Planning For Employment Land:
Evidence Base Issues
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Context

A Significant economic changes since RSS
I RSS evidence based on Spring 2007 forecasts

A New national planning policy set out in PPS4
I No revised guidance on Employment Land Reviews

A Research undertaken for the Regional Strategy

I Roger Tym recommendations on how to assess futt
land requirements
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'000s of FTHobs in Y&H

RSS revoked but evidence may still be relev:
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PPS4: Planning for Sustainable Economic Grq

At the local level the

evidence base should assess th

A Detailedieedior land or floorspace for economic

development over
A Existing and futiste

the plan period
pphof land available for economic

devel op meviews ofdamdaiialyle for

economic development should be undertaken at the
same time as, or combined with, strategic housing |
availability assessments
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Whole Economy Evidence Base

A Very wide definition of economic development
I Goes beyond the traditional employment (B) land us

A The need for other @)reconomic uses are based
on different sources of evidence, for example:

Retall & Leisurdretall Capacity Assessments
Education & Hedltimfrastructure Delivery Plans

A4
A4

A Recommended approach set out in Roger Tym ref
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The Development Plan should:

A Positively and proactively encourage sustainable
economic growth

A Support existing business sectors, taking account c
whether they are expanding or contracting

A Where possible, identify and plan for new or emerg
sectors likely to locate In the area

A Flexible enough to accommodate sectors not antici
In the plan
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A Plan for the location, promotion and expansion of
clusters or networks of knowledge driven or high
technology industries

A Reflect the different location requirements of
pusinesses

A Identify, protect and promote key distribution netwo

A Existing allocations should not be carried forward
without evidence of need and reasonable prospect
their take up
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Different Methodologies

A Past takepi project forward past trends to work ou
future land requriment
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Different Methodologies

A Labour supplydemographic analysis to work out ho
many more residents of working age there will be 1i
future (taking account of commuting patterns and
economic activity rates)
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Different Methodologies

A Labour demaindorecasts of future employment

o
Y
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What has been the experience of Local
Authorities in York and North Yorkshire?



Calculating Land Requirements

A Neti using forecasts of employment growth (i.e. RE
I Map sectors to the B class land uses
I Floorspace to Labour Ratio (Employment Density)
I Plot Ratio

Projected future loss of employment land

A Gros$ need to make an additional allowance
i
I Choice and competition in the market
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Employment Change by Sector generated by the RE

Map Sectors to the B land use classes to give employme

Apphfloorspact labour ratios to gilarspaceequirement fm

Set plot ratios to conflearspacmto a land area (ha)

Net demand for employment land

SN
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Forecasts of Employment Growth

A Regional Econometric Model (REM)

I Biannual employment forecast data covering all loce
authorities in Y&H

I Baseline forecasts covering 30 sector2(2986
A Sets out how the local economy is likely to change
Can be used to build scenarios and model impacts

Online licence Is free to LAS

A4
A4
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Overview of the Regional Economéioclel
(see ONorth Yorkshire
slides)

AW
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Chief Economist Unit

Yorkshire Forward
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Mapping sectors to the B class land uses

A Based on Standard Industrial Classification (SIC) ci
1 Used to classify business establishments
A Matrix developed by Roger Tym using SIC 2007 co

I Based on a survey that tested the type of premises
occupied by different types of business establishmer

I SIC codes have been mapped against the B land us
A Current run of the REM (March 2010) uses SIC 20(
A Converting the REM to SIC 2007
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A
A
A
A
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Agriculture, Forestry & Fishing
Oil & Gas Extraction

Other Mining

Food, Drink & Tobacco
Textiles & Clothing

Wood & Wood Products
Paper, Printing & Publishing
Fuel Refining

Chemicals

Rubber & Plastics

Minerals

WISES

Machinery & Equipment
Electrical & Optical Equipment
Transport Equipment

To o o o o To o To To Io o o Do Do I»

Other Manufacturing
Gas, Electricity & Water
Construction
Wholesaling

Retailing

Hotels & Catering
Transport
Communications
Banking & Insurance
Other Financial and Business
Business Services
Public Admin. & Defence
Education

Health

Other
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Storage oDistribution (B8) Sectors
Wholesale

Freight Transport by Road
Removal Services

Storage and Warehousing

Other Supportibgnd Transport activities

Cargo Handling

Post & Courier activities
Packaging activities
Employment activities (part)

SIC 2007

46
49.41
49.42
52.10
52.21
52.24

53
82.92

/8




The Region’s
Development Agency

Floorspace to Labour Ratio

A Average floorspacé)(that each employee can be
expected to occupy within the workplace

A Government guidance uses figures from dated sun
of businesses in London and the South East

A Extensive survey of businesses operating within Y-
undertaken to establish robust and regionally spec
data on Floorspace to Labour ratios

1 Significant difference for industrial and storage uses



Roger Tym Recommendations

A Offices (Bla)
I Each employee occupiesl6 sgm
A Industry (B1c/B2) and Storage/Distribution (B8)
I Each employee occupies 67 sgm
I As low as 40 sgm for smaller units
I 90 sgm when considering units over 10,000 sgm
A R&D (B1b)
I Not associated with a single type of accommodatior
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Plot Ratio

A Used to estimate the capacity of land to accommot
floorspace

A Expressed either as the percentage of a site area,
the total floorspacé)(om one hectare (ha) of land

A Most often reported standard (40%) taken from a 1
survey of businesses in London and the South Eas

A Analysed developments that took place over last fi
years in around half of Y&H authorities



Roger Tym Recommendations

A Standard assumption that4tle$3 economic uses
generate 3,500t 4,000A0ffloorspacper ha

A Only apply to industrial and storage/distribution use

A Do not use to set a land requirement for offices

1 Offices, especially in town and city centres, can be |
at much higher densities and depending on the nurr
of storeys very high plot ratios are achievable



EXAMPLE

A Net employment growth of 100 jobs forecast within
Manufacturing SICs over next 15 years

A Manufacturing SICs are identified as being a B2 us

A F/L ratio of 67per worker for B2 uses = 6700m

total net floorspace growt

N

A An additional 6,76@hB2 f

oorpsace would create a

requirement for 1.91ha net additional land (based ¢
Plot Ratio of 3,5Ghfloorspace per hectare)
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Gross Employment Land Requirement

A The net figure is only a part of the process

I Could result in a significant underestimate of land
required to support future economic development

A Need to make further allowances

I Devel oping a o6policy on
I Replacing expected future loss of employment sites
T

Provide for choice and competition in the commerci:
property market




Scenarios & Strategic Interventions

Devel opi-onngd as coepnoa riicoy t o
A Future pattern of inward investrarategic sites
A Public sector investments

AEconomic Strategy t hat
I New and emerging sectors?

A Can take into account displacement
A Adds in multiplier effects within the wider supply ct
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Future loss of employment land

A No standard approach to calculate losses

A Roger Tyms recommended undertaking site asses:s

1 ldentify those existing employment sites that could b
to other uses over the plan period

A Needs to be evidence based

I Blanket assumption that a percentage of stock will b
replaced each year

1 Project forward past losses
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Choice and competition in the market

A Land can remain in the development pipeline for a
time without delivering new floorspace

A At any one time ensure there is enough readily ava
(unconstrained) land to meet the gross requiremen
each employment uses for the next five years

A Not desirable to have no land supply available at tt
end of the plan peiiotw choice available



Supplement quantitative analysis

A Other local factors that will influence decisions ove
future employment land supply
I Need to address qualitative gaps in the existing lanc
and property supply
I Take account of commercial and property knowledg
for example the level of interest in segments of the |
property market
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Links to Housing Evidence

APPS46s policies do not

AStrategic Housing Mar ke

I What is the current economic profile and how has th
changed over the last 10 years?

I How might economic factors influence total future de

A Economic change is a key driver that will influence
housing demand

I Draw on future economic and employment forecasts
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Retall Data

PPS4 evidence base requirement:

ADet ermine which centr es
orderd centres

A Identify catchment areas, and retail shares, for the
nigher order centres

A Identify the available spend and the inflow/outflow
expenditure in higher order retail catchment areas

A Build a picture of current expenditure patterns/flow:
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A The retail offer of each shopping venue in the UK is evaluatediusingia which takes
account of the presence in each location ofretailgotd he score attached to each operator is

weighted to reflect their ovenadlct on shopping patterns

A In addition to its VENUESCORE (current score, national ranking and previous ranking), eac
assessed in terms of:

Markepositioning (is the offgpirational dowsmarket?)

Agefocus (is the offer targeting younger or older consumers?)

Fashioh ocus (how dominant I s the venueds
Fashionabilibyits offer (is the clothing offer traditional or progressive?)

Foodservidaas (how strong is the food and beverage offer?)

Shoppingentre vs. high strdetninance

A The resulting VENUESCORE reflectsshace and importance of the multiple tradiig in
each venue. These scores generally correlate quite closely witlethe tagiisaf these

shopping venues
A Common use of this data is by retailers looking iotlexyanidt from this point of view

-
I
-
I
-
I
-
I
-
I
o
I
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A This data is about where residents do their usual rei
shopping
A It does not include grocery spend

A 1t does not take into account the condition or
atmosphere of a retail centre, only the nature of the
stores based there

A Centres where a high concentration of independent
retailers exist might see a lower Venue Score than
Il ntuiltively expected as
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LEEDS, CENTRE

HULL, CENTRE

YORK, CENTRE
SHEFFIELD, CENTRE
DONCASTER, CENTRE
SHEFFIELD, MEADOWHALL
GRIMSBY, CENTRE
HUDDERSFIELD, CENTRE
HARROGATE, CENTRE
BRADFORD, CENTRE
WAKEFIELD, CENTRE
YORK, DESIGNER OUTLET
LEEDS, WHITE ROSE
SCARBOROUGH, CENTRE
BARNSLEY, CENTRE
SCUNTHORPE, CENTRE
HALIFAX, CENTRE
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