looking very solid at approximately 5%.
Moreover, as the local and regional economies
continue to regain their post-pandemic
momentum, there is every reason to expect both
rental demand and disposable incomes to
improve still further. For property investors, the
signs are looking very good indeed.

