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Executive Summary
(i)

The purpose of the study is to provide a strategic overview of the demand for,
and supply of employment land across the city region. The methodological
approach is based on National Planning Policy and Practice albeit tailored to a
strategic approach in that it does not include site specific analysis and
recommendations. The process included consultation with the local authorities in
the city region and with the Chambers of Commerce and key consultants active
in the city region. The outcomes of the study are to be used to inform work
under the Duty to Cooperate and to support the delivery of the Strategic
Economic Plan.

(ii)

The demand for employment land, as set out in section 4, is analysed using the
Regional Econometric Model to provide scenario based forecasts of job growth
which are then converted into floor space and a land requirement. The scenarios
used are:
 Baseline trend.
 Policy led based on the interventions as proposed in the SEP.
 Achieving the UK average growth rate.
These scenarios show a range of employment growth between 116,000 to
136,000 extra jobs over the period 2016 to 2036. This converts into a
requirement of between from 425 to 538 hectares before making allowances for
losses in B1 and B8 and the operation of the market. In dialogue with
stakeholders it was agreed to test this net change figure by comparing it with
trends in past take up of employment land over the full economic cycle. This
trend figure suggests a much higher requirement of 1275ha. The view of
stakeholders was that the trends in past take provided a more realistic position
on the overall land requirement.

(iii)

The overall current supply of employment land as set out in section 5 is 1440ha
which is a sufficient supply to meet the requirements of current Plan periods.
However, in some parts of the city region this supply includes a legacy of
allocations from previous Development Plans which are judged to be unsuited to
modern business requirements. Analysis of the market for employment land
identified a number of further shortcomings in the current land supply which
includes specialist provision for university spin off businesses, provision for
advanced manufacturing and strategic sites for inward investment.

(iv)

Cross boundary analysis (described in section 6) was carried out which compared
Plan making geography with the Travel to Work Areas defined by ONS using the
2011 census. This identifies a number of places where joint working will be of
benefit on matters such as infrastructure investment to unlock sites and where it
is possible to address particular land requirements in adjoining Plan areas.
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Analysis of the growth prospects for key sectors in the city region such as;
finance and professional services, logistic and manufacturing provides another
perspective on cross boundary collaboration. A good example of this is the role
of the motorway corridors for the logistics industry.
(v)

Finally section 8 of the report identifies the main conclusions drawn from the
work and next steps that are recommended. These are: a. The development of a pipeline of sites for intervention investment. This work
will inform the emerging LCR Infrastructure Investment Framework.
b. A continued dialogue on strategic cross boundary issues, particularly where
Travel to Work Areas cross plan boundaries.
c. Further investigation of the quality of the supply in cross boundary areas e.g.
Corridors such as the M62, M1, A1/M1, Airedale Skipton/Bradford and in the
SEP spatial priority areas.
d. Explore the role of strategic sites in broadening the portfolio of sites in the
city region.
e. Scope the role and benefits of further feasibility work for the SEP’s Spatial
Priority Areas (similar to the approach currently underway for the M62
Corridor Enterprise Zone sites).
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1.0

Introduction

1.1

Local Planning Authorities carry out an Employment Land Review to provide the
evidence that underpins policies and allocations in their Development Plan. The
approach to be taken is guided by national planning policy and the accompanying
planning practice guidance. All ten Plan making authorities in the City Region and the
North Yorkshire CC have been engaged in the conduct of this Leeds City Region
Strategic Employment Land Review. The City Region Heads of Planning have
overseen the process.

1.2

The Leeds City Region Enterprise Partnership (LEP) and West Yorkshire Combined
Authority (WYCA) committed to undertake work on employment land demand and
supply in late 2015/early 2016 to support the review of the LCR Strategic Economic
Plan (SEP) and assist in developing its associated delivery plans. The study also
underpins wider LEP and Combined Authority activities and provides support on this
strategic issue to the Planning Authorities across the city region.

1.3

The Heads of Planning have provided oversight for this study and in May 2016 an
opportunity to review the key findings of the work was offered to the Heads of
Planning and Heads of Economic Development in the eleven authorities that
comprise the City Region. A further round of consultation, with the same group, on
the full report was then carried out in June. The feedback from both of these
consultations has informed the drafting of the analysis contained in the report.
Finally the report is being completed against the backdrop of the UK vote to leave
the EU. Clearly this presents new economic uncertainties which cannot yet be
reflected in the economic analysis contained in the report. However, early
indications are that the uncertainty is having a significant negative effect on the
value of property funds which provide capital for investment in new buildings,
particularly those which do not have a signed on end user and are long term owners
the freehold of leased buildings. The implications of this are explored in section 5
where the market for land and buildings is considered. Additional a more broad
based analysis of the risks, which draws on a report to the LEP Board, is set out at
Appendix A. This shows the importance of sustaining the proposed SEP interventions
to act as a counterweight to reduced private investment.

1.4

This city region employment land review is strategic in nature and consequently it
will draw broad conclusions on demand and supply and the quality of sites available
and in light of the findings will make recommendations about any further work of a
strategic nature that should be considered. It will not make recommendations on
specific sites as that level of detail is a matter for an Employment Land Review
commissioned for a specific Development Plan usually for an individual local
authority area.
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1.5

The structure of the report is as follows: Section 2
Section 3
Section 4
Section 5
Section 6
Section 7
Section 8

National Planning Policy
The Leeds City Region Context
The demand for employment land
The supply of employment land
Duty to Cooperate and strategic issues
The implications of the Growth Deal and the refresh of the SEP
Conclusions and next steps
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2.0

National Policy and Practice

2.1

The National Planning Policy Framework (NPPF) sets out expectations in respect of
planning for economic growth. It says in paragraph 20 that ‘authorities should plan
proactively to meet the development needs of business and support and economy fit
for the 21st century’.

2.2

Further more detailed policy is set out in paragraph 21 in respect of plan making. It
states that planning policies should recognise and seek to address potential barriers
to investment and identifies a number of key components that Local Plans should
address including making land available to meet the strategic vision for the local
economy.

2.3

The framework sets out at paragraph 160 how Planning Authorities should work with
their neighbours and the Local Enterprise Partnership to prepare and maintain a
robust evidence base to understand both existing business needs and likely changes
to the market. This is reinforced in the policy that addresses the duty to cooperate in
paragraphs 178 to 181 which makes reference to taking account of different
geographic area including travel to work areas.

2.4

The National Planning Practice Guidance includes advice on the scope and content of
the evidence to underpin the economic component of the Development Plan. This
advice is helpful in determining the scope of this piece of work which is examining
the strategic component of the Employment Land Review.

2.5

The guidance sets out a methodology for assessing economic development uses;
reference Paragraph: 030 Reference ID: 2a-030-20140306. This includes gathering
information on the current supply of employment land, the employment land
market, the likely future supply and how well it matches the changing local
economy. It goes on to refer to the assessment on need and demand being informed
by forecasts of future demand including forecasts of labour demand and analysis of
past take up of land.

2.6

Since work commenced on this study the government established Local Plan Expert
Group (LPEG) has published its report and recommendations. As the analysis and
recommendations may well influence future national planning policy it is prudent to
examine how they may affect future work on strategic planning for employment
growth. There are two policy areas where the advice of the LPEG may impact, these
are Objectively Assessed Needs for Housing (OANH) and the DtC.

2.7

In respect of OANH calculations they propose to simplify the process and remove the
link between housing growth and job growth. This has not been well received by
commentators who suggest that it puts at risk the policy led approach to linking job
and housing growth, particularly in the north of England, resulting in a disconnect
between housing and economic plans such as Growth Deal agreements.
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2.8

Turning to the DtC the LPEG strongly support strategic planning across boundaries
and suggests measures to strengthen this. Clearly gathering and presenting evidence
for the wider Functional Economic Area (as in this report) is consistent with these
recommendations and will provide evidential support for joint policy approaches to
more effectively plan for the local and city region economies.
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3.0

Leeds City Region Context

3.1

The Leeds City Region comprises eleven Local Authorities; the five West Yorkshire
Authorities which are a Combined Authority of which York is an associate member,
the other authorities are Barnsley, Craven, Harrogate, Selby and North Yorkshire
County Council. All eleven authorities meet as a Partnership Committee. The LEP
operates across this wider geography of eleven authorities.

3.2

The City Region has agreed a Growth Deal with the Government and is pursuing
further devolution of fiscal budgets and powers following the July 2015 Spending
Review.

3.3

The geography of the Local Authorities defines the Plan making geography of the city
region. At present all authorities are preparing their own Development Plans within
the context of the Leeds City Region Interim Strategy Statement (2011) and the
agreed Statement of Cooperation (2015). That said, in respect of this piece of work
an understanding of the functional economic geography of the city region is key to
articulating the strategic economic matters which the Development Plans should be
addressing particularly through the Duty to Cooperate (DtC).

3.4

The prime consideration in articulating functional economic geography is travel to
work – the relationship between where people live and where they work. It is this
geography that arguably shapes the geography of the labour market and defines the
pool of labour that is available for businesses in the different parts of the city region.

3.5

Travel to Work Areas (TTWA) are defined by ONS using the results of the census and
describe relatively self-contained labour markets the degree of self-containment
varies from 67% to 77%. This definition is updated after each census with the 2011
TTWAs being published in August 2015. The city region comprises nine TTWAs along
with small parts of some adjoining Travel to Work Areas. The nine are; Barnsley,
Bradford, Halifax, Harrogate, Huddersfield, Leeds, Skipton, Wakefield and Castleford,
and York. Figure 3.1 over the page shows the extent of these areas and their
relationship with the administrative boundaries of the authorities within the city
region.
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Figure 3.1: 2011 Travel to Work Areas for the Leeds City Region and its immediate
surroundings

3.6

Although the general extent of the TTWAs has not changed between the 2001 and
2011 censuses, the new analysis shows some subtle and possibly significant changes
to the extent of individual TTWAs. Figure 3.2 over the page shows these changes
with the earlier 2001 boundaries shown in blue where they are different. These
changes include; the Harrogate TTWA now extending further south and west into the
Wharfe valley and change where the Harrogate, York and Leeds TTWAs meet around
Wetherby. The Huddersfield TTWA now extends further north and east in the ‘Heavy
Woollen Towns’ area to the south of Leeds. The Leeds TTWA now extends further
south and east towards Selby. The York TTWA now shares a boundary with
Doncaster TTWA whereas previously the Wakefield and Castleford, and Hull TTWAs
both extended into this area.
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Figure 3.2: Plan showing changes in the extent of the Travel to Work Areas
between 2001 and 2011

3.7

Another consideration is exploring the city region context are the governance
arrangements for the city region. These have evolved over time in response to the
changing national and local circumstances. The overall partnership of the eleven
authorities came into being in 2004 through an agreement between the eleven Local
Authority leaders this was formalised through the creation of a joint committee in
2007. With the ending of Regional Planning arrangements in 2010 the Partnership
decided to take a leadership role in respect of strategic planning. At the same time
the LEP was created.

3.8

There have been important changes in both local governance and in the national
approach to devolution since the publication of our first Strategic Economic Plan in
2014. The West Yorkshire Combined Authority (WYCA) was established in April 2014,
and works collaboratively with the LEP as a single cohesive organisation. The LEP,
which includes political and business leaders from across the City Region, provides a
clear direction of the city region’s economic strategy as part of the WYCA which also
provides local democratic accountability and a clear link to the local authorities.

3.9

Building on these governance structures, spring 2015 saw the agreement of a first
stage Leeds City Region devolution deal with the coalition government, giving council
and business leaders greater influence over long term planning and investment
decisions on adult skills, transport, housing and support for small businesses. The
deal opened the door to new ways of working locally, e.g. between WYCA and the
LEP, as well as with national agencies including UKTI, the Homes and Communities
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Agency, Highways England and Network Rail. The West Yorkshire Combined
Authority therefore now has more scope than previously to influence national
planning and investment decisions, so that they are better shaped by, and
responsive to, local priorities.
3.10

The first stage devolution agreement allows for conversations with government on
the further devolution of powers and investment. Following the July 2015 Spending
Review, proposals including 27 ‘asks’ were submitted by the Leeds City Region in
September 2015 to the Treasury to secure a transformational deal for devolved fiscal
budgets, and associated powers or responsibilities over transport, housing, skills and
employment, business, energy and flood alleviation and resilience. The ‘asks’ cover
the geography of the Leeds City Region, and provide for a directly elected City
Region Mayor by May 2017, subject to consultation and consent by the Combined
Authority and its member Councils. The agreement of an ambitious deal would
serve to accelerate the realisation of the City Region’s economic ambitions and
deliver a Northern Powerhouse that competes on a global stage and rebalances the
UK economy.

3.11

Looking ahead, WYCA and the LEP will, on behalf of the Leeds City Region, continue
to work with government to achieve the comprehensive devolution that would
provide the powers and resources necessary to achieve the City Region’s ambitions.

3.12

The City Region refreshed its Strategic Economic Plan (SEP) in 2016. This SEP builds
on progress to date and aims to drive action to deliver the Combined Authority’s
vision and targets. The SEP’s visions is:
‘To be a globally recognised economy where good growth delivers high levels
of prosperity, jobs and quality of life for everyone.

3.13

In achieving this, the City Region will:
 deliver upwards of 35,000 additional jobs and an additional £3.7 billion of annual
economic output by 2036;
 become a positive, above average contributor to the UK economy;
 seek to exceed the national average on high level skills and to become a NEET1
free City Region; and
 make good progress on Headline Indicators of growth and productivity,
employment, earnings, skills and environmental sustainability.

3.14

To achieve the vision and growth targets in the SEP, delivery by the LEP and
Combined Authority is based on four interconnected priorities and a central principle
of ‘good growth’. In broad terms this means achieving both the right quantity and
the right quality of growth; creating a strong, productive and resilient economy
alongside good quality jobs and pay.

3.15

The four strategic investment priories for the SEP are:

1

Not in employment, education or training
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1.
2.
3.
4.

Growing business
Skilled people, better jobs
Clean energy and environmental resilience
Infrastructure for growth

3.16

This Study will directly support Priority 4, which includes key initiatives including
delivery of:
 the City Region’s Integrated Spatial Priority Areas (SPAs) and supporting
infrastructure such as transport services;
 a significant increase in employment development activity and growth,
particularly in Employment Growth Areas;
 regeneration within key centres through investment in key employment sites
and supporting infrastructure that will drive growth and employment
opportunities;
 Development of Green Infrastructure networks and an integrated flood risk
reduction programme that contributes to economic growth and environmental
and social wellbeing.

3.17

It will also align with, and contribute to, a range of other activities across the other
three priority areas.

3.18

This analysis of the functional economic area and the priorities in the evolving
Growth Deal shows that there are strong functional links between plan areas and a
shared economic agenda. The implications of this for strategic planning are
considered later in the report in sections 6 and 7 which look at the DtC and the
Strategic Economic plan respectively.
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4.0

The demand for employment land

4.1

Quantifying the current and future demand for employment land is not a precise
science. However it is important to understand the interaction between job growth
and the demand for land; including how both local initiatives supported by the
Growth Deal and wider macro-economic circumstances can influence the demand
for land. The Yorkshire and Humber Regional Econometric Model (REM) 2 has the
capacity to provide an estimate of the amount of additional floorspace that is
required as a consequence of forecast job growth. These floorspace estimates can
then be converted into an estimate of the requirement for land.

4.2

Because of the uncertainty inherent in these economic forecasts, scenarios are used
to help to quantify the uncertainty and the consequent impact on land requirements
of different rates of economic growth. The scenarios used in this report are the same
as those used for the refresh of the City Region Strategic Economic Plan (SEP).

4.3

Further testing of the efficacy of the forecasts of land requirements is also
undertaken using analysis of past take up of employment land and factoring in any
local strategies/policies/interventions that could lead to an increase in the demand
for land or a change in the type and geography of demand.

4.4

As previously stated, to mitigate the uncertainties associated with forecasting future
employment land requirements a number of different scenarios of economic growth
have been tested. These examine how different possible growth patterns and
trajectories can impact of the demand for employment land.

4.5

Three scenarios have been tested these are:
(i) - REM baseline
(ii) - REM baseline + Local Growth Fund policy on
(iii) - UK wide average annual growth rate

4.6

The base line position set out in scenario one is the trend based forecast of growth
for the city region. Scenario two includes the impact of the delivery of the
investment agreed in the Growth Deal settlement. Scenario three applies the UK
average growth rate to the city region. This UK average is higher than the historicity
city region growth rate in part because of the historically much higher rates of
growth that have been experienced in the south east of England. These scenarios
show that the change in employment ranges from 116,000 to 136,000 extra jobs
over the 21 year period a variation of over 19% in the overall growth forecast.

4.7

The spatial pattern of forecast employment growth across the city region is shown in
the two maps below, the first of which shows total employment change and the
second percentage change over the next 15 years. These maps show the REM
baseline forecast mapped at Middle Super Output Area, which means they present

2

See paragraph 4.13 for more details on the REM
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the position in the absence of the policy interventions proposed in the SEP that will
stimulate further growth in jobs.
Figure 4.1: Forecast total Employment Change in LCR REM baseline

4.8

The map of total forecast employment change shows the strongest growth in areas
of south Leeds along the M62 corridor and in Barnsley and Wakefield on the M1
corridor. There is in addition strong growth north of Bradford in Airedale around
Silsden, in the centre of Bradford, around Halifax and Huddersfield and west of
Selby. In respect of areas of weaker growth; the areas in which job losses are
forecast are predominantly the rural areas in the north of the city region in Craven
and Harrogate Districts and the east of Selby District. With some small pockets of
forecast decline in the former coalfield areas of Barnsley and Wakefield Districts.

14

Figure 4.2: % Employment Change in LCR REM baseline

4.9

In the map above which expresses forecast employment growth in percentage
terms, the pattern of relative growth is more dispersed across the city region,
although similar overall patterns to total growth can be observed. There are
relatively few incidences of very high growth of over 20% but more extensive areas
showing growth of between 10.3 and 20%. These are found in the large urban areas
of Leeds and Bradford not only in the cities but in the rural parts of these Districts,
and in the deeper rural areas of Craven and Selby Districts. There is in addition
strong growth of over 20% in parts of east Kirklees and Barnsley. There areas which
show job losses over the forecast period are in the rural areas of the north of the city
region and in the east of the city region. York and to a lesser extent Wakefield are
the urban areas exhibiting the slowest percentage growth rate.

4.10

The implications of the geography of economic growth is considered in more detail
in section 6 where the implications for the Duty to Cooperate are considered along
with further information on the geographical distribution of different key sectors in
the economy.
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Approach to converting employment forecasts into the demand for Land
4.11

The methodology for the development of employment land forecasts is set out in
the following steps:
1. Source employment projections;
2. Match sector groupings to land use categories;
3. Identify worker density assumptions for converting employment to floorspace
4. Convert floorspace requirements into land requirements using plot ratios.
Step 1: Source employment projections

4.12

The 2016 iteration of the REM model has been used to derive these forecasts for
consideration within the LCR ELR. The data runs to 2031, projecting employment
change broken down into broad and detailed sectors. Trends for the last five years
have been used to extrapolate the figures to 2036.

4.13

The REM is an interactive database of economic, demographic and environmental
data across Yorkshire and Humberside as well as for a number of surrounding areas.
Developed by Experian, it has been continually developed and upgraded over a
number of years to help forecast industry growth and decline over the coming years.
The model includes both historical data and forecasts on 38 industry sectors
between the years 1997 and 2031. It can produce forecasts of output, productivity,
employment, occupations and skills.

4.14

The baseline forecasts in the model are calculated using a combination of national
and local factors. UK forecasts drive regional forecasts which in turn drive local area
forecasts. In broad terms, the historical performance of local economies is
interpreted in terms of their share of the regional economy of which they are a part.
Regional and industry sectors forecasts vary on the basis of their differing economic
structures and historic performance, as well as on UK wide relationships.

4.15

The starting point of the calculation is the employment growth forecast and
scenarios for the area. This needs to break down future jobs into activity sectors
(industries and services). To derive land provision targets, the calculation comprises
two main stages, as follows:
i) Sector to land use
Translate the jobs by sector into jobs by land use, identifying those future jobs that
will occupy employment (B-class) space - that is, offices, industrial space and
warehousing.
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ii) Jobs to land
Translate the employment change into change in land use, based on assumptions
about employment densities (floorspace per worker) and plot ratios (ratio of
floorspace to site area).
There is then a final stage that involves making allowances for flexibility in supply
and choice within the land market, along with adjustments for losses to other uses.
4.16

Alternative scenarios have also been analysed including a scenario based on a
successful policy on which is the additional jobs created through the LGF. It also
includes a high growth scenario based on emulating forecast UK levels of
employment growth. These figures shown in figures 4.3 & 4.4 below. As set out,
these scenarios show that the change in employment ranges from 116,000 to
136,000 extra jobs over the 21 year period a variation of over 19% in the overall
growth forecast.
Figure 4.3: growth scenarios to 2036 (000s of FTEs)

1,380
1,360
1,340
1,320
1,300
1,280
1,260
1,240
1,220

1,200

LCR baseline

LCR LGF policy on
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LCR - UK growth

Figure 4.4: total forecast FTEs change 2015-36 – baseline & forecasts by sector
(000s FTEs)
Baseline

LGF

UK

Accommodation, Food & Recreation

18.0

19.0

20.1

Agriculture, Forestry & Fishing

-0.8

-0.7

-0.5

Construction

19.2

19.8

20.4

Extraction & Mining

-0.2

-0.1

0.0

Finance & Insurance

6.1

6.9

7.5

Information & communication

2.9

3.7

4.5

Manufacturing

-27.3

-24.6

-22.0

Professional & Other Private Services

25.6

26.6

27.7

Public Services

46.2

47.2

48.3

Transport & storage

12.5

13.0

13.5

Utilities
Wholesale & Retail

0.6
14.4

0.9
15.4

1.1
16.5

Industry Total

116.0

125.9

136.0

Step 2: Employment and land categorisation - matching sectors to land use
categories
4.17

At this stage, each of the sectors considered within the analysis is allocated or
divided between the standard land use categories. This process of allocation is
necessary to reflect the fact that not all sectors have B Use Class land and property
implications, and for those that do include some B Use Class employment they may
not be 100% B Use Class. It should be noted that there are local variations like the
York rail industry use of B1 space which can affect local projections. However for the
purposes of this work we have assumed that this will not have a significant effect
when the city region is looked at as a whole.

4.18

This exercise can be done manually, while the REM has an employment land module
that allows this to be done, matching detailed sectors to use types. This is shown at
Appendix B Sectors – Conversion to use class assumptions. This shows how the
model takes into account the split between different use classes within sectors, for
example, telecoms is a mixture of B2 manufacturing and B8 storage.
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Step 3: Estimating employment densities and floorspace requirements
4.19

Employment densities are the link between employment change and land use, and
are applied in the model to convert the employment forecasts to floorspace
requirements. The employment densities used are in line with the HCA’s
Employment Densities Guide 2nd Edition (Ref. Office of Project and Programme
Advice and Training & Homes and Communities Agency Employment Densities Guide
(2010)). Whilst this analysis was underway a 3rd edition of the HCA Guide was
published. The implications of the revisions to the guidance for the forecasting
carried out in this work have been considered. The conclusions of this are that the
revisions are unlikely to materially change the forecasts because the changes in the
3rd edition seek to improve the fine grain forecasting and reflect changes in the detail
of existing use types. Such improvements are judged to have greater impact on
forecasting job outputs from specific development proposals.

4.20

The baseline analysis firstly uses the REM baseline figures based on HCA current
benchmarks, secondly these are sense tested using a variation from the previous
version of the guidance, the Roger Tym and Partners carried out for Yorkshire
Forward in 2009. (Ref. Planning for Employment Land Translating Jobs into Land).
Table 4.1: Baseline land use type to employment density (source: OffPaT HCA)
Land Use Type

Square Metres per
Employee (SqM)

Primary/Utilities
Industry B1 b/c, B2
Misc / Other
Retail, leisure and catering
Storage, Distribution (B8) - Other
Storage, Distribution (B8) - Shed
Offices B1a
Other Public Services
Health and Education
Construction

80
34
23
19
50
80
19
19
19
23

Table 4.2: Alternate b use assumptions (source: Roger Tym/Yorkshire Forward)
Land Use Type

Square Metres per
Employee (SqM)

Primary/Utilities
Industry B1c
Industry B2
Misc / Other

80
47
36
23
19

Retail, leisure and catering
Storage, Distribution (B8) - Other
Storage, Distribution (B8) - Shed
Offices B1a/b
Other Public Services
Health and Education
Construction

19
70
70
12
19
19
23

Findings
4.21

Based on the three sets of employment forecasts and the two sets of employment
density and plot ratio assumptions summarised in Tables 4.1 and 4.2, the LCR’s
employment floorspace and land requirements over the period 2014-2036 are
presented in the series of tables below.

1. Baseline Economic forecast
4.22

The baseline employment forecasts translate into indicative additional demand for
between 1,087,000 and 1,127,000 sqm of employment floorspace across the LCR
between 2014 and 2036. Most of the additional demand is projected to be for B1a
and B8 floorspace However, B1 b/c and B2 requirements are projected to decline.
Figure 4.5: Change in employment land 2014-36 (thousand square metres)
HCA current

Previous benchmark3

Industry B1 b/c,
B2
Storage,
Distribution (B8) Other
Storage,
Distribution (B8) Shed
Offices B1a

-565

-602.2

968

721.8

-10

-11.0

733

978.5

Total b class

1,127

1,087.1

2. UK forecast growth rates
4.23 The employment forecasts based on the LCR growing at the rate the UK is forecast at
translates into indicative additional demand for between 1,496,000 and 1,583,000
sqm of employment floorspace between 2014 and 2036. Most of the additional
demand is projected to be for B1a and B8 floorspace. However, B1 b/c and B2
floorspace requirements are still projected to decline, although at slower rate than
the baseline.
3

Roger Tym Yorkshire Forward
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Figure 4.6: Change in employment land 2014-36 (thousand square metres)
HCA current

Previous benchmark

Industry B1 b/c, B2

-346.1

-387

Storage, Distribution
(B8) - Other

1,039.4

777

Storage, Distribution
(B8) - Shed

6.2

7

Offices B1a

838.9

1,100

Total b class

1,538.3

1,496

3. LCR LGF policy on forecast
4.24

The employment forecasts based on the LCR LGF policy on translates into indicative
additional demand for between 1,314,000 and 1,355,000 sqm of employment
floorspace between 2014 and 2036. Again, most of the additional demand is
projected to be for B1a and B8 floorspace. However, B1 b/c and B2 floorspace
requirements are again projected to decline.
Figure 4.7: Change in employment land 2014-36 (thousand square metres)
HCA current

Previous benchmark

Industry B1 b/c, B2

-443.2

-483

Storage, Distribution
(B8) - Other

1,007.7

753

Storage, Distribution
(B8) - Shed

-0.9

-1

Offices B1a

792.0

1,045

Total b class

1,355.5

1,314

21

These total forecast land figures for the LCR are set out by year in the tables below:
Figure 4.8: baseline forecast using HCA benchmarks for additional land needed by year – sqm (1000s)

Industry B1 b/c, B2
Storage, Distribution
(B8) - Other
Storage, Distribution
(B8) - Shed
Offices B1a
Total b class

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
185 180 203 216 189 137 87
37
-14
-65
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Figure 4.9: baseline forecast using previous benchmarks by year – sqm (1000s)
2015 2016 2017 2018 2019 2020
Industry B1 b/c, B2
186 178 200 212 183 130
Storage, Distribution -53
-23
-4
22
42
68
(B8) - Other
Storage, Distribution -16
-13
-12
-12
-12
-12
(B8) - Shed
Offices B1a
-12
80
137 179 215 255
Total b class
106 222 322 401 428 442
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-10

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
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Figure 4.10: UK growth based on current HCA benchmarks – additional land needed by year – sqm (1000s)
Land Type
Industry B1 b/c, B2
Storage, Distribution
(B8) - Other
Storage, Distribution
(B8) - Shed
Offices B1a
Total b class

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
207 222 267 302 296 265 236 208 178 149 102 57
15
-23
-63
-104 -148 -188 -228 -268 -307 -346
-69
-23
9
49
83
125 169 219 270 321 376 434 494 555 615 675 732 793 854 915 977 1039
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Figure 4.11: UK growth – Previous benchmarks – additional land needed by year – sqm (1000s)
Land Type
2015 2016 2017 2018 2019 2020 2021 2022
Industry B1 b/c, B2
207 221 263 296 288 256 225 195
Storage, Distribution
-47
-13
13
43
69
100 133 170
(B8) - Other
Storage, Distribution
-14
-9
-6
-4
-3
-1
1
3
(B8) - Shed
Offices B1a
0
103 173 226 274 327 379 430
Total b class
146 302 442 561 628 682 738 799
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2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
163 132 83
35
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Figure 4.12: LGF growth based on current HCA benchmarks – additional land needed by year – sqm (1000s)
Land Type
Industry B1 b/c, B2
Storage, Distribution
(B8) - Other
Storage, Distribution
(B8) - Shed
Offices B1a
Total b class

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
197 203 239 264 248 208 170 132 93
54
6
-39
-81
-119 -159 -200 -245 -285 -325 -365 -404 -443
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37
67
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Figure 4.13: LGF growth based on previous benchmarks – additional land needed by year – sqm (1000s)
Land Type
Industry B1 b/c, B2
Storage, Distribution
(B8) - Other
Storage, Distribution
(B8) - Shed
Offices B1a
Total b class

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
198 202 235 259 242 200 160 120 79
38
-12
-59
-103 -143 -185 -228 -275 -317 -359 -401 -442 -483
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Step 4: Forecasting land requirements – square metres of floorspace into hectares of land
4.25

As set out, the final stage is to convert floorspace into land requirements. It should
be noted that these are indicative land estimates which are sensitive to both the
assumptions about job densities for different types of uses (the different
assumptions on this used by HCA and Yorkshire Forward are set out earlier at para
4.20) and the plot ratio assumptions used to convert floorspace into land. Before
that stage consideration needs to be given as to how to take account of the negative
land requirements arising from the loss of jobs in some sectors. Because buildings
and land falling out of use through business contraction is arguably not suited to
reuse by modern businesses and is often redeveloped for other uses the negative
figures in the tables below are ‘set to zero’ in arriving at the total land requirements.

4.26

The plot ratios used are in line with those included in Roger Tym guidance for
Yorkshire Forward of 3,500 sq meters per hectare and sense checked at 4,000 sq
metres per hectare – the HCA guidance. However this standard plot ratio is not
sensitive to the different types of employment development. Arguably a B8 use
would require more land around the building for HGV manoeuvring and have a lower
plot ratio than a B1 use which could be a multi storey building. Overall, these suggest
the total land required across the LCR could range from 425 to 538 hectares before
making allowances for losses in B1 and B8 and the operation of the market. See
analysis below.

Figure 4.14: Total hectares required at 3,500 plot ratio 2014-36
HCA current
Baseline
UK forecast
Industry B1 b/c, B2
Storage,
Distribution (B8) Other
Storage,
Distribution (B8) Shed
Offices B1a
Total b class

LGF policy
on

Previous benchmark
Baseline
UK forecast

LGF policy
on

-161.3

-98.9

-126.6

-172.1

-110.5

-137.9

276.6

297.0

287.9

206.2

221.9

215.1

-2.8

1.8

-0.3

-3.1

2.0

-0.3

209.6

239.7

226.3

279.6

314.2

298.5

486.1

536.6

514.2

485.8

538.0

513.6
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Figure 4.15: Total hectares required at 4,000 plot ratio 2014-36
HCA current
Baseline

Previous thresholds
UK forecast

LGF policy on Baseline

UK forecast

LGF policy
on

Industry B1 b/c, B2

-141.1

-86.5

-110.8

-150.5

-96.7

-120.7

Storage,
Distribution (B8) Other
Storage,
Distribution (B8) Shed
Offices B1a

242.0

259.8

251.9

180.5

194.1

188.2

-2.5

1.6

-0.2

-2.7

1.7

-0.2

183.4

209.7

198.0

244.6

274.9

261.2

Total b class

425.4

471.1

449.9

425.1

470.8

449.4

Making allowances for losses in employment land and for the operation of the land
market
4.27

The above forecast of the land requirement is based on a net growth requirement
with some allowance for the loss of employment land associated with B2 uses
through the ‘setting to zero’ of the net loss figures for B2 in the final calculation of
the total land requirement. There is no allowance for losses in the other use classes
or for the operation of the land market. This point is considered below and
adjustments are made to the outcome of the forecasts.

4.28

In the two employment density studies that have informed this work only the Roger
Tym report for Yorkshire Forward considers how to make allowances for the loss of
employment land to other uses and for the normal operation of the land and
buildings market. Furthermore this work was carried out in 2009 before the changes
that have followed the introduction of the National Planning Policy Framework
which have eased the restrictions on the use of employment land and buildings for
other uses. The forgoing analysis draws on the Roger Tym work and seeks to take
account of the impact of the more recent changes in national policy.

4.29

Looking first at the loss of employment land to other uses. The Roger Tym work
reviews four approaches and recommends that most robust approach is to carry out
a review of the current employment land supply and employment areas to
determine which of these are most likely to be lost to other uses. To apply such an
approach to the whole city region is a substantial piece of work and is not a
proportionate approach in the context of the current piece of work. That said, the
approach advocated in the NPPF of testing suitability, availability and deliverability
of the employment sites to be considered for inclusion in a Plan arguably deals with
the Roger Tym approach in respect of sites. Therefore it is reasonable to assume that
the current supply of land identified in each local authority area does, through the
application of the NPPF tests, take at least some account of losses to other uses. This
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leaves outstanding the matter of land and premises in existing employment areas
being lost to other uses.
4.30

The losses of land and premises that are used for B2 purposes has already been
accounted for in the ‘set to zero’ calculation referred to previously. This leaves B1
and B8 uses to be considered further. Since the completing of the Roger Tym work
the national policy approach to B1 office uses has become much more relaxed
particularly through the changes to Permitted Development Rights. As a
consequence it is fair to assume a greater loss of B1a premises which should be
accounted for. Whereas B8 warehousing premises that are capable of supporting
modern logistics operations (which is likely to be a significant proportion of the
existing building stock) are more likely to be reused for such a use.

4.31

The final matter to take into account in determining the gross land requirement is to
make allowances for the normal operation of the market for employment land and
buildings. The work carried out by Roger Tym explores this issue and concludes that
the most appropriate way of dealing with flexibility in the market is to ensure a
pipeline of sites that are judged to be suitable available and deliverable. With the
overall pipeline of a quantum that could last for five years. Furthermore such an
approach should take into account a level of vacancy required to ensure the
functioning of the market. Information from the Valuation Office Agency published
in 2013 and for the period 1998 to 2005 shows a Yorkshire and Humber average
vacancy rate of between 6% and 8%. As this data predates the 2008 recession it is
considered prudent to plan for around 10% vacancy rate.
Comparing forecasts with trends in past take up

4.32

A useful sense check for the forecasts of future demand for employment land is to
compare the scale of demand with historic rates of take up of land. The table below
shows the take up in each local authority area over a ten year period. By looking
back ten years the full range of economic conditions from recession to strong growth
are included. Furthermore by compiling data for the whole city region any local
effects which could skew the figures are damped down.
Table 4.3 Trends in the overall take up of employment land

Authority

Barnsley
Bradford
Calderdale
Craven*
Harrogate
Kirklees
Leeds
Selby**
Wakefield
York

2005/
06

2006
/07

2007
/08

2008
/09

2009
/10

2010
/11

2011
/12

2012
/13

2013
/14

2014/
15

3.38

16.7
3.01

29.9
7.24

37.3
16.98

11.6
20.54
9.61

1.8
22.82
4.63

4.3
1.67
2.60

0.0
5.31
6.67

3.1
0.45
4.51

1.0
0.88
5.45

n/a
0.51
17.87
2.02
21.17
6.15

n/a
15.70
37.91
2.02
26.05
10.25

2.15
13.33
13.42
2.02
25.81
8.95

1.23
15.44
10.38
2.02
13.03
4.64

0.00
9.00
15.27
2.02
4.91
9.27

2.30
5.25
6.65
2.02
6.88
0.00

2.95
5.25
33.02
2.02
5.56
n/a

1.84
8.11
6.83
2.02
17.42
2.5

0.71
7.76
14.36
2.02
25.99
2.6

26

n/a
9.24
2.02
30.18

Total

67.96

129.07

119.96

88.49

69.72

31.67

60.78

46.78

60.77

* no identified supply of new employment sites until a consent was given at Skipton
for 9ha in Nov 15
** average figure taken from Figure 4.1 in Selby ELR
4.33

To an extent the variations in the rates of take up shown in the table above reflect
the scale of the local economy in that part of the city region. Also take up is higher in
Barnsley and Wakefield as these area are well endowed with flat sites and have good
transport links both of which favour the logistics industry which is an extensive user
of land. The average take up over the period 2005/6 to 2013/14 is 75ha. If this figure
is multiplied by 17 (years) it will provide a comparison with the REM forecast of land
required. 75x17=1275ha. A figure which is considerably higher than the REM
forecast. Most employment land studies show such a disparity between econometric
forecasts and take up projections. The reality of overall demand lies somewhere
between these two figures. However the approach taken in seeking to meet demand
should be to achieve an overall supply that is closer to the projection of take up as
this will provide a greater choice and flexibility in the provision of employment land.

4.34

Because of the large difference between the demand based forecast and the trends
in past take up we sought the views of all authorities through the consultation on the
initial findings. In their responses there was general agreement that the
uncertainties surrounding econometric forecasts need to be recognised and historic
take up is seen as a useful ‘sense check’. However ensuring a readily available supply
of sites that offers choice to investors is also important in meeting the requirements
of the market. Concerns were also raise about the loss of employment sites and
buildings to housing use which is seen as a problem in areas with strong housing
markets and areas with a limited and constrained supply of employment land. More
detailed analysis of this issue is set out in section 5 The Supply of Land.
Local strategies and policies that could influence the demand forecast

4.35

The LEP has since its creation been operating a number of interventions that help to
stimulate economic growth, such as the Growing Places Fund and support for the
nationally operated Region Growth Fund. It is known that there will be a further
round of national Growth Deal (3) awards which may offer further opportunities for
policy intervention. Furthermore, the devolution process which is currently ongoing
in the City Region, may offer further growth opportunities. Alongside these LEP wide
initiatives local authorities and their local partners have also developed and
implemented strategy, policy and interventions to stimulate growth. This next
section of the report highlights these and seeks to quantify their impact
Barnsley

4.36

Growing Barnsley’s Economy (2012-2033) - An Economic Strategy for the Borough
(and the proposed five year economic investment plan) sets out the Council’s
aspiration to grow the Boroughs economy so that it is at least comparable to the
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Yorkshire and Humber regional average by 2033. This would require the creation of
25,000 more jobs and 1,500 more businesses
4.37

To achieve this, the following public and private sector partnership priorities are
identified: i) Facilitate a major drive to create more jobs, stimulate new enterprise
and grow existing businesses to diversity the economy ii) Enable local Barnsley
residents to access new enterprise and employment opportunities through targeted
support programmes; iii) Maintain a continued focus on the development of
Barnsley Town Centre; iv) Create the conditions for growth and prosperity;




4.38

Through the spatial planning process, by creating major employment hubs,
appropriate housing mix and critical transport links to foster economic
growth;
By developing our Visitor Economy, exploiting and developing Barnsley’s
visitor attraction and natural landscape as assets to boost the economy;
By developing innovative investment partnerships and vehicles with the
private sector to help realise the Borough’s economic ambitions.

Priorities specific to employment land and premises include:






Designating employment sites deemed commercially attractive and
deliverable, with a particular focus in delivering three (100ha) high quality
business parks;
Prioritise capital investment to open up high quality employment
infrastructure, attractive to inward investors and indigenous businesses;
Developing a transport strategy and delivery plan that responds to economic
ambitions of developing major employment hubs, and
Improvements to existing business premises and offer potential incentives to
create new business development opportunities in the town centre and
existing industrial estates

Bradford
4.39

Invest in Bradford has developed an initiative it calls ‘The Producer City’ which sets
out an economic ambition for the city and district and describes an economy in
which businesses create innovative goods and services, make them competitively
and trade them globally. Bradford has a proud industrial heritage built by successful
businesses who have married new ideas and technologies to the entrepreneurial
energy of successive generations of people who have made the district their home.
The modern reality of Bradford - The Producer City is demonstrated by the scale and
breadth of an £8.3 billion economy that ranks as the 8th largest in England. We are a
globally significant centre for manufacturing and have real strengths in key sectors
such as financial and professional services, retail, construction, and creative and
digital industries.

4.40

The city's local authority has made the redevelopment of the city centre a key
priority through the City Centre Growth Zone. Investors and developers can now
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benefit from a range of incentives available in the Zone including, business rate
rebates, disused space grants and capital grants and a flexible approach to planning.
A number of large sites have been opened up across the city centre that present
good investment opportunities. Alongside the city centre a number of other
investment opportunities are identified across the district including the Baildon
Business Park in the Airedale Corridor.
4.41

Bradford has also benefitted from investment in ICT infrastructure through the super
connected cities initiative. Through this initiative funding assistance was made
available to cover the installation costs of upgrading to a superfast or business grade
broadband connection. It was open to all small and medium sized enterprises. The
programme, though now ended, has helped to drive growth, attract new businesses
and transform the way services are provided and assessed.
Calderdale

4.42

Calderdale’s employment land review (2012) makes reference to the Council’s
Economy and Enterprise Strategy 2010-20 which aims to return to the employment
levels of 2007 by 2015. The district has high levels of productivity and benefits from
being close to the Manchester City Region as well as to Leeds. The proximity to
Manchester is a particular benefit to the creative and digital sectors.

4.43

The geography of the district with flatter land to the east affects the property
market, in the west it is very difficult to identify adequately sized flat sites and the
distance from the M62 corridor is an additional burden. The office market in Halifax
is constrained by the lack of sites with some opportunities being created through the
reuse of mills such as Dean Clough. The Copley Valley represents the best
opportunity for new business space in this area.
Craven

4.44

The Council’s most recent economic development strategy was approved in 2010
and extends to 2016. A report to policy committee in 21/5/2013 identifies progress
against the key objectives in the economic strategy. The activities identified in this
report are not judged to have a strategic impact on the district. An employment land
review is currently underway, commissioned from consultants NLP. A draft of this
was not available at the time of writing.
Harrogate

4.45

Harrogate Borough Council sets out its approach to supporting the local economy in
a document called ‘A Strong Local Economy’ action plan 2015-20. The Plan is
updated annually and identifies a strong local economy as the number one priority
for the Council with four themes.




A resilient, diverse and expanding economy
A vibrant tourism experience
Excellent travel, transport and broadband connectivity
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4.46

A world class conference centre

The action plan provides a clear focus on a range of initiatives and business support
services, to support economic growth across the district. Delivery of these is
achieved by using the council’s own resources and collaborative work with partners,
including the LEPs, inward investment agencies and the Superfast North Yorkshire
Broadband initiative.
Kirklees

4.47

The Kirklees Economic Strategy sets out five priorities to deliver the vision for the
district:






4.48

precision engineering and innovative manufacturing: strength in depth and
excellence;
innovation and enterprising businesses: championing creativity,
entrepreneurship and resilience;
workforce, skills and employment: extending opportunities and powering
business success;
infrastructure: making it easier for businesses to succeed and for people to
access work; and
quality places: locations of choice for people, business and investment.

The delivery of the economic strategy sets out a target to achieve an employment
rate of 75% a peak that was previously achieved prior to the 2008 recession. Such a
performance has been achieved in neighbouring Calderdale and is considered to be a
stretching target for Kirklees. A range of interventions are being developed
particularly to target improved performance in the manufacturing and engineering
sector. Other sectors will also be targeted including creative and digital and health
and social care.
Leeds

4.49

The most recent information for Leeds is their 2010 Employment Land Review which
refers to the Vision for Leeds as the source of the wider corporate economic aims of
the Council. (NB the City Council is currently updating this work). This Vision
document does not set out particular interventions to support economic growth, nor
should it be expected to. More recently the Council has set out its strategic approach
to growing the economy in a report to the Executive Board in October 2015 entitled
‘Strong Economy, Compassionate City’ and in its Best Council Plan 2015-20. The
Lower Aire Valley EZ is providing additional jobs with more to come. Section 6
provides more detail on the City Region EZ programme.

4.50

The City Council has also commissioned studies the take a more in depth look at
aspects of the economy, two of these studies are of particular relevance; Core
Strength supporting the growth of Leeds City Centre, and Growing Science and
Medical Technology companies in Leeds and Leeds City Region. The report on the
city centre outlines the crucial importance of the centre of the largest city in the city
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region for high value business and the continued importance of face to face
communications. It identifies the importance of having appropriate space to do
business particularly office space and good transport links both within the city and
beyond as key ingredients to success. The report on medical technology
demonstrates the significant value of this segment of the economy to both the city
and the city region. Much of the report focusses on softer interventions to support
company growth, however it does identify the value of promoting a physical location
and specialised buildings to support growth. This is a matter primarily for the city
council in identifying and delivering a site for such a facility.
Selby
4.51

The Selby Corporate Plan 2015 – 2020 sets out the Councils priorities including those
in respect of supporting economic growth. The Corporate Plan does not identify any
specific interventions which the Council would take a lead on in respect of directly
promoting economic growth. It does make reference to working with Partners to
deliver support to growing businesses. The Council are working on a new economic
development strategy which will be published for consultation in July 2016.
Wakefield

4.52

The Wakefield District Jobs and Growth Plan 2012-17 sets out the broader economic
ambition of the Council and its Partners for the District. (NB this work is currently
being updated). This Plan identifies actions to promote business growth, improve
skills and make places more attractive to investors. It sets overall targets in respect
of these three priorities which should enhance overall economic growth in the
District.
York

4.53

York’s Economic Strategy 2016-20 sets out the city’s priorities and key actions for
creating the right conditions for a vibrant high value economy. Specifically, it
highlights the interventions needed to address wage and productivity challenges,
including delivering York Central and getting a local plan in place to ensure there is
the right accommodation for high value sectors. It also identifies driving University
led growth through specialisms around agri-food and biorenewables, retaining
graduates through improved brokerage services and lobbying for investment in
major transport improvements as vital to the city’s economic prosperity. Early in
2016 the York Central site gained Enterprise Zone status which has the potential to
create up to 7,000 new jobs principally in professional and financial services.
Bringing it all together

4.54

The econometric based forecasts for the total land required across the LCR range
from 303 to 402 hectares before making allowances for losses in B1 and B8 and the
operation of the market. B2 losses are already accounted for by ‘setting to zero’ the
negative land requirement forecast for this type of use.
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B1a uses require 138 to 243 ha before allowing for losses to other uses and for the
operation of the market. Whereas B8 uses require 124 to 209ha before allowing for
losses to other uses and for the operation of the market. The analysis suggests
making a 10% across the board allowance for normal vacancy rates in the market,
which would lead to an overall range figure of 330 to 440 ha. The allowances to be
made for losses to other uses presents a challenge because of the paucity of data
and the recent changes in national policy such as making permanent the PD rights to
change use from office to residential.
4.55

Using the 330 – 440ha range as a reference point a comparison can then be made
with historic take up figures. The average take up over the period 2005/6 to 2013/14
is 75ha. If this figure is multiplied by 17 it will provide a comparison with the REM
forecast of land required. 75x17=1275ha. The reality of overall demand lies
somewhere between these two figures and achieving an overall supply that is closer
to the projection of take up will provide a greater choice and flexibility in the
provision of employment land and reduces the impact of the uncertainties
surrounding the econometric forecast based figures. To achieve a 5 year supply of
readily available land requires (based on past take up) there needs to be up to 375ha
of land available across the city region.

4.56

The review of local initiatives to promote economic growth has not identified any
factors that would have a significant impact on the overall approach to the demand
for employment land. These strategies are important to their localities and will
influence the choice of sites to be made in local plan making and may raise cross
boundary issues within the city region. This point is addressed in section 6 of the
report.
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5.0

The supply of employment land

5.1

This section of the report looks at the overall supply of employment land, local
authorities’ plans and ambition to make further land available through emerging
Plans, and the characteristics of the market for employment land.
Table 5.1 Overall supply of employment land
Authority
Barnsley

B1a

Bradford

0.0

Calderdale

1.3

B1b&c

B2

B8

other

0.0

105.35
6.8

3.63

129.14

Craven

Harrogate

3.0

15

5.0

23.0

83.65
1.08m*

124.54

370.62

494.16

Selby

Wakefield

175.83

9.0

Kirklees
Leeds

total
141.0

57.91

63

28

29

98

York*
Total **

108

326

69.33
1,440

comments
Sept 14 base
date. No
breakdown by
use class
All sites suitable
for B2 or B8
Other category
includes mixed
use sites
Mar 15
Only one site
available
following
consent in Nov
15
B1a sites also
suitable for B1b
B2 sites suitable
for B1c
No breakdown
available
*B1a figure is sq
m of office
floorspace.
Overall position
may change
depending on
outcome of site
allocations DPD
Based on
recommended
supply in ELR
2012 data
Supply at 2015
281ha
2014 Local Plan

* The position presented as total supply in this response is therefore subject to change as a revised
draft Local Plan is currently being prepared
** Total includes the more recent lower Wakefield figure of 281 see comments column
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5.2

The overall picture in this table shows generous supplies of land in Leeds and
Wakefield with more limited supplies in Bradford and Kirklees. Selby also has quite a
large supply in relation to the scale of its economy. However land and buildings are
being lost to other uses which is impacting on the quality and quantity of the supply
(see paragraphs 5.11 to 5. below). The commentary below on each district’s
circumstances includes a look forward from the current supply position and sets out
the approach to the future land supply where information on this is available. There
is limited information on the land requirements by use class because many
authorities do not disaggregate their monitoring results to this extent.

5.3

In the feedback from the local authorities on the initial findings of this work there
was widespread agreement that the current supply of employment land is
inadequate. Furthermore the geography and topography in the west presents a
challenge, as does the legacy of old allocation in development plans that are not
suited to modern requirements. More land is required in highly accessible locations
such as the M62 corridor. The potential opportunities arising from redundant public
sector land has also been identified, examples include network rail land in central
York and MoD land in Ripon.

5.4

Infrastructure capacity is seen as barrier in the city region; transport infrastructure
being a common concern along with broadband capacity, power supply is
highlighted as an expansion issue to resolve in at least two locations in the city
region. Specific examples were provided by a number of authorities which provide a
start point for identifying a portfolio of constrained sites which would need strategic
investment.
The potential role of strategic sites

5.5

Before exploring the circumstances in the individual districts there is a further city
region wide issue to be explored, that of the role of strategic sites in the
employment portfolio of the city region. Historically strategic sites have been
associated with large scale inward investment proposals such as a new motor car
assembly plant. In the last 10 or more years reserving sites for such rare occurrences
has fallen out of favour in most parts of England; the exceptions being the West
Midlands and the East Midlands the latter only reserving land for Logistics. However
strategic sites can fulfil other functions such as promoting agglomeration trends in
specific sectors, e.g. medical technology or in supporting advanced manufacturing.
The discussion with agents on the market for employment land reported later in this
section makes reference to the need to identify sites that serve specific economic
niches, some of which may require large scale sites, and the competitive advantage
that may be gained from such sites.

5.6

As the West Midlands has continued to pursue strategic sites as a key component of
their approach to growing the economy they have a body of work which analyses the
value of such sites. Their most recent work is a report to the West Midland Chief
Executives by Peter Brett Associates – The West Midlands Strategic Employment
Sites study – completed in September 2015. This work is a useful analysis of the
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purpose of strategic employment sites, though it must be recognised that
characteristics of the economy of the West Midlands are rather different to those of
the Leeds City Region.
5.7

The work by Peter Brett defines a strategic site as: Strategic employment sites are business development sites that can bring net
additional activity and jobs to the region by:



Attracting nationally or internationally mobile business activity;
Providing accommodation that would not otherwise come forward
through the local planning system, principally because:

They are large sites, providing at least some 25 ha and often much more;
They may be in greenfield locations.
5.8

The work goes on to identify the value of a ‘larger than local’ policy being a key
ingredient to justify the identification and investment in such a site which would by
its very nature bring benefits to an area larger than an individual authority. In part
this is because the regime for examining individual development plans needs such a
strategic policy context to justify the decision to choose a specific location rather
than a site in a neighbouring Development Plan area. Additionally the policy would
need to be underpinned by evidence of the need/demand for such sites and the
options currently available either through existing adopted Plans or planning
consents.

5.9

The City Region and the wider region has not made provision for strategic sites as
defined in the West Midlands study. Furthermore that study has shown that the
competition from other EU countries for large international investments is intense
and England is disadvantaged in this competition by its labour and other costs (with
further uncertainty now arising from the vote to leave the EU). Therefore the city
region should be considering whether there is need for sites to meet the second
component of the policy; that of providing accommodation that would otherwise not
come forward in the local planning system, and what evidence there is of the need
for sites. Examples of where the City Region could support the identification of
strategic sites in a Local Plan could be: in Leeds for an Airport related site, in
Wakefield Barnsley and possibly Selby for Logistics, and for University related activity
in York, Leeds Bradford or Huddersfield, and in the heart of the west Yorkshire
conurbation for advanced manufacturing which could be growth in indigenous
business and/or inward investment.

5.10

In the responses from the local authorities into the initial findings there is support
for the identification of strategic sites that are tailored to the different economic
strengths and priorities across the city region. However such sites are seen as less of
a priority in some of the rural parts of the city region that tend to see growth largely
through indigenous businesses. The next part of this section of the report presents
an analysis of the loss of employment sites and buildings to other uses; and then the
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local land supply circumstances in each authority and actions they are taking to
improve their supply position.
The loss of sites and buildings to other uses
5.11

Authorities have identified the loss of sites and buildings to other uses as a risk to
the quality and quantity of the future supply of employment land. The changes that
have already taken place such as the relaxation of PD rights are already having an
impact (e.g. see Harrogate’s analysis of demand for land at paragraph 5.42). The City
Region’s response in February to the consultation on changes to the NPPF highlights
a number of concerns about the proposed changes in respect of the retention of
commercial land. These concerns include; the impact on sustainable communities of
the loss of such sites, the impact of viability and the large difference in land values
between commercial and residential uses which is exacerbating the losses and the
short timescale (3 years) for bringing land forward for commercial use.

5.12

The simplistic application of viability testing to commercial sites presents a real
difficulty to their retention for commercial use. Whilst it is accepted that speculative
developments need to be viable. For an expanding company the future growth and
profits of the overall enterprise is the driver of the expansion plans not to profit
margin on the building that is being constructed to enable the growth of the
enterprise.

5.13

Although authorities have identified loss of sites (and buildings) as a major issue
there is limited data on actual losses. Whilst it is appreciated that the resources
available for monitoring are limited and reducing it is important to capture the
impact of the losses and smarter ways of monitoring such as making more use of
council tax data need to be explored.
Barnsley

5.14

The conclusions of the Employment Land Review state: ‘The Borough’s current
employment land supply is 141 Ha. Analysis undertaken as part of this review shows
that approximately 28 Ha of this land is no longer considered suitable for
employment use. As a result of the Borough’s severely limited current employment
land supply and the projected employment land requirement of 291.2 Ha, it is
essential that new employment land allocations are made in the Local Plan and until
these new allocations are formalised, the Borough’s existing employment land stock
is safeguarded from non-economic development use’.
Bradford

5.15

In background paper 3 to the Core Strategy examination the Council sets out its
approach to the future supply of employment land. This is described in the following
two paragraphs.

5.16

The strategy for identifying a future supply of employment land is therefore related
to maintaining and supporting the central economic axis which runs through the
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District. This stretches from Keighley in the north, through Airedale, Bradford urban
area with its interface with Leeds, the City Centre and the motorway corridor in
Bradford South. There are also business linkages to be made with Craven to the
north-west and to the Leeds-Bradford International Airport.
5.17

As set out within Policy EC3, the planned requirement for 135 hectares of
employment land will be partly met from the current supply of sites with established
planning backing. Additional supply will be required and provided through new
allocations across the District. The strategy is the provision of a varied employment
land portfolio with a choice of size and type of sites together with the safeguarding
of existing strategic sites that meet the requirements of the main growth sectors.
Calderdale

5.18

Calderdale updated it is employment land review in 2012 and is working on a Local
Plan. The currently published material on this emerging Plan does not include any
forecasts of future employment land requirements. The district faces significant
constraints in respect of topography and flood risk which will impact on the search
for additional employment land.
Craven

5.19

Craven District has not had a supply of employment sites since 2005 when the final
site in the 1999 Local Plan was completed. There has been redevelopment activity in
established employment areas in the market towns has created new space either
through demolition and redevelopment or through refurbishment of older mill
buildings. A site adjoining the A629 at Skipton was given consent in November 2015.

5.20

A discussion paper on the future supply of employment land in the district published
in 2013 suggested that around 27ha of land would be required for a 15 year Plan
period. A new Employment Land Review is currently underway and may report
before the completion of this City Region wide work.
Harrogate

5.21

The conclusions to the June 2015 Employment Land Review stated: ‘it is
recommended that Harrogate plans for at least 18 hectares of additional
employment land over the period 2014-2035 (a mix of B1 and B8 sites). This should
be considered as a minimum given the need to allow flexibility and choice in supply
relative to demand. Furthermore, in planning for a balanced and sustainable local
economy it is important not to constrain important ‘windfall’ demand opportunities,
arising for example from significant inward investment enquiries. In the case of
Harrogate this is an important issue as the economy is to a degree skewed towards
the business tourism, conferences and retail related sectors.’

5.22

The same Employment Land Review later in the conclusions following an analysis of
the current supply proposes that the Council should ‘consider making allocations in
the order of 20-25 ha.
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Kirklees
5.23

The Kirklees Employment Land Technical Paper states in its conclusions that: ‘Taking
account of completions, commitments, flexibility allowance and potential windfall
there is a need to find 196 hectares of new employment land. As indicated in
paragraph 8.3, a total of 44 hectares has been retained following the rationalisation
of existing UDP employment sites. This means an additional 152 hectares is required
to meet the OAN for jobs and land. In order to meet the overarching economic
objectives for Kirklees, it has been important to understand the locational needs of
the specific sectors being targeted, gain an understanding of the limitations of the
previous supply, and ensure new prime sites are brought forward to address these
previous barriers to growth. In view of this, the Local Plan proposes to allocate 148
hectares as new prime employment land to support these growth aspirations’
Leeds

5.24

The recently adopted Core Strategy for Leeds sets out in the explanatory text that
supports Spatial Policy 8 Economic Development Priorities that the district needs
approximately 493ha of employment land over the Plan period. The city faces
challenges in respect of flood risk particularly in the city centre and the south of the
city. Clearly such areas need to be adequately defended from the risk of flooding. It
goes on to say that 350ha already exist and a further 143ha is identified in the follow
on Site Allocations DPD that identifies the sites for development and recently been
through the publication draft consultation stage. This overall portfolio of sites is
subject to change arising from the future statutory stages in the emerging Site
Allocations DPD.
Selby

5.25

The draft Employment Land Review includes forecast for the future demand for
employment land based on econometric modelling, land take up and floor space
change. These indicate that overall demand over the period 2014-2027 is between
28ha and 60ha. In the conclusions on the current balance between demand and
supply it advises the approach to the future supply of land as set out in the Core
Strategy of; Selby and Hinterland providing 22-27 hectares, Tadcaster providing 5-10
hectares, Sherburn in Elmet providing 5-10 hectares, and the rural areas (including
Eggborough and A19 corridor) providing 5 hectares remains appropriate. It goes on
to identify shortfalls in all areas except Selby and Hinterland, and Sherburn. The
council are working on a new Employment Land Review that will update this
analysis.
Wakefield

5.26

Wakefield has an adopted Core Strategy (2009) and Site Specific Proposals DPD
(2012) which provide a future supply of employment land until 2022. The overall
supply position is as set out in table xx current land supply.
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York
5.27

York is currently working on a revised Publication draft Local Plan, which is
supported by an Employment Land Review (2016). The ELR uses bespoke growth
forecasting work (Oxford Economics) commissioned to inform the emerging Local
Plan and establishes that York’s forecast demand is 33ha of employment land over
the plan period (15 years). The report also supports the allocation of land for a
further 5 years to enable the detailed Green Belt boundaries to be set. Site
allocations previously identified in the Publication draft Local Plan (2014) were
reconsidered for their potential as both potential strategic and general employment
sites against a number of assessment criteria. The Employment Land Review,
including the site assessment, went out to consultation as a part of a ‘Preferred Sites
Consultation’ during summer 2016. The consultation document identified 13
employment sites totalling a potential site allocation supply of 57 ha. The preferred
allocations are subject to change following consideration of the received
representations and will be finalised as York progresses towards a revised
Publication Draft Local Plan.
Market Perspective

5.28

Two meetings were held to gather information about the market – in November with
the Planning Reform Group and in March with Cushman & Wakefield (formerly) DTZ
in addition secondary sources of data were consulted. All this work preceded the
Brexit vote. On 24th November a meeting was held with the Planning Reform Group a
sub group of the Leeds Chamber of Commerce which represents the main private
consultancies that are active and advising clients in the city region and includes
representatives of the other Chambers of Commerce in the city region. This Group
has provided a regular sounding board for a range of strategic planning issues across
the city region. The key messages from that discussion are set out below in relation
to each discussion point. The discussion points were provided in advance and helped
to structure the debate. These points are shown as the ‘topic’ bullet points in the
narrative below.

5.29

General points made following the introduction: 




How is future demand for employment land predicted? The economy is quite
volatile and it is difficult to capture some areas of job growth which can by
unexpected.
In response the work using the REM was briefly outlined along with the value
of sense checking the forecasts using other softer information such as the
views at this meeting.
How will the work be used and what status will it have?
In response it was explained that the work is evidence to support both the
SEP and Development Plan making.
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Points were also made about the importance of the overall approach of local
authorities to promoting economic growth (it is not just about allocating land).
Cambridge was cited as a good example of an enabling and leading authority which
sought to promote the right environment for business growth through actions such
as improving infrastructure. Linked to this is the value of Universities to business
which a matter that we do not make the most of given our good universities across
the city region.
Topic 1: Overview of the health of the commercial property market across the city
region
5.30

The consensus is that the market is very mixed in a city region of contrasts. With
Leeds doing well and others such as Bradford finding it difficult It was noted that
large scale ‘mega-logistics’ businesses are unlikely to locate in LCR and are locating
further south. Yet even in Bradford there has been notable successes such as M&S
logistics hub on the M606 and the Buck Lane Business Park at Baildon. The potential
of the Aire Valley between Shipley and Skipton was also highlighted.
Topic 2: Health of the office market and likelihood of spec build premises

5.31

The office market in central Leeds has now recovered to the point where spec build
property can be funded, with notable schemes now onsite e.g. Wellington Place,
elsewhere mitigating risk remains a significant issue.
There remains a lot of poor grade office space across the city region – see later point
about PD rights.
Topic 3: Health of the B2 and B8 market

5.32

Very little information about B2 except the issue of companies relocating to develop
more efficient premises and centralise on a single site e.g. a textile company
relocating from Keighley to Leeds. It was recognised that there is limited inward
investment of B2 type businesses and we need to attract more.
Topic 4: The viability of sites for commercial uses

5.33

Viability remains a concern and it limits the opportunity to build premises in advance
of firm pre-lets or sales. This has the effect of reducing the portfolio that we can
offer to potential inward investors. Ways need to be found to reduce the risks.
Topic 5: The demand for additional land beyond that currently allocated

5.34

No firm views on this point. But a wider concern that Plan making struggles to keep
pace with the changing market requirements.
Topic 6: Impact of loss of commercial land and buildings to other uses including
making permanent the permitted development rights on change of use
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5.35

The impact of this change is not as great as is being found in the south east. There is
scope to lose quite a lot of poor grade office space to housing uses but the market
for this type of residential property is not very strong.

5.36

The Commercial Property Register web site carries a review of the Yorkshire
property market from November 2015. It states that the market is constrained by
the absence of good quality premises and that it is strengthening in Leeds and
Wakefield and in other places well located to the motorway network. There are also
early signs of a limited return to speculative building with sites at the M606 and
Baildon in Bradford cited as examples.
Cushman & Wakefield meeting

5.37

Further soundings on the property market were taken on 4th March in a meeting
with representatives from Cushman & Wakefield (C&W). This discussion identified a
number of key issues:

5.38

The city region lacks some key employment related facilities/opportunities. We
should bench mark against other city regions and identify our key strategic gaps on
the commercial property market. These gaps could include:
 Improved Airport related business park facilities – C&W has done some work
to advise LBIA on the opportunities to grow the business park that adjoins
the airport.
 Science park to accommodate tech companies of varying types, this needs to
be somewhere with access to the universities but off campus. Other city
regions have such facilities which include lab space as well as business space.
 Potential to join up with the medical research sector that is associated with
the teaching hospitals. That said, the University of York has edge of campus
land for such developments, other universities are constrained by their inner
urban locations.

5.39

Small business and local owned businesses have particular requirements which the
market struggles to provide:  Some which are owned by North Leeds/Harrogate entrepreneurs are looking
for sites/buildings on the north side of Leeds. Buck Lane at Baildon is meeting
some of this need.
 More generally smaller businesses prefer to own their premises rather than
lease, the property sector prefers leasing. Again the Buck Lane model where
the Council are involved and can facilitate this approach is help met this
need. Possibility for LEP intervention to apply the model elsewhere.

5.40

In respect of B1a office accommodation Leeds is the location of choice some spec
building and values of £27 sqft being achieved in centre, other city and town centres
only making £15 sqft. But York may be a bit different, as it is a freestanding historic
city outside the west Yorkshire conurbation, as such it could achieve better than the
£15 average. There remains interest in some out of town locations e.g. White Rose
and Thorpe Park. The Wakefield out of centre locations are less successful. Out of
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centre is more specialist some call centres and some professional consultancies that
don’t need city centre locations e.g. Halcrow engineering are out of centre in Leeds.
Location choice is influenced by staff retention issues. Kirkstall Forge represents an
interesting new location which is out of centre but very accessible the Leeds City
centre.
5.41

In respect of B2 uses, econometric modelling which shows decline in the sectors
associated with B2 doesn’t tell the whole story. Some expansion and relocation with
advanced manufacturing showing potential but again the City Region lacks the
equivalent of Advanced Manufacturing Park in Sheffield. It is reasonable to assume a
high degree of ‘churn’ with old B2 premises going to redevelopment for other uses
and new sites being required. Food manufacturing is strong along with printing.

5.42

In respect of B8 uses it is a complicated picture with developments in the 50-100,000
sq ft taking place for end users e.g. John Lewis and some speculative investments,
e.g. Logic Leeds which is underwritten by the City Council. More space is expected to
be demanded for internet retailing to serve just in time same day delivery services
close to big cities. It is clear that the M62 corridor offers good opportunities. Both
the B1 and B8 market are getting to the point where there will be enough demand to
see development running ahead of confirmed lettings. This has already commenced
in the Leeds city centre office market.
Local analysis of the market

5.43

Barnsley’s ELR (2014) includes commentary on the health of the market which
identified the following key points. SMEs tend to be Barnsley based larger
developments for B2 and B8 tend to be inward investments attracted by the good
transport links and the supply of available premises are reducing indicating some
recovery in the market. The office market is very weak with significant new private
lets described as ‘stubbornly illusive’.

5.44

Harrogate’s response to the call for information to support the City Region ELR
includes the following analysis of demand.

5.45

The council’s economic development team are aware of a number of local
companies that are seeking to relocate to expand or relocate within the district. Due
to business growth, with a related increase in staff numbers and / or equipment,
firms across a range of sectors, including financial, research and manufacturing, are
known to be looking for larger, higher quality premises (office, warehousing and
industrial) in the Harrogate district. In the past year we are aware of businesses that
have moved to Thorpe Arch and Thorpe Park, in part due to a lack of suitable local
premises. The proposed re-development for mixed-use of the former Dunlopillo
(manufacturing) site in Pannal, nr Harrogate has created a demand from existing
businesses to secure alternative B1/B2 premises in the Harrogate area (vacant
occupation scheduled for October 2016). There are indications that some companies
have re-located to other local business parks, generating investment in new or
improved premises, whilst others have reported that they have been unable to
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identify alternative premises, with a suggestion that they will relocate out of the
district or close the business.
5.46

The strength of the local housing market, with high purchase and rental costs,
combined with the attraction of the district as a place to live, has placed an
increasing pressure on existing employment premises and sites for residential use.
National changes in planning regulations, has been a major driver in the notable
trend for conversion of office premises to residential use, particularly in Harrogate
town. Since May 2013 the district has seen proposals for change of use for over
30,000 sq ms of office space as a direct result of permitted development rights
Planning applications for re-development of existing commercial/business sites and
premises to residential use include the Ash Grove industrial site, Ripon (with some
B1 units) and the former Comet retail store, West Park, Harrogate. On the periphery
of the district’s town centres a range of smaller sites in a variety of business
uses, including car mechanics, plumbers, upholsterers and storage, have been
proposed for conversion or re-development to housing.

5.47

Hotel buildings and their grounds have also seen conversion and sub-division, to
create new residential premises. In Harrogate town examples include new build
retirement apartments in the grounds of the Old Swan Hotel, conversion of hotel
accommodation to flats at the rear of the Kimberley Hotel and proposed sub-division
to create flats in the former Balmoral Hotel.

5.48

The cumulative impact of these changes has been to reduce the availability of high
quality office premises, particularly in Harrogate town centre. In addition there is
continued pressure on undeveloped sites that offer the potential for future
employment use, to be allocated for residential development. In turn this constrains
the growth of local companies and limits the offer to inward investors.

5.49

Proximity to the main road network, particularly the A1 (M), contributes to:
 the growth of existing companies e.g. Reed Boardall, Boroughbridge and full
occupation of the St James Business Park, Knaresborough (located next to the
Harrogate by-pass and within 5 miles of the Al (M) J47.)
 investor confidence to expand existing business parks e.g. AIM 50
 known interest for the development of a new business park (Flaxby, J47)
Bringing it all together

5.50

Overall land supply in the city region is 1440ha however within that supply there are
sites which are the legacy of old Development Plans and which may not be suitable
for modern employment requirements. Local authorities are addressing the variable
quality of the supply through their own employment land reviews and in proposals
being made in emerging Development Plans. Of the larger authorities Bradford,
Calderdale, Kirklees and possibly York all are for varying reasons facing challenges in
identifying a suitable, available and deliverable supply of sites to meet modern
employment requirements. The smaller more rural areas are facing challenges in
both identifying sites and retaining land which has been vacated where high land
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values are leading to housing redevelopments and the consequence loss of a
valuable supply. This loss of employment land and buildings to other uses is a
concern for all authorities and the proposed changes to the NPPF work exacerbate
this.
5.51

Further information on specialist sites and the office market was provided in the
feedback from the local authorities on the initial findings. There were a range of
views on the matter of specialist provision such as that associated with universities
and a recognition that there are strengths which we are not taking full advantage of.

5.52

A further strategic site, the former Huddersfield sports centre site, at the very edge
of Huddersfield town centre has recently become available. Kirklees Council have
acknowledged that the site is suitable for a variety of uses including further
University activity. The site has been recently cleared via a significant demolition
program.

5.53

The lack of strength of the office market outside Leeds presents a real challenge. The
economics of office development in the cities (outside Leeds) and large towns is both
stifling new development and creating problems for the reuse of existing often quite
new premises.

5.54

The role of strategic sites is a matter that will require further consideration and
evidence gathering. However a start point is identified here, that of providing
accommodation that may otherwise not come forward in the local planning system.
Examples of where the City Region could support the identification of strategic sites
in a Local Plan could be: in Leeds for an Airport related site (action is already
addressing this point through the emerging sites DPD), in Wakefield, Barnsley and
possibly Selby for Logistics, and for University related activity in York, Leeds Bradford
or Huddersfield , and in the heart of the west Yorkshire conurbation for advanced
manufacturing which could be growth in indigenous business and/or inward
investment.

5.55

To gather current evidence on the market for employment land a discussion was
held at a meeting of the Planning Reform Group which represents the Property
component of the Chambers of Commerce across the city region along with some of
the major development consultancies active in the city region. This was
supplemented by a separate meeting with Cushman & Wakefield. In addition to the
meetings property reviews from market commentators were analysed and local
evidence (where readily available) was added to this broader analysis.

5.56

The main messages from this review of the market areas are as follows. The struggle
to fund spec build developments except offices in central Leeds. The, perhaps
consequent, absence of good quality readily available modern premises. The need to
do more to support key components of the local economy such as University spin off
businesses, airport related businesses and some of the sectors within the B2 use
class such as food, advanced manufacturing and printing. The loss of office space to
residential use in the high value market areas. Addressing the changes in the logistics
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sector where some disaggregation is taking place to support the faster delivery times
required by web based businesses. Finally a recurring point is that the culture of the
Planning Service and how it relates to business is as important as making land
available through Development Plans.
5.57

The challenges presented by the supply of land and market conditions show that
there is a requirement for tailored interventions by the LEP to help to improve the
readily available supply of land. This need for interventions is reinforced by the initial
impacts of the Brexit vote. In particular the loss of value of Property Investment
Funds which provide much of the working capital for building new commercial
premises.
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6.0

Duty to Cooperate and Strategic issues

6.1

The National Planning Policy addresses the duty to cooperate in paragraphs 178 to
181 which makes reference to taking account of different geographic area including
travel to work areas. Section 3 of the report sets out the analysis of the Functional
Economic Areas. The National Policy goes on to identify the importance of working
together to understand and develop appropriate policy responses to address the
‘spill over’ between plan making areas. In the case of employment land supply it is
important to ensure a choice of sites in market areas that may cross district
boundaries and to cooperate on infrastructure investment that may unlock sites in
adjoining Plan areas. These issues are addressed in this section of the report.

6.2

In addition to the geography of travel to work it is important to consider how
corridors shape our economic geography. Transport corridors such as the M62 and
M1 influence the location of logistics and other transport dependent businesses.
Also proximity and clustering can influence business location. For example financial
services is based in Leeds and in locations which have major building societies, banks
and insurers either headquartered or having a major presence such as Bradford,
Halifax, Skipton and York. These different geographical considerations and their
impact on employment land are now addressed in turn.

6.3

The relationship between Plan making and Travel to Work geography highlights
some of the areas where spill overs between Plan making areas may raise matters
that require attention through the provisions of the Duty to Cooperate.
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Figure 6.1: The relationship between the 2011 based TTWAs and the Plan making
areas

Figure 6.2: Travel to Work areas in 2011 and the changes since the previous 2001
census based Travel to Work areas

6.4

The two maps of the travel to work areas show the current relationship between
Plan making areas and travel to work areas and the locations that are susceptible to
change. The second map shows the changes in the extent of individual TTWAs
between 2001 and 2011 with the old 2001 boundaries shown in blue (further detail
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on this can be found in section 3 of the report). When Plan making areas and TTWAs
are overlaid the areas listed below are those which may require attention in the
dialogue through the Duty to Cooperate include:
 The Wharfe Valley in Bradford which lies in the Leeds TTWA
 North Kirklees which lies in the Huddersfield TTWA and is partly in the Bradford
Travel TWA and partly in the Leeds TTWA. This area is also bisected by the
M62.
 The south west of Selby District which include parts of both the Leeds TTWA
and the Wakefield and Castleford TTWA.
 The northern part of Harrogate District including Masham which lies in the
Northallerton TTWA which covers areas in Richmondshire and Hambleton.
 The York TTWA which extends beyond the UA boundary in all directions
including much of Selby District, parts of Harrogate to the east of the A1 and
Hambleton Districts, along with parts of Ryedale and the East Riding.
6.5

The key constraints and corridors in the city region that may well influence transport
dependent businesses are shown on the map below. A further consideration is the
impact of topography and constraints such as flood risk on the availability of flat sites
for employment use. This is also shown on Figure 6.3 below.
Figure 6.3 LCR Topography, Flood Zone Map and Transport Corridors
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6.6

The corridors identified in Figure 6.3 indicatively show where sectors such as logistics
and other transport dependent businesses may seek concentrate their activities,
subject to other planning and development considerations. This raises potentially
important cross boundary issues about the priority given to, and timing of bringing
land forward in these corridors along with the associated improvements to transport
infrastructure which may have cross boundary implications. That said, it is also
important to ensure the overall sustainability of such sites e.g. the workforce has a
choice of means of travel to the site and the overall development adequately
mitigates any adverse environmental impacts.

6.7

Turning now to the implications of the patterns of employment and of particular
sectors that are important to the city region. The series of maps below show the
distribution of employment, first in general and then in specific sectors that are
important to the future economic success of the city region.
Figure 6.4: Total Employment 2014

6.8

The figure above shows where the greatest concentrations of employment are found
across the city region. Along with concentrations in the main urban centres such as
Leeds and Wakefield, there are rural locations such as in south west Selby District
(probably associated with Sherburn in Elmet) and Airedale between Keighley and
Skipton (associated with Silsden and Crosshills where there are growing business
parks). Additionally there are concentrations near motorway junctions such as those
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on the western edge of Wakefield in the M1 corridor. It is important to ensure a
good choice of sites in or near these areas of growing employment.
Figure 6.5: Manufacturing 2014

6.9

Figure 6.5 above shows the distribution of manufacturing jobs across the city region.
It shows concentrations in the urban areas of west Yorkshire and in the east of the
city region in York and in the south and west of Selby District. The west Yorkshire
concentration in north Kirklees, south Bradford and south Leeds is being supported
by local policy interventions particularly in Kirklees which may generate site
requirements in this part of the City Region as businesses seek to modernise and
grow and to support inward investment which could include the return of
manufacturing activities that had been moved to the far east. The growth in Selby
district may present an opportunity to reuse the sites such as the old coal fired
power station at Eggborough which is in the process of closing down.
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Figure 6.6: Finance and Insurance 2014

6.10

Figure 6.6 above shows the distribution of finance and insurance businesses across
the city region. There are concentrations in Leeds, Bradford, Calderdale, Craven and
York some of which are a consequence of the high concentration of Building
Societies and former Building Societies which converted to banks in the period
preceding the 2008 recession. The large concentration in Leeds reflects its role as a
key regional financial centre in the north of England. The city has the largest number
of financial and professional services jobs of any city in England outside London.

6.11

This sector tends to occupy quite large scale B1a premises either in city and town
centres or to a lesser extent in well-located out of centre office parks. The difficulties
in funding speculative B1a developments (except in central Leeds) that are set out
earlier in the report presents a challenge to the city region in seeking to grow this
valuable sector. This is because businesses looking to relocate or expand need to
commission their own new building rather than move into a ready built spec office,
which take quite a lot of time, can create inconvenience and act as a disincentive to
invest.
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Figure 6.7: Logistics employment 2014

6.12

The figure above shows the distribution of logistics employment across the city
region. This sector favours locations that are close to good transport corridors,
particularly road corridors such as the M62. That said it is likely that the
concentration in central York rail related logistics employment probably
headquarters functions. Other concentrations are almost all related to motorway
corridors; the M62 in relation to Kirklees, the M621 in south Leeds and the M1 in
relation to Wakefield and Barnsley. There are also lesser concentrations in other
locations on the M62 corridor, near Leeds Bradford International Airport, Sherburn
in Elmet in Selby District and north of Harrogate District linked to the improved A1M
corridor.
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The role of Leeds City Region Enterprise Zones
6.13

The city region has taken advantage of the government’s invitations to bid for
enterprise zones. The next few paragraphs describes this.

6.14

Enterprise Zones offer a number of benefits. This includes the 100% retention of
business rate growth for LEPs for 25 years, to enable them to unlock and accelerate
development on EZs. Businesses also benefit from locating within EZs via:



6.15

Up to 100% business rate discount (up to £275,000 per business over a 5-year
period); or
100% Enhanced Capital Allowances (ECAs) (i.e. tax relief) to businesses
making large investments on qualifying plant and machinery costs (within
assisted areas only).

There are currently 11 Enterprise Zones within the City Region. This comprises zones
at Leeds (Aire Valley) and nine sites across the districts of Braford, Calderdale,
Kirklees and Wakefield. York Central is also identified as an EZ and is managed by the
York, North Yorkshire and East Riding (YNYER) LEP.
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Figure 6.8: All LCR Enterprise Zones

6.16

The SEP includes innovative manufacturing is a central priority for growth and the EZ
sites are well placed to support this aim and are ideally located to build on these
ambitions and the City Region’s existing strengths in advanced and innovative
manufacturing and complementary activities such as logistics and distribution.

6.17

The EZ programme provides the City Region with a significant future revenue stream
via retained Business Rate receipts to accelerate delivery in these locations and
unlock and promote other city region employment opportunities as they arise.

6.18

The feedback from the local authorities as part of the stakeholder engagement for
this study demonstrates that Enterprise Zones are seen to have a role to play in
promoting economic success but there are different views on how to take this
forward. The limitations on the scale of EZs and the impact on localisation of
business rates are constraints on the future deployment of this initiative.
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6.19

The analysis in section 6 has identified a number of themes that will need to be
further explored through the mechanisms of the Duty to Cooperate. The Travel to
Work Area geography shows where there may be opportunities for land allocations
in one Plan area to benefit adjoining Plan areas in the same Travel to Work Area. For
example, between York UA and Selby District. The joint investigation of transport
infrastructure constraints that will be required to be resolved to bring forward major
sites in the M62 corridor that will benefit a number of authorities through which the
motorway corridor runs. The concentration of manufacturing in the heart of the
West Yorkshire conurbation suggests joint action between Calderdale, Bradford,
Kirklees, Leeds and Wakefield to ensure the availability of sites for those
manufacturing companies that need to relocate for either operation efficiency or
business growth.

6.20

The LEP/Combined Authority and partners should consider its own infrastructure
programmes to ensure they support ongoing attractiveness of this corridor as place
to grow and invest. This specifically relates to highway and public transport
infrastructure, but also relates to wider utility provision.

55

7.0

Implications of the Growth Deal and delivery of the Strategic Economic Plan

7.1

A key component of the Strategic Employment Land Review is an analysis of the
likely employment land requirements arising from the Growth Deal agreement with
the Government. The City Region Local Enterprise Partnership submitted to
Government in 2014 a Strategic Economic Plan (SEP) in support of its Growth Deal. A
refresh of that SEP was completed in 2016. It is this refresh that provides the basis of
the analysis of likely land requirements.

7.2

To support the SEP, an analysis of the city region’s economic circumstances was
undertaken. This shows that the economy covers a large and diverse geographical
area, and yet functions as a coherent economic unit in which the great majority of
residents both live and work. The Figure 7.1 shows the City Region area, its key
sectoral assets, its exceptional concentration of universities, and the principal
transport routes.
Figure 7.1: Leeds City Region – Sectors and Assets

7.3

The headline conclusions from the analysis are: 

The City Region economy is growing, and has been bolstered by the work of the
LEP/Combined Authority and its partners.
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7.4

However, it is not improving fast enough to significantly reduce gaps to the
national average in many areas.
There are excellent assets that can be utilised to transform future performance,
as well as long term trends, opportunities and challenges to tackle or exploit.
Greater devolution will improve the capacity to do so.
Key areas that are critical to future performance include business productivity
and its drivers; the labour market and skills; low carbon, energy and climate
change adaptation (e.g. flood risk); and infrastructure – spanning transport,
digital, housing, employment sites and key centres, and green infrastructure.
There are considerable variations across districts and communities. ‘Good
growth’ is required so that GVA growth translates into well paid and fulfilling jobs
for more people and reduced inequalities and poverty, as well as to long-term
business success and increasing profitability.

The SEP strategic priorities continue to be:





PRIORITY 1: Growing Businesses
PRIORITY 2: Skilled People, Better Jobs
PRIORITY 3: Clean Energy and Environmental Resilience
PRIORITY 4: Infrastructure for Growth

The employment land review is particularly concerned with priorities 1 and 4 in that
the review is considering the availability of right sort of sites and in the right
quantities to support growing businesses and ensure that the infrastructure is in
place to enable sites to come forward in a timely manner.
7.5

Within the broad priorities described above the SEP outlines some headline
initiatives that will have implications for the supply of employment land including:
 Boost business growth, productivity, exports and investment by linking
businesses to support and funding, including through the LEP Growth Service,
Skills Service and Trade and Investment programme
The delivery of which will in part depend on ensuring that sites are available for both
growing companies in the city region and companies looking to relocate to the city
region.
 Develop and regenerate integrated Spatial Priority Areas, (including LCR
Enterprise Zones) supporting employment growth, quality environments and
the building of 10,000-13,000 new homes per year
These spatial priorities will identify packages of sites that can be brought forward
through specific interventions such as unlocking strategic infrastructure constraints
as described in the summary of the interventions in Priority 4 in the SEP.

7.6

The interventions described in the SEP include a number of specific locational
priorities for unlocking sites of employment. An initial list has already been agreed
through the first iteration of the SEP in 2014.
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7.7

These are:
 Leeds (Aire Valley) EZ
 Cooper Bridge
 Newmarket (J30, M62)
 Glasshoughton
 Chidswell
 Barugh Green, Barnsley
Further sites are now identified in the refresh of the SEP, these are:
a) Nine M62 Corridor EZ Sites:
 Gain Lane, Parry Lane & Staithgate Lane (Bradford)
 Clifton Business Park (Calderdale)
 Lindley Moor East, Lindley Moor West & Moor Park Mirfield (Kirklees)
 South Kirkby Business Park & Langthwaite Grange Extension (Wakefield)
 Plus York Central (a York, North Yorkshire & East Riding LEP EZ)
b) Leeds Bradford International Airport Employment Zone

7.7

The investment priorities described above will make an important contribution to
ensuring a choice of readily available sites for business expansion or relocation.
However, the analysis of the likely demand and the overall supply of land set out
earlier in the report shows that there is more to do as past take up suggests that a
five year supply of readily available sites would amount to 375ha. To achieve and
maintain such a supply may well require further work to identify more priority sites
and to carry out feasibility work to determine the interventions necessary to ensure
their availability for development.
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8.0

Conclusions and next steps

8.1

This city region employment land review is strategic in nature and consequently it
draws broad conclusions on demand and supply and the quality of sites available and
in light of the findings makes recommendations about any further work of a strategic
nature that should be considered. It does not make recommendations on specific
sites as that level of detail is a matter for an Employment Land Review commissioned
for a specific Development Plan usually for an individual local authority area. The
approach taken has been informed by national planning policy and advice, albeit
tailored to the strategic nature of this review.

8.2

The econometric based forecasts for the total land required across the LCR range
from 303 to 402 hectares before making allowances for losses in B1 and B8 and the
operation of the market. B2 losses are already accounted for by ‘setting to zero’ the
negative land requirement forecast for this type of use. B1a uses require 138 to 243
ha before allowing for losses to other uses and for the operation of the market.
Whereas B8 uses require 124 to 209ha before allowing for losses to other uses and
for the operation of the market. The analysis suggests making a 10% across the
board allowance for normal vacancy rates in the market. Which would lead to an
overall range figure of 330 to 440 ha. The allowances to be made for losses to other
uses presents a challenge because of the paucity of data and the recent changes in
national policy such as making permanent the PD rights to change use from office to
residential. The further changes to national policy that were consulted on earlier in
the year will if implemented exacerbate the losses of employment land to other
uses. With these matters in mind it is important for the local authorities across the
city region to improve their monitoring of losses of employment land and buildings.

8.3

Using the 330 – 440ha range as a reference point a comparison can then be made
with historic take up figures. The average take up over the period 2005/6 to 2013/14
is 75ha. If this figure is multiplied by 17 it will provide a comparison with the REM
forecast of land required. 75x17=1275ha. The reality of overall demand lies
somewhere between these two figures and achieving an overall supply that is closer
to the projection of take up will provide a greater choice and flexibility in the
provision of employment land. To achieve a 5 year supply of readily available land
requires (based on past take up) there needs to be up to 375ha of land available
across the city region.

8.4

The review of local initiatives to promote economic growth has not identified any
factors that would have a significant impact on the overall approach to the demand
for employment land. These strategies are important to their localities and will
influence the choice of sites to be made in local plan making and may raise cross
boundary issues within the city region. This point is addressed in detail in section 6 of
the report.
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8.5

Overall land supply in the city region is 1440ha. When compared to the forecasts of
demand set out above it is clear that there is in aggregate, across the City Region,
enough land to meet the foreseeable demand. That said, within that supply there
are sites in some authority areas which are the legacy of old Development Plans and
which may not be suitable for modern employment requirements. Local authorities
are addressing the variable quality of the supply through their own employment land
reviews and in proposals being made in emerging Development Plans. Of the larger
authorities Bradford, Calderdale, Kirklees and possibly York all are for varying
reasons facing challenges in identifying a suitable, available and deliverable supply of
sites to meet modern employment requirements. Whereas Wakefield which has
completed its current cycle of Plan making has already addressed the problem of the
legacy of previous Development Plans. The smaller more rural Plan making areas are
facing challenges in both identifying sites and retaining land which has been vacated
where high land values are leading to housing redevelopments and the consequence
loss of a valuable supply. This loss of employment land and buildings to other uses is
a concern for all authorities and the proposed changes to the NPPF work exacerbate
this.

8.6

Further information on specialist sites and the office market was provided in the
feedback from the local authorities on the initial findings. There were a range of
views on the matter of specialist provision such as that associated with universities
and a recognition that there are strengths which we are not taking full advantage of.
The lack of strength of the office market outside Leeds presents a real challenge. The
economics of office development in the cities (outside Leeds) and large towns is both
stifling new development and creating problems for the reuse of existing often quite
new premises.

8.7

The role of strategic sites is a matter that will require further consideration and
evidence gathering. However a start point is identified here, that of providing
accommodation that may otherwise not come forward in the local planning system.
Examples of where the City Region could support the identification of strategic sites
in a Local Plan could be: in Leeds for an Airport related site (action is already
addressing this point through the emerging sites DPD), in Wakefield, Barnsley and
possibly Selby for Logistics, for University related activity in York, Leeds Bradford or
Huddersfield, and in the heart of the west Yorkshire conurbation for advanced
manufacturing which could be growth in indigenous business and/or inward
investment.

8.8

To gather current evidence on the market for employment land a discussion was
held at a meeting of the Planning Reform Group which represents the Property
component of the Chambers of Commerce across the city region along with some of
the major development consultancies active in the city region. This was
supplemented by a separate meeting with Cushman & Wakefield. In addition to the
meetings property reviews from market commentators were analysed and local
evidence (where readily available) was added to this broader analysis.
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8.9

The main messages from this review of the market areas are as follows. The struggle
to fund spec build developments except offices in central Leeds. The, perhaps
consequent, absence of good quality readily available modern premises. The need to
do more to support key components of the local economy such as University spin off
businesses, airport related businesses and some of the sectors within the B2 use
class such as food, advanced manufacturing and printing. The loss of office space to
residential use in the high value market areas. Addressing the changes in the logistics
sector where some disaggregation is taking place to support the faster delivery times
required by web based businesses. Finally a recurring point is that the culture of the
Planning Service and how it relates to business is as important as making land
available through Development Plans

8.10

The challenges presented by the supply of land and market conditions (which have
deteriorated following the Brexit vote) show that there is a requirement for tailored
interventions by the LEP to help to improve the readily available supply of land. The
basis for these interventions is set out in the SEP. Further work is required to
develop a programme of interventions for the EZ sites that have already been
identified in the SEP and for a pipeline of additional sites to ensure a continued
available five year supply of around 375ha.

8.11

The analysis of functional relationships has identified a number of cross boundary
considerations to be addressed through the Duty to Cooperate:
 The Wharfe Valley in Bradford which lies in the Leeds TTWA
 North Kirklees which lies in the Huddersfield TTWA and is partly in the
Bradford Travel TWA and partly in the Leeds TTWA. This area is also bisected
by the M62.
 The south west of Selby District which include parts of both the Leeds TTWA
and the Wakefield and Castleford TTWA.
 The northern part of Harrogate District including Ripon which lies in the
Northallerton TTWA which covers areas in Richmondshire and Hambleton.
 The York TTWA which extends beyond the UA boundary in all directions
including much of Selby District, parts of Harrogate to the east of the A1 and
Hambleton Districts, along with parts of Ryedale and the East Riding

8.12

It is particularly in these locations that authorities should work jointly to unlock
infrastructure and other constraints and to ensure a balanced portfolio of readily
available sites is delivered.
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Appendix A Brexit Risks
This note on the emerging Brexit risks draws on information from a paper to the July
meeting of the LEP Board and outlines the risks that may lead to changes in the analysis
presented in the Strategic Employment Land Review
Principal economic risks
1. The long-run economic impacts will depend on the arrangements the UK can establish
with the remainder of the EU and rest of the world, and the UK’s macroeconomic
performance. Nonetheless, we have established that for the Leeds City Region:
a) The balance of consensus is that leaving the EU will reduce the UK’s GDP by 6% by 2020.
This is likely to reduce LCR’s annual GVA by over £4bn, corresponding to a short-run
increase in unemployment by 14,000 to a total of around 120,000.
b) Over the period as a whole (2017 – 2021), the LCR economy will have produced around
£8bn less than would otherwise be expected, with most of the contraction in 2017 and
2018, with a gradual recovery by 2021.
c) The LCR has a reasonably high exposure to the EU, with over 50% of goods exported to
that market (7.5% of our Gross Output, worth up to £4.7bn). By comparison, £2.7bn of
services are traded with the EU.
d) 1 in 3 of exporters export only to the EU; Leeds and Kirklees have a particularly high
exposure.
e) Migration of labour is more difficult to predict as it depends on the terms of Brexit. The
current flow is 23,000 migrants per year (the vast majority from the EU) and 35% settling in
Leeds. There may be a short-term increase in immigration before any tighter controls are
applied.
f) Likely lower consumer spending, meaning that retail may be hit hard. This is because of
lower consumer confidence (linked to job security and earnings) along with squeezed
margins as a result of lower £sterling.
g) The IFS predicts tax revenues could shrink by £20bn - £40bn over the next 5yrs. This will
likely result in a new fiscal approach comprising a mixture of further public spending cuts,
tax rises and more borrowing.
Transport, housing and energy infrastructure
Our initial analysis of the implications is:
a) The housing market may face headwinds due to lower confidence, falling house prices,
increased costs of materials and shortages of skills and labour.
b) The net impact of this is likely to be fewer houses, with less-viable developments at
greatest risk.
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c) While there is little short-term prospect of changes to planning processes, there is a risk
that some environment safeguards (e.g. on air quality) might be rescinded, with implications
for health and wellbeing.
d) Some commercial developments could be affected by lower demand. Enterprise Zones
could be particularly vulnerable as the availability of Sustainable Urban Development (SUD)
ESIF funding could also be at risk.
e) Broadband programmes depend on continued ESIF – specifically the next phase to rollout
to 28,000 homes and businesses in the more remote parts of West Yorkshire and York.
f) There may be indirect impacts for major strategic transport work – including the
viability/costs of major transport schemes and issues on state aid. Some minor transport
projects (including low emissions vehicles, etc.) are dependent on EU funding.
g) European funds (ESIF and ELENA) support significant local work on resource efficiency

In-light of this, we will liaise with local authorities, industry and Government to:
a) Press for certainty on the use of European funds for established programmes.
b) Be prepared to respond to any eventuality in the housing market, including financing for
commercial and residential development and measures to upskill the workforce.
c) Prepare to respond to any request to accelerate a pipeline of transformational transport,
commercial and housing infrastructure that will help stimulate aggregate demand.
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Appendix B Sectors – conversion to use class assumptions

Pr imar y/ U t il
it ies

SIC2007
Square
38 Meters
sectorper Employee (SqM)
01

Agriculture, Forestry & Fishing

02

Extraction & Mining

03

Food, Drink & Tobacco

04

Textiles & Clothing

80

Ind ust r y B 1
b / c, B 2

34

16
17

Construction of Buildings

18

Civil Engineering

19

Specialised Construction Activities

20

Wholesale

21

Retail

22

Land Transport, Storage & Post

23

Air & Water Transport

24

Accomodation & Food Services

25

Recreation

26

Media Activities

27

Telecoms

28

Computing & Information Services

29

Finance

30

Insurance & Pensions

31

Real Estate

32

Professional Services

33

Administrative & Supportive Service Activities

34

Other Private Services

35

Public Administration & Defence

36

Education

37

Health

38

Residential Care & Social Work

06
07
08
09
10
11
12
13
14
15

23

19

St o r ag e,
D ist r ib ut io n
( B 8 ) - Ot her

50

St o r ag e,
D ist r ib ut io n
( B 8 ) - Shed

80

Of f ices B 1a

19

Ot her Pub lic Healt h and
Ser vices
Ed ucat io n

19

19

C o nst r uct io
n

23

100%
100%

100%
100%
Wood & Paper
100%
Printing and Reproduction of Recorded Media
100%
Fuel Refining
100%
Chemicals
100%
Pharmaceuticals
100%
Rubber, Plastic and Other Non-Metallic Mineral Products100%
Metal Products
100%
Computer & Electronic Products
100%
Machinery & Equipment
100%
Transport Equipment
100%
Other Manufacturing
100%
Utilities
100%

05

R et ail,
leisur e and
M isc / Ot her cat er ing

100%
100%
100%
15%

24%

61%
100%

10%

90%
100%
100%
100%
100%
44%

25%
4%

56%

13%
59%

100%
100%
100%
100%
100%
62%
37%
63%

37%
100%
100%
100%
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