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Executive Summary

The Yorkshire and Humber Assembly appointed Arup to undertake modelling work to support the development of RSS.  The Study is intended to provide the technical evidence base to help inform the wider regional and sub-regional frameworks for planning policy (specifically the Regional Spatial Strategy and the Regional Economic Strategy), economic development, regeneration, transport and sustainable development.

The scope of work calls for an assessment of Yorkshire Futures’ econometric forecasting data to test the extent to which the current supply of employment sites in Yorkshire and the Humber is commensurate (in quantitative and locational demand terms) with the patterns of current and projected economic growth in the region.

This technical report used three econometric model scenarios provided by Yorkshire Futures in order to calculate the demand forecasts for employment floorspace and, subsequently, employment land, at a regional, sub-regional and District level.  The paper then provided a commentary on where the growth/decline is forecast for each sub-region and District within.

Employment Projections

Under the most optimistic of the econometric model’s outputs, Scenario C, converted from Industrial Sector to the B1 (office), B2 (industrial) and B8 (warehouse and distribution) Use Classes, indicates that there is likely to be strong growth in office-based jobs in the region, totalling approximately 64,000 additional employees by 2016.  Growth is strongest in the Leeds City Region and certain areas of South Yorkshire, particularly Sheffield.

The number of people employed in primarily B2 type activities, such as manufacturing and general industry, is forecast to decline in the Humber Estuary and South Yorkshire (and particularly Sheffield), continuing the trends experienced in the region over the last twenty years or so.  Growth is forecast under Scenario C in the Leeds City Region and particularly the Remoter Rural sub-region.

The number of employees based on B8 (warehouse and distribution) land is forecast to increase in every sub-region under Scenario C, particularly in the Leeds City Region, which is forecast to gain around 10% of the current workforce between 2006 and 2016.

Employment Land Demand Projections and Comparisons with Current Levels of Supply

The scenarios indicate that there will be an overall regional requirement in Yorkshire and the Humber for an additional 85.3 hectares of B1 employment land under Scenario A; 166.5 hectares under Scenario B; and 241.5 hectares under Scenario C (the latter figure comprising an increase of 13% on current supply).  This compares with a general decrease in B2 employment land required under the first two scenarios due to the constriction of the manufacturing and general industrial workforce, with a slight increase of 3% under Scenario C.  As for B8 employment land projections, the there scenarios suggest that there will be a negative requirement for additional land under Scenario A, totalling 7 hectares, and a positive requirement for B8 employment land under Scenarios B and C, in the order of 99 and 207 hectares respectively.

At a very crude level, comparing these additional employment land projections with the 2003 RELS would suggest that the region has far more employment land than is likely to be required in the future.  This is not discounting the importance of providing the market with choice and flexibility in their site selection, and also to allow for a certain amount of ‘churn’ as sites stay necessarily vacant for a period of time.  However, a total forward supply of 6,065 hectares of employment land allocated in Local Development Plans and/or with planning permission clearly dwarfs the net employment land requirements even under the most optimistic Scenario (C), which indicates a net figure of around 550 hectares of employment land over the ten year period 2006 – 2016.

Table 1: Net Employment Land Demand Projections 2006-2016
	Hectares
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	A
	B
	C
	A
	B
	C
	A
	B
	C

	Yorkshire and Humber Regional Total
	85.3
	166.5
	241.5
	-199.6
	-59.14
	100
	-6.6
	99.4
	206.9

	Leeds City Region Total
	65.7
	109.9
	152.4
	-95.5
	-23.6
	59.4
	27.0
	82.8
	140.5

	Remoter Rural Total
	8.0
	15.3
	21.7
	21.8
	35.1
	50.7
	-1.2
	8.2
	17.1

	Humber Estuary Total
	13.1
	25.03
	36.3
	-35.8
	-12.3
	12.5
	-2.9
	14.2
	31.7

	South Yorkshire Total
	-1.5
	16.0
	31.0
	-90.0
	-58.3
	-22.6
	-29.5
	-5.8
	17.5


To summarise, Table 1 presents the final summary data relating to net employment land projections for each sub-region between 2006 and 2016.  The technical report concluded that certain areas, particularly the Remoter Rural sub-region and areas of the Leeds City Region and South Yorkshire, are likely to require further additional allocations of B1 employment land, whilst most of the Districts, particularly in the Humber Estuary, are likely to have an over-supply of B2/B8 land and may, depending upon the quality of the portfolio, require employment land de-allocations as a result.

Introduction

The Yorkshire and Humber Assembly has appointed Arup to undertake modelling work to support the development of RSS.  The Study is intended to provide the technical evidence base to help inform the wider regional and sub-regional frameworks for planning policy (specifically the Regional Spatial Strategy and the Regional Economic Strategy), economic development, regeneration, transport and sustainable development.  

The provision of employment land is a crucial issue for the future economic and spatial development of the Yorkshire and Humber region.  The scope of work calls for an assessment of Yorkshire Futures’ econometric forecasting data to test the extent to which the current supply of employment sites in Yorkshire and the Humber is commensurate (in quantitative and locational demand terms) with the patterns of current and projected economic growth in the region.  Current evidence indicates that there is a significant oversupply of employment land in the region, some of it of the wrong type, in the wrong place, and with major barriers (e.g. poor access, contamination, low market demand) to its development.

This technical report will use the three econometric model scenarios provided by Yorkshire Futures in order to calculate the demand forecasts for employment floorspace and, subsequently, employment land, at a regional, sub-regional and District level.  The paper will then provide a commentary on where the growth/decline is forecast for each sub-region and District within.  Commentary will also be provided on the ‘strategic realignment’ needed to make the region’s employment land portfolio more sustainable/supportive of economic development aspirations, reflecting the findings of the 2003 RELS survey.

The final conclusions will provide an overview of how the work reflects the recent ODPM guidance on Employment land Reviews and will make recommendations of the steps to be taken, once the principle of Regional Employment Land Strategy advice is established in RSS, to refine this work to conform fully with the requirements.  Along with indicating monitoring issues, the conclusions will also set out the need / role of market-based qualitative overviews of the current and likely future situation, along with the need for a qualitative strategic employment land assessment of all available sites in the region.

The finalised technical paper will act as part of the evidence base for the economic sections of the RSS, which will form part of the Development Plan, and provide the strategic framework for Local Development Frameworks (LDFs).  Successful implementation will depend on the strategy commanding the support of Local Authorities and others in the region. A key role for Local Authorities will be to take forward the strategy in the LDFs, setting out a clear strategic framework for employment land in their area, as well as providing more delivery-focused policies (for instance through Area Action Plans) for bringing sites forward for development.

This Demand Assessment essentially analysis the current and projected future economic growth potential of the region, and its resultant employment land requirements.

1.1.1 The Composition of the Yorkshire and Humber Sub-Regions

The draft RSS proposed a sub-area approach in order to develop the overall policy drivers for Yorkshire and the Humber.  The document identified six sub areas: the Coast; the Humber Estuary; the Vales and Tees Links; the Remoter Rural Areas; the Leeds City Region (which includes the City of York); and South Yorkshire.  The boundaries have yet to be finalised and do not package local Authorities together in a neat way – several Districts are split between two or three of the sub-areas.  Barnsley, for example, is included in both the Leeds City Region and South Yorkshire.

Due to the nature of the available economic and employment land data for the region, it was necessary to make some decisions about how the data should be arranged for this Regional Employment Land Strategy modelling work, given the need for it to correspond wherever possible with the emerging RSS.  It was decided that four sub-regions would be analysed: Leeds City Region; Remoter Rural; Humber Estuary; and South Yorkshire.  It has been assumed that, for the purposes of the Regional Employment Land Strategy, the sub-regions will comprise of the following Local Authority Districts in their entirety (with the exception of Barnsley):

Leeds City Region

Calderdale

Bradford

Kirklees

Leeds

Wakefield

Selby

York

Barnsley (Part)

Humber Estuary

City of Kingston upon Hull

East Riding of Yorkshire

North Lincolnshire

North East Lincolnshire
Remoter Rural

Craven

Richmondshire

Harrogate

Hambleton

Scarborough

Ryedale

South Yorkshire

Doncaster

Sheffield

Rotherham

Barnsley (Part)

1.1.2 Barnsley’s Relationship to the Leeds City and South Yorkshire Sub-Regions

Regarding the split of Barnsley between the Leeds City Region and South Yorkshire, the following assumptions have been made, based on the 2001 Census Matrices of Journeys to Work within the region, to avoid double counting:

Barnsley out-commuters:

· 11,749 travel to work in West Yorkshire (13.5% of the 87,237 total);

· 14,171 travel to work in South Yorkshire (16.2% of the total).

This equates to a 45 / 55 split in favour of South Yorkshire.

Barnsley in-commuters:

· 5,009 West Yorkshire residents travel to work in Barnsley (6.9% of the 72,948 total);

· 7,965 South Yorkshire residents travel to work in Barnsley (10.9% of the 72,948 total);

This equates to a 39 / 61 split in favour of South Yorkshire.

The summation of the total number of trips into and out of Barnsley, split between West and South Yorkshire, equates to a total split of 43 / 57 in favour of South Yorkshire.

This 43 / 57 split has been applied to the forecasts for employment and employment land allocated on a sub-regional basis.

2 Background to the Study and Methodology

2.1 Introduction

The demand forecasting within the Regional Employment Land Strategy modelling work is based upon three quantitative, trend-based growth projections derived from the Regional Econometric Model, as operated by Yorkshire Futures.  The model provides a quantitative breakdown of standard economic and employment forecasts for the region for the ten year period between 2006 and 2016.  As they are based on the Standard Industrial Classification system (SIC92), this allows us to understand the likely growth / decline of several key areas of commercial / industrial sectors in the region.  Based on a set of robust assumptions, these employment growth forecasts were translated into employment land projections for B1 (office), B2 (industrial) and B8 (warehouse and distribution) uses to assess the likely future demand for employment land, at regional, sub-regional and District level.

2.2 The Regional Econometric Model

The Regional Econometric Model has been developed by Experian Business Strategies on behalf of Yorkshire Futures.  The model consists of an Access database using data on historical employment, output, productivity, population estimates and forecasts and other labour market information to test employment impact scenarios against a baseline dataset.

This Quantitative Demand Assessment represents the future baseline employment impact scenario of the Econometric Model.  The existing scenario of the Econometric Model represents the detailed default situation and employment forecasts.  It is important to note that the model, and by implication the quantitative demand assessment, is based on a series of assumptions on the Region’s economy.  The model uses a wide variety of historic economic data and positions the Yorkshire and Humber economy within the national context.  For a full outline of the methodology, assumptions used and calculations employed by the Econometric Model, reference should be made to Yorkshire Future’s Database and Economic Impact Model User Guide (v.1.2), Spring 2004.

In early 2005 a pre-consultation draft of Regional Spatial Strategy was issued by the YHA for comment by stakeholders. This draft set out, for discussion purposes, possible approaches to modelling strategic demand calculations for such issues as regional housing numbers and employment land.

Underpinning the modelling work was a policy neutral/baseline ten-year projection of the Regional Econometric Model supplied by Yorkshire Futures.  It subsequently became evident that a refinement of the approach to modelling to support RSS development was required.  The main drivers for this were:

· Messages from the Northern Way Steering Group that a more aspirational approach to housing growth in the three northern regions needs to be considered in RSS.

· The need to better consider the recent upturn in regional job creation

· The need to better reflect the strongly aspiration economic and housing strategies of many local authorities in Yorkshire & the Humber

· To move towards a more transparent and common evidence base between RES and RSS, based upon the recent improvement and refinements to the regional econometric model.

The three scenarios that were subsequently modelled were as follows:

Scenario A – Trend

This scenario is the policy neutral, or base output of the regional econometric model.  As mentioned above, a trend based ten-year run off of the model has been used to underpin YHA work on modelling the need for housing and employment land.

This reflects longer-term structural trends, and assumes that they will continue.  Specifically, it assumes the relative performance of the region and its areas seen over the last two decades continuing by sector.  Under this scenario the rate of growth of GVA will lag behind that of the UK, largely because of lower employment growth but also slightly lower productivity growth.  GVA per capita does not improve relative to the UK average. In many respects this is a fairly pessimistic scenario as the difficult industrial restructuring of the past decades in the region is unlikely to continue and impact in the same way in the future.

However, it should be made clear that this scenario does not assume that the sectoral mix of the region will remain static; rather the base will change according to national trajectories.

Scenario B - Trend (greater reflection of recent economic performance) and impact of major programmed strategic impacts)

This is a trend based evaluation, but reflecting the recent upturn in the economy.  This scenario assumes for modelling purposes that the strong employment growth over the last 4-5 years will continue into the future, at least over the next decade. This assumption is applied to each district/sub-region, so the areas which have performed best in terms of recent employment growth will continue to perform relatively better than the poorer performing sub-regions.  Total employment growth rates will exceed those of the UK, but GVA growth lags behind.  Under this scenario employment rates grow and exceed the national average.

Scenario C – Transformational Agenda (and impact of major programmed strategic impacts)

This scenario is intended to address concern raised by several local authorities and the requirement to consider “growth” based forecasts requested by the Northern Way Steering Group.  This is therefore a more aspirational scenario.

This scenario assumes the success of a range of policy interventions to “transform” the economy of all sub regions in the following ways:

· On a sectoral basis, Yorkshire & Humber’s share of the services/growth sectors moves more significantly towards those of the UK average;

· Productivity levels in the service sectors improve to those of the better performing regions (outside London and the South East).

Under this scenario the GVA growth rate should move towards being equal that of the UK and there could be an element of “catch up” in GVA per capita. However, under this scenario different sub-regions will be assumed to perform in relation both to their relative shares of sectors and in relation to their long run historic performance compared to the regional average. Growth rates in employment are not therefore necessarily consistent. 

NOTE:

Scenario “B” and “C” also need to reflect the impact of major programmed/expected economic impacts at the regional scale.  This list of major strategic developments was intended to capture large-scale economic impacts that are not/cannot be considered rationally within a trend-based analysis.  They are new issues, which will (hopefully) cause beneficial “ripples” in the regions economy.

The Draft List of major new strategic scale economic impacts were as follows:

· York Science City

· Robin Hood Airport

· AEM South Yorkshire (Waverly etc)

· Sheffield-Rotherham Lower Don Valley Corridor

· Aire Valley Leeds/city centre

· Humber Trade Zone/Northern Way transport proposals

· Catterick garrison expansion

· Scarborough North Bay

These projections are not intended to dictate policy, nor should the scenarios be taken as predictors of what will happen, nor should any particular greater weight or probability be attached to any one scenario at this stage.

The data, covering the period 2006-2016, is provided at three geographical levels:

1) Local Authority Districts, covering the 21 LADs in Yorkshire and the Humber;

2) Counties, i.e. Humberside, North Yorkshire, South Yorkshire and West Yorkshire; and

3) Yorkshire and the Humber Government Office Region.

The model uses industry definitions based on the 57 SIC2 division codes, aggregated down to form 30 distinct categories:

	Agriculture, Forestry & Fishing
	Transport Equipment
	Hotels & Catering

	Oil & Gas Extraction
	Food, Drink & Tobacco
	Transport

	Other Mining
	Textiles & Clothing
	Communications

	Gas, Electricity & Water
	Wood & Wood Products
	Banking & Insurance

	Fuel Refining
	Paper, Printing & Publishing
	Business Services

	Chemicals
	Rubber & Plastics
	Other Financial & Business Services

	Minerals
	Other Manufacturing NEC
	Public Admin & Defence

	Metals
	Construction
	Education

	Machinery & Equipment
	Retailing
	Health

	Electrical & Optical Equipment
	Wholesaling
	Other Services


Employment forecasts are provided for each of these 30 categories, at Local Authority level, for each year from 2006 to 2016.

2.3 Methodology

The methodology for this study has been informed by a wide variety of national, regional and local employment land studies and guidance documents, most notably the ODPM’s Guidance Note on Employment Land Reviews (2004)
, the East Midlands RELS (2002)
, and the Greater London Authority’s (GLA) Industrial Warehousing Land Demand in London8.

2.3.1 Translating employment forecasts to land requirements

This section is concerned with translating the employment forecasts derived from the Econometric Model into employment land forecasts, split into the use classes B1 (office), B2 (industrial) and B8 (warehouse and distribution).  This is primarily achieved by interpreting the SIC employment sectors into Use Classes (as defined by the Town and Country Planning [Use Classes] Order 1987), and then translating the employment figures up by factoring in employment density calculations.  This is by no means an exact science; there are very few detailed studies that have attempted a definitive split of SIC categories into the respective use classes, and there is little in the way of empirical evidence to support their resultant forecasts.  Nonetheless, this is the most robust method of translating employee numbers into employment land and it provides useful evidence of trends at regional and sub-regional levels.

2.3.1.1 East Midlands LGA: Quality of Employment Land Study (2002)

The East Midlands Quality of Employment Land Study (July 2002)
 grouped sectors according to the type of space they are likely to occupy:

· Industrial Sectors, covering Manufacturing and Wholesaling (wholesale distribution);

· Office Sectors, comprising Banking and Insurance, Business Services, Other Financial & Business Services and Public Administration & Defence.

These are referred to collectively as business space sectors.  Although it is recognised that the correspondence between sectors of the economy and types of space is very imperfect, ‘it is generally accepted that it provides the least unreliable method to relate economic activity to the use of space, and studies of the relationship between floorspace and employment in the target sectors generally confirm that there are stable relationships between the two…employment in the industrial and office sectors, as defined here, is the best available proxy, or indirect measure, of the amount of occupied business space’.

The East Midlands Study uses an employment density of 18m2 per worker for office based jobs and 35m2 per worker for industrial based jobs, and a standard 40% plot ratio.

This study was therefore based on a crude assessment of SIC categories and their relationship to B1 and B2/B8 uses.  Although this methodology has clear flaws in the broadness of its interpretation, it is cheap, quick and readily achievable.

2.3.1.2 Hertfordshire County Council: Employment Space Needs in Hertfordshire 2001-2016 (2002)

In July 2002 Hertfordshire County Council issued ‘Employment Space Needs in Hertfordshire, 2001 to 2016
’ to inform pre-deposit stage public consultations on a package of policy alterations to roll the Structure Plan forward to 2016.  The document sought to assess Business Floorspace needs on the basis of Labour Supply in the County.  The methodology included a section on using SIC to Use Class conversion factors in order to apportion estimates of workers in employment in each SIC sector in 2001 and 2016 between B1a, B1b/c, B2, B8 and non-B8 floorspace.  Conversion factors were derived from a desktop survey of the larger employment sites in Hertfordshire.  Applying the conversion factors to the sectoral employment split in the 1997 Survey of Employment resulted in the weighted apportionment of workers between SIC sectors.  This resulted in the following weighted average SIC to Use Class split for all SIC sectors combined:

· B1a (offices): 32%;

· B1b/c (research and light industrial): 10%;

· B2 (general industry/manufacturing): 13%;

· B8 (warehousing): 11%;

· Non ‘B’ space: 35%.

The document then used worker floorspace ratios (B1a: 21.0; B1b/c: 31.8; B2: 29.7; B8: 40.1) and a vacancy factor of 5% to make separate estimates of floorspace needs between 2001 and 2016.

This method, whilst reasonably robust, requires detailed survey information to be known regarding the actual floorspace use of sites in the target area, data that is not readily available for Yorkshire and the Humber at present.  Although the necessary data could be gathered for the region, this would have considerable resource implications and therefore the methodology has not been pursued further at this time.

2.3.1.3 GLA: Demand and Supply of Business Space in London (2002)

A slightly more recent study by the GLA, which assessed London’s capacity to accommodate economic growth (Demand and Supply of Business Space in London, August 2002
), indicated that a precise correspondence is not possible between SIC and Use Class, and produced the following table to illustrate the point:

Table 2: SIC Categories and Use Class

	SIC
	Use Class

	Primary and Utilities
	Not significant levels of employment in London. Will be site activity plus some head office and administrative functions.

	Manufacturing
	Expected to occupy predominantly B2 uses

	Construction
	Site work. High levels of self-employment. Some distribution storage activity. Head office employment.

	Wholesale
	Expected to occupy predominantly B8 uses

	Retail
	Will work mainly in shops. A1 use class

	Hotels and restaurants
	Will work mainly in hotels, restaurants, bars etc. A3 and C1 use class

	Transport and communication
	Transport does not occupy business space apart from head office and administrative functions. Communications includes postal depots, but also telecommunications companies, some of whom will occupy significant amounts of B space.

	Financial Services
	Predominantly office sector employment in B space. Some A2

	Business Services
	Predominantly office sector employment in B space. Some A2. But also some non-office space such as cleaning contractors.

	Public Administration
	Town Hall employment, police, fire service etc. Plus some occupation of Business space.

	Health and Education
	Employment in schools and hospitals etc. Mainly C and D use class, not business space. Will be some administrative functions which may occupy B class space

	Other Services
	Personal services, tourism and media. Only a small proportion would be expected to occupy B class space.


Source: Greater London Authority (2002)5
However, the document further states that of necessity, the simplest assumption is to use the following sectoral match as a proxy:

Table 3: Use Class and Sector

	Use Class
	SIC Sector

	B1
	Financial Services + Business Services

	B2
	Manufacturing

	B8
	Wholesale Distribution


Source: Greater London Authority (2002)5
The GLA Study states that this is not expected to be a perfect match; there are a number of office occupiers that are not in the Financial and Business Services sectors and a significant proportion of Business services employment that is not office based.  However, this is the most commonly used proxy measure for office employment and is the standard proxy used by agents.

The Study proceeded to add the manufacturing and wholesale data together to produce a combined ratio for industrial (B2+B8) units, with the justification that the distinction between production and distribution has become blurred, especially for the London economy.  Employment densities, based on the English Partnerships study
, were derived for office and industrial land based on location (the central, inner and outer London boroughs).

The document sought to address problems whereby the correspondence between sectors and use classes is less clear cut, i.e. where workers employed in office occupations work for manufacturing companies.  By analysing ‘Occupation by Industry’ tables, based on ONS data, the document produced the sectoral share of office and industrial employment, as set out in the table below:

Table 4: Share of Employment in Office and Industrial Space for London5
	
	Office
	Industrial

	Primary and Utilities
	34.9%
	26.3%

	Manufacturing
	35.0%
	35.1%

	Construction
	17.8%
	34.8%

	Wholesale
	48.5%
	26.5%

	Retail
	37.3%
	9.0%

	Hotels and Restaurants
	28.1%
	1.7%

	Transport and Communications
	38.7%
	38.2%

	Financial Services
	91.5%
	1.3%

	Business Services
	65.8%
	4.7%

	Public Administration
	64.0%
	2.6%

	Health and Education
	24.0%
	1.5%

	Other Services
	36.7%
	5.4%


These sectoral splits were applied to the employment structure of each borough, but the results indicated a level of floorspace in London considerably above that suggested by the floorspace statistics, particularly regarding office space.  Consequently, it was decided that the simple ‘sector to use class’ proxy set out in Table 3 was a better fit.

To test the validity of this assumption, a similar exercise was undertaken for the Yorkshire and Humber region.

Table 5: Share of Employment in Office and Industrial Space for Yorkshire and the Humber, 2001

	
	Office
	Industrial

	Primary and Utilities
	29%
	31%

	Manufacturing
	34%
	53%

	Construction
	25%
	29%

	Wholesale & Retail Trade
	36%
	19%

	Hotels and Restaurants
	26%
	16%

	Transport and Communications
	36%
	14%

	Financial Services
	90%
	1%

	Business Services
	64%
	9%

	Public Administration
	57%
	4%

	Health and Education
	23%
	2%

	Other Services
	35%
	5%

	Total
	38%
	19%


Applied to the 2004 ABI employment figures, this would culminate in around 886,500 office jobs and 446,700 industrial jobs in 2004, which, particularly regarding the former, is well in excess of that suggested by other sources.  The figure for offices includes a great many employees who may have senior, managerial office-type jobs, based on non-B1 land; for example, the manager of a supermarket would here by classed as working on B1 land, whereas in reality he is based on an A1 site.

2.3.1.4 GLA: Industrial Warehousing Land Demand in London (2004)

The GLA’s 2002 report was partially updated by a subsequent study in August 2004, Industrial Warehousing Land Demand in London
.  The study demonstrates that the occupiers of industrial/warehousing land are drawn from a wider spread of SIC sectors than the traditionally used manufacturing and wholesale distribution.  ‘The additional sectors are all service activities; they include elements of transport and storage, construction, recycling and refuse disposal.  We have added these sectors to the list of industrial and warehouse occupier sectors’.  This substantially altered the GLA’s estimates of total demand for space, particularly for the future, as the additional sectors have better prospects of employment growth than manufacturing.

The revised definition of Industrial and Warehouse Sectors is as follows:

Table 6: Industrial Sectors

	Sector
	SIC4 Activities

	Industrial Sectors

	Manufacturing
	Includes all manufacturing, including recycling, but excludes publishing.

	Some construction
	Plumbing; Other building installation; Plastering; Joinery installation; Floor and wall covering; Painting and glazing; and Other building completion.

	Motor vehicle activities
	Maintenance and repair of motor vehicles; and Sale, maintenance and repair of motorcycles and related parts and accessories.

	Sewage and refuse disposal
	Sewage and refuse disposal, sanitation and similar activities.

	Warehousing Sectors

	Wholesale
	Wholesale on a fee contract basis; Wholesale of goods.

	Freight transport by road
	

	Cargo handling
	

	Storage and Warehousing
	

	Other supporting land transport activities
	

	Post and courier activities
	


Source: Greater London Authority (2002)5
To translate employment forecasts for these sectors into future demand forecasts for land, the GLA used an employment density ratio of 30m2 per worker for industrial floorspace and 40m2 per worker for warehousing floorspace, to convert jobs to floorspace, and then a plot ratio of 45% to convert floorspace to land.  This methodology is considered one of the most robust available for desk-based assessments of industrial employment land, and was subsequently followed through for the Regional Employment Land Strategy.

2.3.2 Summary of Chosen Methodology

Based on the various examples highlighted above, the most appropriate methodological approaches were extracted and used for this Regional Employment Land Strategy for the Yorkshire and Humber region.  The steps taken were as follows:

1) Calculation of Employment Forecasts by Industrial Sector:

This was achieved via the three scenario projections derived from the Econometric Model for the region, which produced employee forecasts on a yearly base from 2006 to 2016.  The outputs were broken down by Local Authority District and also by Industrial Sector, an approximation of the Standard Industrial Classification Level 2.

	· Agriculture, Forestry and Fishing
	· Other Manufacturing

	· Other Mining
	· Gas, Electricity and Water

	· Oil and Gas Extraction
	· Construction

	· Food, Drink and Tobacco
	· Wholesaling

	· Textiles and Clothing
	· Retailing

	· Wood and Wood Products
	· Hotels and Catering

	· Paper, Printing and Publishing
	· Transport

	· Fuel Refining
	· Communications

	· Chemicals
	· Banking and Insurance

	· Rubber and Plastics
	· Other Financial and Business

	· Minerals
	· Business Services

	· Metals
	· Public Admin. and Defence

	· Machinery and Equipment
	· Education

	· Electrical and Optical Equipment
	· Health

	· Transport Equipment
	· Other


The industries excluded from the conversion to Use Classes because they are not B1 (office), B2 (industrial) or B8 (warehouse and distribution) uses have been shaded in grey, whilst the composition of each Use Class is discussed in section 2) below.

2) Conversion of Industrial Sector to Use Class:

a. Conversion of SIC2 to B1 (office) Use Class

The following SIC2 industries were taken as an approximation of B1 (office) Use Class, as recommended by the GLA in their 2002 study5:

· Banking and Insurance;

· Business Services;

· Other Financial and Business Services.

b. Conversion of SIC2 to B2 (industrial) and B8 (warehouse and distribution) Use Class

The methodology adopted by the East Midlands and the GLA’s 2002 Studies, whereby B2 was taken to comprise of Manufacturing Industries alone, whilst B8 took the form of Wholesaling, was deemed too crude for the purposes of this assessment.  Ideally, it would have been preferable to follow the exact methodology adopted by the GLA in their 2004 report on Industrial and Warehousing Land Demand in London; however, as discussed in Section 2.2 above, the Econometric Model produces forecasts based on an aggregate of the 57 SIC2 division codes to form 30 categories.  These aggregations unfortunately do not allow the level of specificity necessary to derive B2 and B8 sectoral matches as specified in by the GLA in Table 6.

Consequently, a separate assessment was made of ABI 2003 base data regarding the proportion of people employed in Yorkshire and the Humber for each industrial classification down to SIC Level 4 (i.e. the sub-categories used in Table 6).  A judgement was then made as to the representation of each SIC4 class in the outputs of the Econometric Model.  For example, as noted in Table 6, the GLA recommended that the ‘Post and courier activities’ category should be included in the overall B8 Warehousing figure, as it is generally warehouse based.  However, at SIC2 level, it is included within the figure for ‘Communications’.  The ABI 2003 statistics for Yorkshire & the Humber indicate that 56.3% of jobs in the ‘Communications’ SIC2 Category are specifically involved in the ‘Post and telecommunications’ sector.  Therefore, 56.3% employees were removed from the ‘Communications’ category in the 2004 Econometric Model, and included in the overall B8 Warehousing figure.  Such a process was undertaken for all of the sectors indicated in Table 6 and applied to the 2006 employment figures.

It is noted that the overall trends for an SIC2 sector are unavoidably assumed to be replicated in all the SIC4 sector levels within it; i.e. if the SIC2 sector ‘Other Services’ increases by 10% between 2006 and 2016, it is necessarily assumed that the SIC4 sector, ‘Sewage and refuse disposal, sanitation and similar activities’ will also increase by 10%, due to the lack of specificity of the data.

The resultant sectoral split illustrated in Table 7 has therefore been used to align employee numbers in Yorkshire and the Humber from SIC class to Use Class.

Table 7: Yorkshire & Humber Regional Employment Land Strategy: Use Class and Sector Conversion

	Use Class
	Econometric SIC2 Sector
	Proportion of SIC Employees in Use Class (Based on Y&H ABI 2003)

	B1: Office
	Banking and Insurance;

Business Services;

Other Financial & Business Services.
	100%

100%

100%

	B2: Industrial
	Fuel Refining;

Chemicals;

Minerals;

Metals;

Machinery and Equipment;

Electrical & Optical Equipment;

Transport Equipment;

Food, Drink and Tobacco;

Textiles and Clothing;

Wood and Wood Products;

Paper, Printing & Publishing;

Rubber and Plastics;

Other Manufacturing NEC;

Construction;

Wholesaling;

Other Services.
	100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

100%

25.91%

10.68%

6.23%

	B8: Warehouse and Distribution
	Wholesaling

Transport

Communications
	66.35%

57.59%

56.31%


3) Employment Densities

Regarding employment densities, it was decided that the following ratios would be applied to the employment forecasts for Yorkshire and the Humber:

· B1 Office: 19m2 per worker (gross internal floorspace);

· B2 General Industry: 34m2 per worker (gross internal floorspace);

· B8 Warehousing: 50m2 (gross external floorspace).

The employment densities quoted equate to the recommended densities in the English Partnerships6 guidance for ‘general purpose built offices’, ‘general industrial buildings’ and ‘general warehousing’ respectively.  The figure for offices is only marginally higher than the figure used in the East Midlands study (18m2), whilst density ratios of 30m2 per worker for industrial floorspace and 40m2 per worker for warehousing floorspace were quoted by the GLA for their 2004 Industrial and Warehousing land Demand study.  The East Midlands used a B1 employment density of 18 square metres and 35 square metres for B2 uses.

4) Plot Ratios

A standard plot ratio of 0.40 has been applied to the employment land forecasts for the B1 (office), B2 (industrial) and B8 (warehouse and distribution) uses.  This assumes that a building occupies 40% of the total plot of employment land, with the rest given over to car parking, landscaping and other ancillary uses.  Such an assumption accords with the figures referenced in the ODPM Guidance1, and also the figure used in the East Midlands Study for industrial and office based jobs, and is only slightly lower than the 45% central ratio figure used to calculate higher density industrial space in the GLA 2004 study.  However, this plot ratio should be used with caution; the GLA’s 2002 study reports that office plot ratios in particular will vary widely, depending on the number of storeys and the extent of landscaping and car parking.  ‘Common observation indicates that high-density town centre offices can have plot ratios of 100% or more, while ratios in business parks are typically 25-30%’5.
5) Vacancy Rates

Existing Vacancy Rates

As the scenarios for employment floorspace calculated via steps 1-4 take no account of vacant land, this has to be calculated separately.  For the vast majority of cases, the amount of vacant (or available) floorspace for each District, split into office and industrial floorspace, was obtained from the ODPM’s Commercial and Industrial Property Vacancy Statistics: England 2001/02 and 2002/03
.  This provides a percentage of the overall vacant floorspace stock for each District (including both industrial and office space in the same categories). The amount of vacant floorspace, and the proportion of floorspace in relation to the overall stock in each District, is presented in the table below.

	Local Authority
	Vacancy Rate 2002/03

	Barnsley
	6.16%

	Bradford
	12.11%

	Calderdale
	13.15%

	Craven
	4.49%

	Doncaster
	12.00%

	East Riding of Yorkshire
	5.94%

	Hambleton
	4.16%

	Harrogate
	5.15%

	Kingston upon Hull
	7.51%

	Kirklees
	9.06%

	Leeds
	10.82%

	North East Lincolnshire
	7.35%

	North Lincolnshire
	4.19%

	Richmondshire
	3.55%

	Rotherham
	7.59%

	Ryedale
	2.75%

	Scarborough
	4.96%

	Selby
	3.02%

	Sheffield
	9.24%

	Wakefield
	6.63%

	York
	4.47%


The percentages relating to vacancy rates for each sub-region have been applied to the employee-based floorspace figures for 2005, to present a projection of the existing situation.  The overall figure for the region is 8.28%; this is slightly higher than the figure used in the Hertfordshire study, which stood at 5%.  The GLA’s 2004 study used a Central Scenario vacancy rate for Industrial and warehousing land of 10%.

‘Ideal’ Vacancy Rates

In order to calculate a future vacancy rate for the employment land scenarios up to 2016, it was necessary to make certain assumptions regarding the ‘ideal’ future scenario the region should be aspiring towards.  There will always need to be a proportion of vacant land in order to allow for the smooth operation of the market.  However, high B1 (office) vacancy rates, such as the 12.11% forecast for Bradford, are undesirable in the long term, raising the question of whether Local Authorities should be planning to provide new tracts of employment land if there is already a substantial amount of land that is lying under-utilised.  However, land may remain undeveloped due to its poor quality and inappropriateness in terms of market requirements, although it may also be land banked by owners in the hope of attracting higher value development.

The Greater London Assembly’s 2004 study reported that although there was no rigorous measure of what a desirable level of vacant land should be, the current estimate of 15% in London could be reduced to 10% without adversely impacting on the industrial and warehousing sectors in the capital.  As for B1 land, the Hertfordshire Employment Land Study (2002) used an overall figure of 5% for B1, B2 and B8 land as being a desirable target.

Consequently, the study not only planned for a reduction in occupied land because of continuing industrial decline, but also for a fall in the existing total of vacant land to bring it in line with the minimum required for proper operation on the market.  As such, based on previous studies and knowledge of the market, this study has assumed ‘ideal’ vacancy rates of 5% in B1 (office) land and 10% for B2 (industrial) and B8 (warehouse and distribution) employment land.  This will allow for balance in the amount of employment land currently vacant in the region.

In conclusion, the existing vacancy rates were taken from the ODPM figures.  In relation to the ‘ideal’ vacancy rates used in the future employment land scenarios, rates of 5% for B1 and 10% for B2/B8 have been used.  This is illustrated in the worked example provided below.

Worked Example

To help explain the methodology used in translating the Yorkshire Futures’ employment scenarios to employment land figures, the following worked example is provided.  This uses the figures for the Leeds City Region Scenario A for B1 (office) employment land:

The Yorkshire Futures’ scenario notes that in 2006, the total number of employees in the District likely to be involved in activities on B1 (office) employment land (Banking and Insurance, Business Services, and Other Financial and Business Services) stood at 205,023.  This was calculated to increase to 229,784 by 2016, an increase of 24,760 employees (12%).  Applying an employment density of 1 employee per 19m2 results in the following gross internal floorspace figures:

B1 2006 = 3,895,441m2 gross internal floorspace;

B1 2016 = 4,365,888m2 gross internal floorspace.

The total 10 year floorspace increase would therefore be in the order of 470,447m2.  By applying a plot ratio of 40% to convert floorspace into employment land, would result in the following:

B1 2006 = 9,738,603m2 employment land;

B1 2016 = 10,914,719m2 employment land.

However, these figures equate to total occupied space; if we add the amount of available B1 (office) floorspace in the sub-region (as of 2004) (based on the proportion of the total amount of floorspace for each District in the sub-region amalgamated up), we arrive at a figure equal to 1,093,884m2.  Incorporating this figure into the occupied employment land figure quoted above would result in an overall B1 employment land figure of 10,832,487m2.  To factor in the likely future vacancy rate for B1 employment land in the Leeds City Region, the 2016 figure was taken as being 95% of the total B1 employment land required, resulting in an overall 2016 B1 figure (incorporating 5% vacancy) of 11,489,178m2.

Translating these figures into hectares would therefore result in the following requirement:

2006 = 1,083.25 hectares of B1 employment land;

2016 = 1,148.92 hectares of B1 employment land;

Difference = B1 Employment Land Requirement of 65.7 hectares (net) to be provided between 2006 and 2016.

Net Scenarios

An important assumption to note here is that the outputs relate to net employment land change over time.  This equates to employment land gained minus the employment land lost through changes in the market, redevelopment for other uses (i.e. housing) and so forth.  In order to ensure that Local Authorities have an up to date record of the amount of employment land available in their borough, it would therefore be necessary over the plan period to ensure that a record is kept of all employment land entering and leaving the system, i.e. allocated employment land that is developed for housing would result in a net loss of employment land.

Consequently, any employment land lost to other uses would have to be replaced, relative to the overall needs identified by the model, i.e. where the net demand over ten years is positive, the replacement figure should be greater than the total amount of employment land lost; and vice versa.  Even where the identified demand for employment land is likely to decrease significantly over the ten year period, as is likely to occur for B2 land in many parts of the region, there should always be some new development coming forward to avoid stagnation and further decline in the market.

Supply of Employment Land

This section presents a brief overview of the current provision in Yorkshire and the Humber, based on the Regional Employment Land Study (undertaken in March 2003).

2.4 Employment Land

2.4.1 The Regional Employment Land Study

The Regional Employment Land Study (RELS) was produced to provide a description and analysis of all undeveloped and unoccupied sites committed for employment use as at 31st March 2003.

The RELS aimed to provide a monitoring framework to analyse sites committed for an employment use in excess of 1 hectare (gross developable area) and falling within use classes B1 (light industrial), B2 (general industrial) and B8 (warehouse and distribution) of the Town and Country Planning Use Classes Order.  Committed sites are classified in the Study as those areas that are either allocated in a draft or adopted Development Plan, have planning permission, or a committee resolution.

The RELS provides the following data on employment sites over 1 hectare in Yorkshire and the Humber:

· The area of the site, in hectares;

· The area of previously developed land in hectares;

· The area of previously undeveloped or greenfield hectares;

· The ownership of the employment site, split between public, private, mixed, unknown, and other;

· Development Plan status, i.e. allocated in adopted plan; allocated in draft plan; not allocated (but committed to an employment use, i.e. sites which have planning permission or a committee resolution);

· Most appropriate use, i.e. B1, B2, B8, ‘B1 B2 & B8’, and Mixed Use; It should be recognised that the B1, B2 and B8 uses here can only be crudely interpreted; however, a site allocated for B1/B2/B8 is perhaps unlikely to provide high quality office environment (unless it is a very large, well planned development).

· Whether or not the site is designated Green Belt;

· Availability, i.e.

1) Site is available, fully serviced and actively marketed;

2) Site is likely to be available with the next 3 years; preparation commenced, or preparation programmed with funding in place;

3) Site is not likely to be developed within the next 3 years, site preparation is required;

4) Site is not generally available, reserved for a specific business/user or unwilling seller;

5) Other.

· RPG Strategic Sites: this presents those sites which Local Authorities felt had the potential to be considered on a short list to become a formal RPG “Strategic Site”, according to the following categories: Single user site; Humber Estuary site; or Premium site.

· RPG Location Type: this category relates to the location of the site in broad terms.  The categories relate to the current RPG sequential testing regime and include:

· In main urban area;

· All parts of the site surrounded by developed or previously developed land;

· Urban periphery or extension;

· Market or coalfield town;

· Out of town/other.

2.4.2 Yorkshire and Humber Regional Employment Land Supply Summary

The principal findings of the employment land survey are presented in Table 8 and Table 9 below.  It should be noted that all data discussed in this section relates to sites over 1 hectare in size, as sites below this threshold were not investigated by the original 2003 RELS survey.

Table 8: Employment Land Summary for Yorkshire and the Humber

	Sub-Region
	Total Area (hectares)
	% PDL
	Average Annual Take up of Land (hectares)

	Leeds City Region
	2,005.6
	43.0%
	117.6

	Remoter Rural
	174.75
	10.1%
	10

	Humber Estuary
	2,695.15
	27.8%
	60

	South Yorkshire
	1,189.75
	66.8%
	67.41

	TOTAL
	6,065.25
	40.0%
	255


Note: Figures include Barnsley at 43% in Leeds and 57% in South Yorkshire.

Table 9: Employment Land Use Class Breakdown for Yorkshire and the Humber

	Sub-Region
	B1
	B2
	B8
	General B Use
	Mixed
	Unspecified
	Total Area (hectares)

	Leeds City Region
	416.40

(62)
	57.25

(14)
	105.24

(19)
	1315.59

(218)
	111.11

(25)
	0
	2,005.60

(338)

	Remoter Rural
	4.29

(2)
	0
	0
	168.01

(33)
	1.35

(1)
	1.00

(1)
	174.75

(37)

	Humber Estuary
	228.06

(34)
	34.87

(4)
	19.26

(4)
	2143.26

(120)
	50.76

(3)
	219

(3)
	2695.15

(168)

	South Yorkshire
	55.08

(11)
	240.92

(39)
	4.17

(1)
	761.51

(109)
	106.52

(23)
	22

(5)
	1189.75

(188)

	TOTAL
	703.83

(109)
	333.04

(57)
	128.67

(24)
	4388.37

(480)
	269.74

(52)
	241.60

(9)
	6065.25

(731)


(Number of sites in brackets)

Note: Figures include Barnsley at 43% in Leeds and 57% in South Yorkshire.

The RELS data indicates that, of the 6,065 hectares of committed employment land in the Yorkshire and Humber region, over three quarters is located within two sub-regions – Leeds City region and the Humber Estuary.  The latter sub-region accounts for 44% of all committed employment land alone.  As might be expected given the less industrial nature of the area, the Remoter rural sub-region has by far the least committed employment land; its 175 hectares comprised just 3% of the regional total in 2003.

The average size of sites is lowest in the remoter rural sub-region (4.7 hectares) and the Leeds City Region (6.1 hectares), and greatest in the Humber Estuary (16.0 hectares).

Table 8 further indicates that despite having the largest amount of committed employment land in the region, the Humber Estuary actually has the second lowest average annual take up rates of land, behind the Remoter Rural sub-region.  At a very crude level, based on past take up rates, the total committed employment land in the Leeds City Region, the Remoter Rural sub-region and the South Yorkshire sub-region could all be expected to last, in isolation, for around 17 years into the future.  The figure for the Humber Estuary, however, rises to 45 years.

Table 9 indicates that there is a bias towards the provision of employment land allocated for General B uses, rather than specifically for B1, B2 or B8 use.  72% of all land in the region is allocated for general B use, compared to just 12% specifically for B1 use.  This is likely to have ramifications for the future take up of such sites, given the likely future demand for high quality business parks and the continued decline in general manufacturing, discussed in further detail in Section 4.

2.4.3 Leeds City Region

RELS Data Summary:

The principle findings of the Regional Employment Land Survey for the Leeds City Region are presented in Table A1 in Appendix A.  A summary table is presented below:

Table 10: Employment Land Use Class Breakdown for the Leeds City Region (hectares)

	Sub-Region
	Total Number of Sites
	B1
	B2
	B8
	General B Use
	Mixed
	Unspecified
	Total Area (hectares)

	Barnsley (43%)
	13
	0.47
	0
	0
	93.10
	13.67
	0
	107.24

	Bradford
	38
	6.79
	0
	0
	161.61
	0.00
	0
	168.40

	Calderdale
	36
	32.05
	0
	0
	95.48
	42.78
	0
	170.31

	Kirklees
	35
	21.21
	9.61
	0
	95.04
	0
	0
	125.86

	Leeds
	123
	213.44
	2.00
	27.78
	536.95
	7.12
	0
	787.29

	Selby
	21
	14.42
	0
	0
	54.20
	46.06
	0
	114.67

	Wakefield
	61
	49.42
	45.64
	76.31
	261.72
	0
	0
	433.09

	York
	11
	78.60
	0
	1.15
	17.50
	1.48
	0
	98.73

	Leeds City Region Total
	325
	416.40
	57.25
	105.24
	1315.59
	111.11
	0.00
	2005.60


The table indicates that the Leeds City Region has some 2,006 hectares of committed employment sites.  Most of the sites are located in either Leeds (39% of the total land) or Wakefield (22%), with the other areas contributing between 5% (York) and 8.5% (Calderdale).  Some 560 hectares of employment land are already available, whilst a further 512 hectares are forecast to become available within the next three years.  A substantial amount of B1 land is allocated in the region; 416 hectares, or 22% of the total.

· The data relating to Barnsley in the Table represents 43% of the total floorspace, with the remainder discussed in the South Yorkshire section.  The table indicates that the committed employment sites in Barnsley total 107 hectares, the vast majority of which are for B1/B2/B8 uses.  Less than half a hectare is specifically reserved for B1 uses alone.  Over half of the employment land is available for development within the next three years.  Of the committed sites, over a third are recommended to become strategic sites in the RPG.

· Bradford, has only 6.8 hectares of exclusively B1 land allocated, and over 160 hectares allocated for general ‘B’ use.  Three quarters of the total employment land is immediately available; all are allocated in the Local Plan and none are highlighted as having the potential to become strategic sites in the RPG.

· Calderdale has a reasonable spread of sites by use, with 32 hectares allocated specifically for B1 use.  Comparatively few sites are immediately available or are expected to become so within the next three years; only two out of 36 committed.  Calderdale also has seven of the eight employment sites in the sub-region that are located in the Green Belt.

· Kirklees has a high proportion of employment sites on PDL and the highest proportion of sites owned by the public sector (20%) in the sub-region.  Just under 7% of the employment floorspace is likely to become available within the next three years, of which none is specifically for B1 use.

· Over half of the B1 land is located in Leeds City, which also has the capacity for 537 hectares of land that could be used for general industrial purposes.  The city has more employment sites allocated than anywhere else in the region, 123.  Around 400 hectares of employment land would be available for development within the next three years.  Leeds City has the highest proportion of employment floorspace on previously developed land in the sub-region, at 59%.

· In Selby, over half of the employment sites are unallocated in the Adopted Local Plan, and less than 6% of the floorspace is on previously developed land, the lowest in the Leeds City Region.  The Borough has a high number of sites allocated for mixed use, covering 46.06 hectares.

· Wakefield has the second highest quantity of employment land in the sub-region behind Leeds.  It has a very high level allocated for B8 use alone, at 76 hectares.

· York has the capacity to provide 78 hectares of B1 employment land.  Just 17.5 hectares (18% of the total) of employment land is allocated for B1/B2/B8uses, by far the lowest in the sub-region.

2.4.4 Remoter Rural

RELS Data Summary:

The principle findings of the Regional Employment Land Survey for the Remoter Rural Sub-Region are presented in Table A2 in Appendix A.  A summary table is presented below:

Table 11: Employment Land Use Class Breakdown for the Remoter Rural Sub-Region

	Sub-Region
	Total Number of Sites
	B1
	B2
	B8
	General B Use
	Mixed
	Unspecified
	Total Area (hectares)

	Craven
	5
	0
	0
	0
	9.28
	0
	0
	9.28

	Hambleton
	8
	0
	0
	0
	45.04
	0
	0
	45.04

	Harrogate
	9
	0
	0
	0
	34.90
	0
	0
	34.90

	Richmondshire
	4
	0
	0
	0
	19.40
	0
	0
	19.40

	Ryedale
	5
	0
	0
	0
	5.90
	1.35
	1.10
	8.35

	Scarborough
	6
	4.29
	0
	0
	53.49
	0
	0
	57.78

	Remoter Rural Total
	37
	4.29
	0.00
	0.00
	168.01
	1.35
	1.10
	174.75


The table indicates that the committed employment sites in the Remoter Rural sub-region are predominantly locate in Scarborough (33%), Hambleton (26%), and Harrogate (20%); there is comparatively little in Craven and Ryedale (just 17.63 hectares combined).  Only 10% of the sub-region’s committed employment land would be on previously developed sites, of which almost two thirds would be located on just two sites in Richmondshire.  The vast majority of sites in the sub-region are in private ownership.  Just 2.5% of employment land in the sub-region is specifically designated for B1 use alone, whilst a substantial 168 hectares (96%) is allocated for general ‘B’ use.  

This Borough has three locations highlighted by the Local Authority as having the potential to become ‘Premium’ Sites (Scarborough Business Park and two sites South of Eastfield Industrial Estate).  Over a third of the employment land is available, fully serviced and actively marketed, whilst a further 31% is likely to be available within the next three years.  Less than 2% of the employment land is not generally available.

· Craven has the capacity to provide just 9.3 hectares of employment land, all of which is allocated in the adopted local plan for general B1/B2/B8 land.  Just over half of this land is readily available for development.

· Hambleton has 45 hectares of general employment land, over half of which would be available for development within the next three years.  Virtually all the sites are located on greenfield land.

· Harrogate has 35 hectares of committed employment land, all of which are for general B1/B2/B8 use, on greenfield land and in private ownership.

· Richmondshire has 19 hectares of general employment land, on just four sites (the lowest number in the region), most of which are immediately available for development and allocated in the adopted local plan.

· Ryedale has 8 hectares of employment land, of which 6 hectares are for general employment use, with the rest allocated for mixed/unspecified employment use.  All are in private ownership.  Ryedale has the smallest average site size in the region, at just 1.7 hectares.

· Scarborough has 54 hectares of general employment land available, the largest amount in the sub-region.  It is also the only District in the sub-region to have allocated any employment land specifically for B1 employment use (4.3 hectares).  Virtually all of it is on greenfield land, most would be available for development within the next three years, and the District also includes three Premium sites – the only District to have such sites in the sub-region.

2.4.5 Humber Estuary

RELS Data Summary:

The principle findings of the Regional Employment Land Survey for the Humber Estuary Sub-Region are presented in Table A3 in Appendix A.  A summary table is presented below:

Table 12: Employment Land Use Class Breakdown for the Humber Estuary Sub-Region

	Sub-Region
	Total Number of Sites
	B1
	B2
	B8
	General B Use
	Mixed
	Unspecified
	Total Area (hectares)

	East Riding of Yorkshire
	47
	110.05
	9.27
	19.26
	464.27
	0
	0
	602.85

	Kingston Upon Hull
	50
	62.78
	0
	0
	147.51
	0
	0
	210.29

	North East Lincolnshire
	40
	9.60
	0
	0
	446.07
	33.56
	141.65
	630.88

	North Lincolnshire
	31
	45.63
	25.60
	0
	1085.41
	17.20
	77.29
	1,251.13

	Humber Estuary Total
	168
	228.06
	34.87
	19.26
	2143.26
	50.76
	218.94
	2695.15


The table indicates that the Humber Estuary sub-region has some 2,695.15 hectares of committed employment sites, 15 times greater than the figure for the Remoter Rural sub-region, with a workforce just 50% greater.  Almost half of this employment land, 1,250 hectares, is allocated in North Lincolnshire.  In total, there are 55 Humber Estuary related sites, 12 premium sites and 1 single user site put forward by the Local Authorities for potential inclusion in the RSS.  Nine of the Premium Sites are allocated for B1 use alone, comprising almost 59 hectares.  Less than 4% of the committed employment floorspace is for B1 use alone, compared to 87% for B1/B2/B8 use.

In terms of availability, a relatively low percentage, less than 30%, is likely to be available within the next three years; a very high proportion, 42%, is categorised in the ‘other’ category, with no availability time limit specified (the vast majority of land in this ‘other’ category, 912 hectares, is in North Lincolnshire).  Less than 30% of the overall committed employment sites are located on previously developed land, despite relatively high proportions in Hull (84%) and North East Lincolnshire (80%).

· The East Riding of Yorkshire has the highest amount of B1 employment land allocated in the sub-region, 110 hectares, although 106 hectares are unlikely to become available within the next three years, and some site preparation will be required.  The District also has the third highest amount of general B1/B2/B8 employment land committed in the region, behind North East Lincolnshire and Leeds City.  The District has the lowest proportion of employment land on previously developed sites in the sub-region.

· Kingston upon Hull has the smallest amount of employment land committed over the next few years.  Although it does have a relatively high proportion of sites allocated for B1 employment use, only 3 of the ten B1 sites are likely to be available within the next three years.  Only 43 hectares of employment land is available for development over the next three years or so.  The City has the largest number of Humber Estuary Related Sites (23) and the most Premium Sites (7) in the sub-region.

· North East Lincolnshire has 631 hectares of employment land, but only 10 hectares specifically allocated for B1 use, the lowest in the sub-region.  It does have one of the highest proportions of sites on brownfield sites in the region, and has 21 Humber Estuary related sites, one Premium Site and one Single User Site.  Around 420 hectares would be available for development within the next three years, the highest amount in the Yorkshire and Humber region.

· North Lincolnshire has by far the most allocated employment land in the region, 1,251 hectares.  Over 83% of this would be unavailable for development within the next three years, and two thirds of the sites are allocated on greenfield land.  The average size of the 31 sites in the District is over 40 hectares, largely due to one site, South Humber Bank, which is over 740 hectares in size (more than the whole employment land allocations for the Remoter Rural sub region, Sheffield City and Bradford City put together).  87% of the employment land is allocated for general B use, with less than 4% allocated specifically for B1 employment use.

2.4.6 South Yorkshire

RELS Data Summary:

The principle findings of the Regional Employment Land Survey for the South Yorkshire Sub-Region are presented in Table A4 in Appendix A.  A summary table is presented below:

Table 13: Employment Land Use Class Breakdown for the South Yorkshire Sub-Region

	Sub-Region
	Total Number of Sites
	B1
	B2
	B8
	General B Use
	Mixed
	Unspecified
	Total Area (hectares)

	Barnsley (57%)
	18
	0.63
	0
	0
	123.41
	18.13
	0
	142.16

	Doncaster
	49
	34.15
	0
	0
	295.81
	27.86
	21.56
	379.38

	Rotherham
	49
	11.05
	0
	4.17
	233.81
	52.59
	0
	301.62

	Sheffield
	72
	9.25
	240.92
	0
	108.48
	7.94
	0
	366.59

	South Yorkshire Total
	187
	55.08
	240.92
	4.17
	761.51
	106.52
	21.56
	1189.75


The table indicates that the South Yorkshire sub-region has some 1,189.75 hectares of committed employment sites.  Over 60% is for B1/B2/B8 use, and less than 5% is allocated for B1 uses.  20% is for B2 uses alone, located entirely in Sheffield.

The data relating to Barnsley in the Table represents 57% of the total floorspace, with the remainder discussed in the Leeds City Region section.  The table indicates that the committed employment sites in Barnsley total 142 hectares, the vast majority of which are for B1/B2/B8 uses.  Just over half a hectare is specifically reserved for B1 uses alone.  Over half of the employment land is available for development within the next three years.  Of the committed sites, over a third are recommended to become strategic sites in the RPG.

Doncaster has the highest volume of committed B1 floorspace in the sub-region, although at 34.15 hectares, this is still less than 10% of the Borough’s total.  The Borough also has the highest volume of land allocated for general ‘B’ uses, 296 hectares.  Doncaster has a low proportion of employment land allocated on brownfield sites (less than 30%), and less than 43% of sites are available within the next three years.

Rotherham has a very high proportion of sites allocated on previously developed land, and also employment land capable of accommodating mixed uses.  However, as with the other Authorities in the sub-region, there seems to be an over supply of B1/B2/B8 land in Rotherham, with 234 hectares allocated compared to just 11 specifically for B1 employment use.  The Borough has the highest proportion of employment sites on previously developed land in the region, at 90%.  Just under 70% of land would be available for development within the next three years.

Sheffield has substantial areas of B2 floorspace currently available, by far the highest in the region.  In contrast, for a city the size of Sheffield it appears to have an extremely small amount of B1 land available, less than 10 hectares, although it is worth noting that all of this land is forecast to be available within the next three years.  It also has the lowest amount of general B use employment land allocated in the sub-region.  The City has 72 employment sites over 1 hectare in size, the most numerous in the region after Leeds.

Analysis of Regional Econometric Model Scenarios

2.5 Employment Forecasts by Sector

The total number of FTEs in the Yorkshire and the Humber region in 2006 is forecast to stand at 2,109,417 under Scenario A, 2,114,789 under Scenario B and 2,118,057 under Scenario C.  The split of employees for each of the three scenarios is identical in the base year of 2006, with 50% working in the Leeds City Region, 10% in the Remoter Rural areas, 17% in the Humber Estuary and 23% in South Yorkshire.  Chart 1 illustrates the total employment split by sub-region, for Scenarios A and C (the two scenarios with the greatest numerical difference).  Along with the clear dominance of the Leeds City region in terms of overall job numbers, it is also clearly apparent that employment growth is higher under Scenario C for each sub-region.

Chart 1: Employment Growth by sub-region, 2006-2016, Scenarios A and C
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Table 14 indicates the split of employment per industrial sector between the four sub-regions.

Table 14: Industrial Sector by Sub-Region, 2006 (%)

	Industry
	Yorkshire & Humber
	Leeds City Region
	Remoter Rural
	Humber Estuary
	South Yorkshire

	Industry Total
	2,109,417
	1,052,115
	215,909
	359,333
	482,060

	Agriculture, Forestry & Fishing
	1.27%
	0.63%
	4.57%
	1.88%
	0.75%

	Oil & Gas Extraction
	0.04%
	0.00%
	0.00%
	0.22%
	0.00%

	Other Mining
	0.22%
	0.29%
	0.18%
	0.13%
	0.13%

	Gas, Electricity & Water
	0.50%
	0.78%
	0.12%
	0.34%
	0.19%

	Fuel Refining
	0.06%
	0.05%
	0.00%
	0.17%
	0.01%

	Chemicals
	0.97%
	0.97%
	0.41%
	2.29%
	0.25%

	Minerals
	0.68%
	0.77%
	0.26%
	0.59%
	0.74%

	Metals
	2.80%
	1.78%
	1.37%
	2.61%
	5.80%

	Machinery & Equipment
	1.48%
	1.71%
	0.67%
	1.11%
	1.62%

	Electrical & Optical Equipment
	0.91%
	1.04%
	0.88%
	0.40%
	1.01%

	Transport Equipment
	1.01%
	0.81%
	0.59%
	1.99%
	0.90%

	Food, Drink & Tobacco
	2.82%
	2.34%
	3.90%
	4.98%
	1.79%

	Textiles & Clothing
	0.82%
	1.30%
	0.50%
	0.35%
	0.26%

	Wood & Wood Products
	0.46%
	0.33%
	0.71%
	0.65%
	0.50%

	Paper, Printing & Publishing
	1.64%
	2.16%
	1.67%
	1.21%
	0.79%

	Rubber & Plastics
	0.92%
	0.79%
	0.58%
	1.02%
	1.31%

	Other Manufacturing NEC
	1.20%
	1.27%
	0.95%
	1.40%
	1.02%

	Construction
	9.32%
	8.46%
	9.75%
	10.11%
	10.42%

	Retailing
	9.01%
	9.08%
	9.53%
	8.57%
	8.94%

	Wholesaling
	7.23%
	7.31%
	7.01%
	8.26%
	6.41%

	Hotels & Catering
	4.65%
	4.39%
	8.68%
	3.96%
	3.95%

	Transport
	4.91%
	5.30%
	3.36%
	5.50%
	4.31%

	Communications
	1.79%
	1.95%
	0.75%
	1.18%
	2.38%

	Banking & Insurance
	3.75%
	5.01%
	2.06%
	1.14%
	3.67%

	Business Services
	11.21%
	12.51%
	10.15%
	10.39%
	9.46%

	Other Financial & Business Services
	2.03%
	1.96%
	2.83%
	2.27%
	1.63%

	Public Admin & Defence
	4.85%
	4.42%
	5.03%
	5.80%
	5.01%

	Education
	7.70%
	7.53%
	6.52%
	7.14%
	9.02%

	Health
	10.23%
	9.66%
	9.67%
	9.97%
	11.92%

	Other Services
	5.51%
	5.39%
	7.26%
	4.37%
	5.84%


The data in the table above indicates that the proportion of people employed in the various industrial sectors various significantly across the sub-regions.  The Leeds City region has a particularly high proportion of people employed in the Financial and Business Services sectors (19.5%), compared to 13.8% in the Humber Estuary.  The Leeds City Region also has a significantly higher proportion of people employed in the Textiles and Clothing (1.30%) and Paper, Printing and Publishing (2.16%) sectors compared to the other sub-regions.

The Remoter Rural sub-region has more than three and a half times the regional average of people employed in the agriculture, fishing and mining, at 4.6%, and almost twice the proportion of people employed in the hotels and restaurant trade as the regional average.  The sub-region also has a high proportion of employees working in the retail sector (9.53%) and the Other Services sector (7.26%).

The Humber Estuary sub-region has the highest proportion of people employed in chemicals (2.29%), transport equipment (1.99%), food, drink and tobacco (4.98%) other Manufacturing NEC (1.40%), wholesaling (8.26%) and Public Administration and Defence (5.80%).

The South Yorkshire sub-region has the highest proportion of employees employed in the Metals (5.8%, equal to the total proportions employed by the other three sub-regions put together), Construction (10.42%), Communications (2.38%), Education (9.02%) and Health (11.92%) industrial sectors.

Following a run of the Regional Econometric Model, the following regional employment growth forecasts were derived for each of the Industrial Sectors:

Table 15: Yorkshire and Humber Employment Forecasts by Sector: % Change from 2006 base

	Industry Name
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Agriculture, Forestry & Fishing
	26,830
	19,587
	-27.0%
	26,901
	20,664
	-23.2%
	26,869
	20,906
	-22.2%

	Oil & Gas Extraction
	817
	618
	-24.4%
	818
	652
	-20.3%
	822
	727
	-11.5%

	Other Mining
	4,601
	3,331
	-27.6%
	4,615
	3,553
	-23.0%
	4,626
	3,783
	-18.2%

	Gas, Electricity & Water
	10,597
	6,621
	-37.5%
	10,640
	7,155
	-32.7%
	10,672
	7,729
	-27.6%

	Fuel Refining
	1,164
	898
	-22.9%
	1,170
	1,008
	-13.8%
	1,176
	1,124
	-4.4%

	Chemicals
	20,521
	16,968
	-17.3%
	20,571
	17,616
	-14.4%
	20,603
	18,222
	-11.6%

	Minerals
	14,391
	15,069
	4.7%
	14,431
	15,674
	8.6%
	14,454
	16,250
	12.4%

	Metals
	58,999
	47,660
	-19.2%
	59,149
	50,032
	-15.4%
	59,257
	53,737
	-9.3%

	Machinery & Equipment
	31,222
	27,467
	-12.0%
	31,290
	28,556
	-8.7%
	31,333
	29,848
	-4.7%

	Electrical & Optical Equipment
	19,143
	22,933
	19.8%
	19,192
	23,642
	23.2%
	19,221
	24,273
	26.3%

	Transport Equipment
	21,333
	17,728
	-16.9%
	21,380
	18,419
	-13.8%
	21,411
	19,179
	-10.4%

	Food, Drink & Tobacco
	59,562
	53,276
	-10.6%
	59,714
	55,563
	-7.0%
	59,802
	57,898
	-3.2%

	Textiles & Clothing
	17,240
	10,221
	-40.7%
	17,281
	10,860
	-37.2%
	17,323
	12,139
	-29.9%

	Wood & Wood Products
	9,763
	8,492
	-13.0%
	9,793
	8,947
	-8.6%
	9,814
	9,575
	-2.4%

	Paper, Printing & Publishing
	34,499
	36,099
	4.6%
	34,608
	37,827
	9.3%
	34,674
	39,566
	14.1%

	Rubber & Plastics
	19,500
	18,149
	-6.9%
	19,554
	18,979
	-2.9%
	19,589
	19,388
	-1.0%

	Other Manufacturing NEC
	25,365
	28,932
	14.1%
	25,426
	29,899
	17.6%
	25,461
	31,297
	22.9%

	Construction
	196,605
	198,256
	0.8%
	197,065
	205,605
	4.3%
	197,321
	209,701
	6.3%

	Retailing
	190,068
	182,222
	-4.1%
	190,588
	190,291
	-0.2%
	190,877
	197,104
	3.3%

	Wholesaling
	152,598
	145,767
	-4.5%
	153,014
	152,182
	-0.5%
	153,250
	156,971
	2.4%

	Hotels & Catering
	98,176
	99,189
	1.0%
	98,447
	103,599
	5.2%
	98,602
	106,270
	7.8%

	Transport
	103,485
	90,117
	-12.9%
	103,806
	95,339
	-8.2%
	104,001
	98,870
	-4.9%

	Communications
	37,827
	53,157
	40.5%
	37,946
	54,734
	44.2%
	37,990
	59,740
	57.2%

	Banking & Insurance
	79,001
	88,928
	12.6%
	79,255
	92,706
	17.0%
	79,381
	97,524
	22.9%

	Business Services
	236,506
	256,093
	8.3%
	237,269
	267,922
	12.9%
	237,668
	276,783
	16.5%

	Other Financial & Business Services
	42,792
	45,956
	7.4%
	42,909
	47,770
	11.3%
	42,971
	49,699
	15.7%

	Public Admin & Defence
	102,339
	84,864
	-17.1%
	102,526
	87,970
	-14.2%
	102,661
	89,387
	-12.9%

	Education
	162,441
	180,824
	11.3%
	162,803
	186,701
	14.7%
	162,983
	192,975
	18.4%

	Health
	215,813
	248,830
	15.3%
	216,296
	256,515
	18.6%
	216,505
	261,742
	20.9%

	Other Services
	116,219
	134,762
	16.0%
	116,332
	137,391
	18.1%
	116,740
	144,817
	24.1%

	Total
	2,109,417
	2,143,014
	1.6%
	2,114,789
	2,227,770
	5.3%
	2,118,057
	2,307,224
	8.9%

	Over 10% growth 2006-2016
	Over 10% decline 2006-2016


Overall, employment in the Yorkshire and Humber region is forecast to increase by 1.6%, to 2,143,014 under Scenario A from 2006 to 2016; by 5.3% under Scenario B, and by 8.9% under Scenario C.

This increase is expected to be particularly strong under all three scenarios in the Electrical & Optical Equipment (20-26% growth), Other Manufacturing (14-23% growth), Communications (41-57%); Banking and Insurance (13-23%); Business Services (8-17%); Other FBS (7-16%), Education (11-18%), Health (15-21%) and the Other Services (16-24%) sectors.

These increases are offset by some sharp declines in many of the more traditional, manufacturing sectors, particularly Agriculture, Forestry and Fishing (22-27% decline in employment); Oil and Gas Extraction (12-24%); Other Mining (18-28% decline); Gas, Electricity and Water (28-38% decline); Fuel Refining (4-23% decline); Chemicals (12-17% decline); Metals (9-19% decline); Transport Equipment (10-17% decline); Textiles and Clothing (30-41% decline); and Public Administration and Defence (13-17% decline).

The employment forecasts by sub-region are presented in full in Appendix A.  The thirty categories have been amalgamated into ten sub-categories, which bring together similar industries to allow general assumptions to be made regarding the overall employment prospects of certain key areas of industry.

2.5.1 Leeds City Region Employment Forecasts

The Regional Econometric Model’s output, as illustrated in Chart 2 and Table 16, indicates that overall employment levels in the sub-region are predicted to rise by between 37,105 under Scenario A to 78,740 under Scenario C in the ten years up to 2016, equating to between a 4-7% gain.  This is largely due to strong gains in the Financial and Business Services sector (particularly Business Services, which is forecast to gain around 20,500 FTEs under Scenario B); certain large employers in the Transport and Communications sectors; Health and Education; and activities such as leisure, which fall under the ‘Other Services’ Category.

Under Scenario A, Bradford and particularly Leeds are forecast to gain the most net FTEs between 2006 and 2016.  Bradford is expected to experience heavy growth in the FBS sectors, communications, education, health and Other services, whilst Leeds is forecast to experience heavy growth in Business Services and Health, amongst others.  However, Selby, York and Wakefield are all forecast to experience a net loss of employees over the ten year period, of -807, -915 and -1,346 respectively.  All of the Districts are forecast to have a positive net increase in total FTEs under Scenarios B and C, with Leeds alone growing by an additional 39,271 FTEs between 2006 and 2016 under Scenario B.

The decline in manufacturing employment and particularly the Primary and Utilities sector does dampen the overall positive outlook for the sub-region however; the industries in the Utilities sub-sector, are predicted to lose between 3,580 and 3,084 jobs, totalling 30-26% of their collective workforce; whilst 5,650 jobs are forecast to be lost in the textiles and clothing industries under Scenario A, and 5,312 under Scenario B.  Bradford, formerly the wool capital of the world in the 19th century, is forecast to lose between 67% and 70% of its workforce in this sector, and is forecast to have less than 600 people remaining in the textiles and clothing industry by 2016 under Scenario A.  The West Yorkshire SEA does suggest, however, that innovation opportunities in areas where the textiles industry has historically concentrated, along with cluster development activity within manufacturing, may diminish the extent of decline and generate new prospects.

In summary, the headline employment trends for each Local Authority in the Leeds City Region are as follows:

· Barnsley
: Barnsley is forecast to gain between 409 and 5,520 employee jobs between 2006 and 2016.  The declines are generally of a moderate nature, with the largest reductions in employment likely to be in the Transport (-479 / -130) and Public Admin and Defence (-641 / -503) sectors.  The main employee gains are in the Education (+617 / +1,014) Health (+1,157 / +1,750) and Other Services (+489 / +838) sectors.

· Bradford: There is likely to be an overall net gain of 8,179 (Scenario A), 15,346 (Scenario B) and 22,335 (Scenario C) employees between 2006 and 2016, despite significant losses in Public Administration and Defence and particularly the textiles and clothing industry (forecast to lose between 1,359 and 1,196 employees).  Strong gains are forecast in the Communications (+1,189 / +1,742), FBS (+4,557 / +7,452), Education (+1,856 / +2,898), Health (+3,238 / +4,713) and the Other Services (+2,328 / +3,250) sectors.

· Calderdale: Reasonable overall growth is forecast in employee jobs in the area between 2006 and 2016 (between +3,612 and +10,127).  The greatest losses are in the Food Drink and Tobacco, Textiles and Clothing and the Construction Industries.  The greatest gains are in the Banking & Insurance (between +3,137 and +3,967) and Health.

· Kirklees: Strong employee growth is forecast overall for the area between 2006 and 2016 totalling between 4,976 and 15,074 employees.  Textiles and Clothing has the sharpest fall in employees, losing between 1,289 and 808 FTEs over the ten-year period.  The growth is largely concentrated in four sectors: Business Services (+1,823 / +2,908); Education (+1,676 / +2,455); Health (+2,071 / +3,191) and Other Services (+1,352 / +1,986). 

· Leeds: The City of Leeds has the highest absolute employment growth forecasts in the region, with an additional 23,230 employees forecast between 2006 and 2016 under Scenario A, 39,271 under Scenario B and 53,333 under Scenario C.  Although employee numbers are forecast to decline in nearly all the Primary & Utilities and Manufacturing sectors, Transport and Public Administration & Defence, there is strong growth in Construction (+2,481 / +4,183), Communications (+6,620 / +8.658), Banking & Insurance (+3,913 / +6,016), Business Services (+7,308 / 12,021), Education (+3,300 / 5,458), Health (+6,256 / 7,422) and Other Services (+3,583 / 5,338).

· Selby: The Borough is forecast to lose approximately 800 employees between 2006 and 2016, under Scenario A, and gain 350 and 1,387 FTEs under Scenarios B and C respectively.  Very few of the sectors have significant gains/losses in employee numbers, with Agriculture, Forestry and Fishing (-700 / -663) Transport (-317 / -180), Education (+267 / +421) and Health (+357 / +469) representing the most significant changes.

· Wakefield: The area is forecast to lose around 1,349 employees between 2006 and 2016 under Scenario A, and gain 3,358 and 8,144 under Scenarios B and C respectively.  The main areas where employment is forecast to fall are in the Food Drink & Tobacco (-779 / -473), Textiles and Clothing (-990 / -893) and Public Administration & Defence (-1,400 / -1,179) sectors.  The main growth areas are in Business Services (+1,182 - +2,247), Health (+1,566 - +2,612) and Other Services (+822 - +1,315).

· York: The City is forecast to lose around 915 employees between 2006 and 2016 under Scenario A, and gain around 2,399 and 5,036 under Scenarios B and C, with the most significant losses occurring in the Food, Drink & Tobacco (-1,441 / -1,291) and particularly the Construction (-1,943 / -1,833) industries.  The most significant employment gains are in the Business Services (+889 / 1,860), Education (+1,125 / +1,597), and Health (+1,427 / +1,655) industries.

Chart 2: Leeds City Region Employment Forecasts, 2006-2016: Scenario A
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Table 16: Leeds City Region Employment Forecasts by Sector: % Change from 2006 base

	Leeds City Region
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Primary and Utilities
	17,905
	12,715
	-29%
	17,973
	13,667
	-24%
	17,982
	14,179
	-21%

	Manufacturing
	161,302
	150,279
	-7%
	161,738
	157,008
	-3%
	162,016
	165,215
	2%

	Construction
	88,982
	88,545
	0%
	89,214
	92,280
	3%
	89,340
	93,948
	5%

	Wholesale
	76,911
	74,494
	-3%
	77,125
	77,832
	1%
	77,245
	80,200
	4%

	Retail
	95,578
	93,338
	-2%
	95,849
	97,615
	2%
	95,997
	100,991
	5%

	Hotels and restaurants
	46,162
	46,845
	1%
	46,303
	49,182
	6%
	46,382
	50,303
	8%

	Transport and communication
	76,213
	81,461
	7%
	76,444
	85,093
	11%
	76,567
	89,900
	17%

	Financial & Business Services
	205,023
	229,784
	12%
	205,631
	239,275
	16%
	205,943
	248,108
	20%

	Public Administration, Health & Education
	227,324
	245,251
	8%
	227,848
	253,753
	11%
	228,106
	259,957
	14%

	Other Services
	56,716
	66,508
	17%
	56,778
	67,937
	20%
	56,984
	71,571
	26%

	TOTAL
	1,052,115
	1,089,220
	4%
	1,054,903
	1,133,642
	7%
	1,056,561
	1,174,371
	11%

	
	Over 10% growth 2006-2016

	
	Over 10% decline 2006-2016


The key points to note from this sub-regional employment analysis are:

· The sub-regional prospects for employment growth between 2006 and 2016 appear to be good, with an overall growth of between 3.5% and 11% forecast;

· Leeds has by far the highest employment growth forecasts in the region for all three scenarios, whilst Bradford has the second highest.

· Manufacturing is predicted to decline by between 3 and 7% by 2016 under the first two scenarios, although it is forecast to slightly increase by 2% under Scenario C;

· The Financial and Business Services sector is forecast to grow rapidly between 2006 and 2016, with Leeds City’s role as the services hub of the region likely to strengthen;

· The number of jobs in the ‘Other Services’ category is forecast to increase by a substantial 17-26% up to 2016.

Categorising the employment data according to B1 (office), B2 (industrial) and B8 (warehouse and distribution) Use Classes results in the following figures:

Table 17: Leeds City Region Employment Forecasts by Use Class: % Change from 2006 base: Scenario A

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Barnsley (43%)
	3,509
	3,695
	5.3%
	7,170
	6,975
	-2.7%
	2,499
	2,320
	-7.2%

	Bradford
	32,539
	37,096
	14.0%
	35,993
	35,221
	-2.1%
	15,140
	14,800
	-2.2%

	Calderdale
	17,482
	21,107
	20.7%
	18,817
	17,411
	-7.5%
	6,288
	6,501
	3.4%

	Kirklees
	17,478
	19,428
	11.2%
	37,415
	36,337
	-2.9%
	11,611
	11,538
	-0.6%

	Leeds
	98,830
	110,755
	12.1%
	54,588
	52,100
	-4.6%
	31,720
	34,012
	7.2%

	Selby
	4,222
	4,349
	3.0%
	8,154
	8,086
	-0.8%
	2,966
	2,680
	-9.6%

	Wakefield
	14,618
	16,039
	9.7%
	23,674
	21,018
	-11.2%
	14,358
	14,361
	0.0%

	York
	16,345
	17,315
	5.9%
	10,292
	8,170
	-20.6%
	10,073
	9,733
	-3.4%

	Leeds City Region Total
	205,023
	229,784
	12.1%
	196,103
	185,318
	-5.5%
	94,656
	95,945
	1.4%


Table 18: Leeds City Region Employment Forecasts by Use Class: % Change from 2006 base: Scenario B

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Barnsley (43%)
	3,525
	3,920
	11.2%
	7,185
	7,218
	0.5%
	2,507
	2,438
	-2.8%

	Bradford
	32,637
	38,693
	18.6%
	36,083
	36,648
	1.6%
	15,186
	15,493
	2.0%

	Calderdale
	17,525
	21,767
	24.2%
	18,856
	18,019
	-4.4%
	6,307
	6,788
	7.6%

	Kirklees
	17,548
	20,587
	17.3%
	37,488
	37,464
	-0.1%
	11,645
	12,055
	3.5%

	Leeds
	99,084
	114,713
	15.8%
	54,776
	55,026
	0.5%
	31,822
	35,667
	12.1%

	Selby
	4,238
	4,573
	7.9%
	8,169
	8,327
	1.9%
	2,974
	2,800
	-5.9%

	Wakefield
	14,680
	16,968
	15.6%
	23,737
	21,978
	-7.4%
	14,392
	14,893
	3.5%

	York
	16,395
	18,054
	10.1%
	10,332
	8,779
	-15.0%
	10,098
	10,107
	0.1%

	Leeds City Region Total
	205,631
	239,275
	16.4%
	196,625
	193,460
	-1.6%
	94,931
	100,240
	5.6%


Table 19: Leeds City Region Employment Forecasts by Use Class: % Change from 2006 base: Scenario C

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Barnsley (43%)
	3,533
	4,129
	16.9%
	7,195
	7,418
	3.1%
	2,512
	2,558
	1.9%

	Bradford
	32,686
	40,138
	22.8%
	36,141
	38,284
	5.9%
	15,211
	16,171
	6.3%

	Calderdale
	17,548
	22,722
	29.5%
	18,881
	18,909
	0.1%
	6,317
	7,032
	11.3%

	Kirklees
	17,583
	21,173
	20.4%
	37,534
	38,859
	3.5%
	11,664
	12,497
	7.1%

	Leeds
	99,213
	118,661
	19.6%
	54,892
	58,290
	6.2%
	31,876
	37,553
	17.8%

	Selby
	4,246
	4,770
	12.4%
	8,180
	8,602
	5.2%
	2,978
	2,895
	-2.8%

	Wakefield
	14,713
	17,732
	20.5%
	23,779
	22,972
	-3.4%
	14,412
	15,350
	6.5%

	York
	16,421
	18,781
	14.4%
	10,359
	9,246
	-10.7%
	10,112
	10,485
	3.7%

	Leeds City Region Total
	205,943
	248,108
	20.5%
	196,961
	202,579
	2.9%
	95,081
	104,542
	10.0%


The number of employees in B1 industries is forecast to increase across the board, leading to an overall increase of over 24,760 jobs in this category across the sub-region under Scenario A, 33,644 under Scenario B and 42,165 under Scenario C.  Proportionately, growth is strongest in Calderdale, although in terms of absolute FTEs, Leeds is forecast to have the highest growth, of between 11,925 and 19,450 jobs in B1 industries between 2006 and 2016.

It is apparent that the number of employees in B2 industries is predicted to fall in every District under Scenario A, resulting in an overall loss of 10,785 FTEs by 2016, although the overall loss is reduced to 3,165 under Scenario B, and even a positive figure for Scenario C, of 5,618 employees.  Leeds would move from losing 2,488 B2-based employees under Scenario A, to gaining 3,398 under Scenario C.

Predominantly B8-based jobs are forecast to increase by 1,289 FTEs under Scenario A, by over 5,300 FTEs under Scenario B, to 9,461 under Scenario C.  This is almost entirely due to the very high levels of employment growth forecast for Leeds City (which is forecast to increase by 2,292, 3,845 and 5,677 FTEs under Scenarios A, B and C respectively); Selby is forecast to lose B8 based employees under every scenario.

2.5.2 Remoter Rural Employment Forecasts

The Remoter Rural sub-region comprises of the County of North Yorkshire, and excludes the City of York.  It covers by far the largest land area in the region, and comprises vast areas of highly attractive rural uplands and vales, coastland and market towns.  The two largest urban areas are Harrogate and Scarborough, and the sub-region’s economic strength has traditionally been focussed in the Primary sector, in agriculture, food and fishing, which have seen long-term structural declines in growth and employment.  Recent diversification towards the high value tourism in the National Parks and attractive market towns, and the business conference trade in Harrogate, have helped to offset the economic challenges that have resulted, and unemployment across the sub-region is very low compared to the regional and national averages (with the exception of Scarborough, which is consistently higher).  However, the long-term structural weaknesses within the sub-region remain; for example, the coal mining industry is due to end in 2005, which will have a significant knock-on effect for both the sub-region and the wider region as supply chains restructure.

Chart 3 and Table 20 indicate that the decline in the Primary industries is set to continue for the foreseeable future; over 2,430 jobs are forecast to be lost in the Agriculture, Forestry and Fishing sector between 2006 and 2016 under Scenario A, 2,263 under Scenario B and 2,207 under Scenario C.  Other significant losses in the sub-region are noted in the Transport and Communications sector which is forecast to decline by 11% under Scenario A and 5% in Scenario B.  With the exception of Wholesale, however, all the other main sectors show gradual growth over the ten year period; even manufacturing is forecast to increase under Scenarios B and C, due largely to strong growth in the Food, Drink and Tobacco; Paper, Printing and Publishing, and Other Manufacturing sectors.

Beyond the A1 and A64 corridors and Harrogate town, there are very few cluster businesses, especially in the more remote rural areas.  As the Draft York and North Yorkshire SEA (2004) notes, there are a number of seasonal employment fluctuations in the sub region, particularly from the seaside towns of Scarborough and Craven; and the highest rates of economic activity are in the more urban areas on the coast, with the lowest in the uplands (particular the Yorkshire Dales).  Business Services is forecast to increase by between 1,031 and 2,928 FTEs, whilst Education, Health and Other Services are all forecast to grow particularly strongly.

The general employment trends by Local Authority area over the ten year assessment period are as follows:

· Craven: The area is forecast to experience a modest growth in employees of around 425-2,030 FTEs up to 2016.  The only industrial sectors expected to experience a rise/fall of over 300 employees under Scenario C is in the Business Services Sector (+491), Education (+319) and Health (+332).

· Hambleton: The District is forecast to grow by between 615 and 3,273 FTEs between 2006 and 2016.  The number of people employed in Agriculture, Forestry and Fishing is forecast to decline by between 592 and 536 FTEs, whilst the number of people employed in Public Administration & Defence is likely to decline between 628 and 479.  The strongest growth sectors are likely to be in Construction (+368 / +608), Education (+465 / +902); Health (+729 / +846) and Other Services (+484 / +663 employees).

· Harrogate: Strong employee growth is forecast for this Local Authority area, with 2,778 additional FTEs forecast under Scenario A, 5,331 under Scenario B, and 7,739 additional jobs under Scenario C.  This is despite the gradual decline of jobs in several sectors of the Primary & Utilities and Manufacturing industries, particularly Agriculture, Forestry and Fishing, Transport and Public Administration and Defence.  The strongest growth areas are in paper, Printing and Publishing, Construction, Business Services, Education, and particularly Health (+1,362 / +1,921) and Other Services (+790 / 1,105).

· Richmondshire: This area is forecast to have a very moderate employee growth rate up to 2016, resulting in an additional 64 employees under Scenario A, 718 under Scenario B and 1,391 under Scenario C.  The only real areas of decline are the Agriculture, Forestry and Fishing, Construction and Public Administration and Defence sectors, with the bulk of the growth arising in the Hotels and Catering, Health and Other Services Sectors.

· Ryedale: This District is likely to experience moderate employee growth over the ten years up to 2016, totalling 489 additional employees under Scenario A, 1,343 under Scenario B, and 2,297 under Scenario C; the significant changes in employment are to be found in the Agriculture, Forestry and Fishing sector (-437 / -393 employees) and the Other Services sector (+373 / +513 employees).

· Scarborough: The area is forecast to experience a decline in the number of employees under Scenario A, totalling -38 FTEs, although the change becomes positive under Scenarios B (1,254) and C (2,297).  The most of the significant changes are forecast to occur in the Hotels and Catering (-312 / -113), Education (+314 / +514), Health (+834 / 1,142) and Other Services (+282 / +448) sectors.

Chart 3: Remoter Rural Employment Forecasts, 2006-2016: Scenario A
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Table 20: Remoter Rural Employment Forecasts by Sector: % Change from 2006 base

	
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Primary and Utilities
	10,525
	7,898
	-25%
	10,540
	8,135
	-23%
	10,542
	8,263
	-22%

	Manufacturing
	26,996
	26,924
	0%
	27,076
	28,153
	4%
	27,128
	29,661
	9%

	Construction
	21,051
	21,867
	4%
	21,096
	22,580
	7%
	21,122
	22,989
	9%

	Wholesale
	15,136
	14,500
	-4%
	15,176
	15,086
	-1%
	15,198
	15,656
	3%

	Retail
	20,586
	19,997
	-3%
	20,636
	20,740
	1%
	20,663
	21,495
	4%

	Hotels and restaurants
	18,748
	19,430
	4%
	18,776
	19,879
	6%
	18,792
	20,286
	8%

	Transport and communications
	8,870
	7,922
	-11%
	8,908
	8,502
	-5%
	8,928
	9,014
	1%

	Financial & Business Services
	32,494
	33,959
	5%
	32,601
	35,526
	9%
	32,654
	36,870
	13%

	Public Administration, Health & Education
	45,825
	49,545
	8%
	45,929
	51,183
	11%
	45,981
	52,695
	15%

	Other Services
	15,678
	18,200
	16%
	15,690
	18,463
	18%
	15,731
	19,221
	22%

	TOTAL
	215,909
	220,242
	2%
	216,428
	228,246
	5%
	216,738
	236,149
	9%

	
	Over 10% growth 2006-2016

	
	Over 10% decline 2006-2016


The key points to note from this sub-regional employment analysis are:

· The sub-region is forecast to experience a growth of between 2 and 9% in real employment terms between 2006 and 2016, although a high proportion of this growth is likely to be concentrated in Harrogate;

· The traditional focus of the North Yorkshire economy, Agriculture, Forestry and Fishing, is forecast to continue declining, and the resultant structural change could weaken many of the more remoter rural areas, where the emerging growth industries, and particularly those earmarked for cluster development (with the exception of food and drink businesses along the A1), do not exist;

· The sub-region has very few strengths in many of the industrial sectors forecast to grow significantly over the next ten years (with the exception of digital firms clustering in Harrogate);

· Manufacturing is predicted to continue to decline, but to a much lesser extent than elsewhere in the region;

· Strong growth is forecast in the hospitality and service sectors.

Categorising the employment data according to B1, B2 and B8 Use Classes results in the following figures:

Table 21: Remoter Rural Employment Forecasts by Use Class: % Change from 2006 base: Scenario A

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Craven
	4,809
	5,304
	10.3%
	4,466
	4,165
	-6.7%
	1,436
	1,279
	-10.9%

	Hambleton
	3,913
	3,920
	0.2%
	5,850
	5,936
	1.5%
	2,896
	2,773
	-4.3%

	Harrogate
	14,924
	15,674
	5.0%
	8,700
	9,057
	4.1%
	5,591
	5,318
	-4.9%

	Richmondshire
	2,117
	2,223
	5.0%
	2,059
	1,991
	-3.3%
	1,380
	1,278
	-7.4%

	Ryedale
	2,613
	2,797
	7.0%
	6,683
	6,882
	3.0%
	1,997
	1,901
	-4.8%

	Scarborough
	4,118
	4,041
	-1.9%
	7,286
	7,240
	-0.6%
	1,830
	1,609
	-12.1%

	Remoter Rural Total
	32,494
	33,959
	4.5%
	35,043
	35,272
	0.7%
	15,130
	14,158
	-6.4%


Table 22: Remoter Rural Employment Forecasts by Use Class: % Change from 2006 base: Scenario B

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Craven
	4,822
	5,486
	13.8%
	4,476
	4,331
	-3.3%
	1,442
	1,355
	-6.0%

	Hambleton
	3,931
	4,175
	6.2%
	5,866
	6,195
	5.6%
	2,905
	2,903
	-0.1%

	Harrogate
	14,964
	16,262
	8.7%
	8,732
	9,538
	9.2%
	5,607
	5,570
	-0.7%

	Richmondshire
	2,126
	2,351
	10.6%
	2,067
	2,114
	2.3%
	1,384
	1,341
	-3.2%

	Ryedale
	2,624
	2,956
	12.6%
	6,695
	7,069
	5.6%
	2,003
	1,985
	-0.9%

	Scarborough
	4,134
	4,296
	3.9%
	7,303
	7,518
	2.9%
	1,837
	1,726
	-6.1%

	Remoter Rural Total
	32,601
	35,526
	9.0%
	35,139
	36,764
	4.6%
	15,178
	14,879
	-2.0%


Table 23: Remoter Rural Employment Forecasts by Use Class: % Change from 2006 base: Scenario C

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Craven
	4,829
	5,678
	17.6%
	4,483
	4,528
	1.0%
	1,445
	1,422
	-1.6%

	Hambleton
	3,939
	4,381
	11.2%
	5,877
	6,494
	10.5%
	2,909
	3,054
	5.0%

	Harrogate
	14,984
	16,755
	11.8%
	8,751
	10,055
	14.9%
	5,616
	5,769
	2.7%

	Richmondshire
	2,130
	2,457
	15.4%
	2,073
	2,254
	8.7%
	1,387
	1,397
	0.7%

	Ryedale
	2,629
	3,103
	18.0%
	6,703
	7,299
	8.9%
	2,006
	2,080
	3.7%

	Scarborough
	4,143
	4,496
	8.5%
	7,315
	7,857
	7.4%
	1,842
	1,829
	-0.7%

	Remoter Rural Total
	32,654
	36,870
	12.9%
	35,203
	38,486
	9.3%
	15,204
	15,550
	2.3%


It is apparent that between 60% and 80% of employee growth between 2006 and 2016 is forecast to take place in sectors of the economy that could not be generally categorised as requiring B1, B2 or B8 employment land; sectors such as Education, Health and Leisure.  Consequently, much of the employment increases in the three summary tables above appear marginal.  The number of employees employed in B1 industries is forecast to increase by between 1,465 and 4,216 employees up to 2016, with the change particularly sharp in Craven and Ryedale.

The number employed in B2 industries, uniquely in the Yorkshire and the Humber region, is forecast to experience an increase under all three scenarios, by 229, 1,625 and 3,283 FTEs for Scenarios A, B and C respectively.  The decreases are most severe in Craven, whilst Harrogate has the highest growth levels (+371/ +1,316).  Most of this growth is due to three growth sectors- Food, Drink and Tobacco; Paper, Printing and Publishing; and Other Manufacturing.  As regards B8 industries, overall figures for the sub-region indicate a decline under the first two Scenarios, and a moderate growth under Scenario C.  A decline in FTEs is forecast in the order of 972 employees under Scenario A and 299 employees under Scenario B.  Scenario C forecasts 346 additional FTEs by 2016 for the sub-region as a whole.

2.5.3 Humber Estuary Employment Forecasts

According to the Humber Strategic Economic Assessment (2004)
, current growth conditions require the sub-region to increase by at least 14,500 new jobs to meet average national rates.  The need for increased employment is particularly acute in Hull, where the priorities are recognised in the new Neighbourhood Renewal Action Plan.  The Regional Econometric Model’s output, as illustrated in Chart 4 and Table 24 indicate that under Scenario A, employment levels in the sub-region are predicted to fall by around 4,750 FTEs in the ten years up to 2016, equating to a 1.3% loss from 2006 figures.  This is due to significant predicted losses in two main sectors, Primary & Utilities and Manufacturing.  Scenarios B and C forecast a more optimistic view for the sub-regional economy, with overall growth in employee numbers of 7,886 and 19,241 respectively.

The Primary & Utilities category, which includes Agriculture, Forestry and Fishing; Oil and Gas Extraction; Other Mining; and Gas, Electricity and Water, is forecast to lose between 29% and 35% of its workforce (between 2,709 and 3,251 employees) between 2006 and 2016, with the losses being the greatest in the Agriculture, Forestry and Fishing and Gas, Electricity and Water categories.

The manufacturing sector is strongly represented in the Humber sub-region compared to the national and regional rates.  There are significant numbers of large, multi-national plants involved in food, chemicals and steel manufacture, and the chemicals, aerospace and steel industries account for a relatively high average output per head, even though the average is low beyond these industries10.  Consequently, the predicted loss of between 4% and 11% of jobs in the manufacturing sector over the next ten years, accounting for between 2,897 and 7,164 employees, is likely to have important ramifications for the economy of the sub-region.

The losses are particularly stark in the Metals industry, which is predicted to lose between 1,881 and 2,932 of its workforce.  The Other Manufacturing sub-sector is the only manufacturing category predicted to experience a substantial upturn in employment between 2006 and 2016 (by between 19% and 26%).

Other industrial sectors that are forecast to experience a fall in the general level of employment between 2006 and 2016 are Transport (between -3,491 and -2,111 FTEs) and Public Administration and Defence (between -3,541 and -2,892 FTEs).  Despite this predicted downturn in the general manufacturing and transport sectors, the Humber SEA (2004) recommends that as the ports and logistics, food, chemicals and steel manufacturing sectors are mainstays of the economy, they should be afforded continued support where appropriate10.

These losses are offset to a certain extent by general increases in employment in the service sector.  The Financial and Business Services sector is forecast to increase by between 7% and 16% between 2006 and 2016, representing an additional 8,017 FTEs in the best case scenario.  The Humber SEA (2004) recommended that to ensure that the sub-region’s industrial base remains sustainable and diverse, and to increase its knowledge intensity and globally competitive markets, the proportion of banking, finance and insurance industry businesses should be increased to complement rather than compete with Leeds10.

The number of people employed in Other Services (including industries such as Sewage & Refuse Disposal and Recreational, Cultural & Sporting Activities) is forecast to increase by between 8% and 16% between 2006 and 2016.

The general employment trends by Local Authority area over the ten-year assessment period are as follows:

· East Riding of Yorkshire: The East Riding area is likely to gain between 1,635 and 9,082 employees in the ten years between 2006 and 2016, despite declines in Agriculture, Forestry & Fishing (-1,927 / 1,789), Transport Equipment (-1,222 / -1,088) and Public Administration & Defence (-1,699 / -1,516).  The main areas of growth are in the Construction (+920 / +1,356), Business Services (+1,338 / +2,320); Education (+1,242 / +1,821); and Health (+2,464 / +2,679).

· City of Kingston upon Hull: The area is forecast to experience a decline in the number of employees of 1,403 between 2006 and 2016 under Scenario A, and a gain in employees in the order of 2,595 under Section B and 6,646 under Scenario C.  Despite significant growth in the Education (+1,118 / +1,800) and Health (+1,820 / +2,186), the City is likely to be adversely affected in employment terms due to the continued decline in most areas of Manufacturing, and particularly Retailing (-1,157 / - 425) and Transport (-1,253 / - 817).

· North East Lincolnshire: This area is forecast to lose around 3,401 employees between 2006 and 2016 under Scenario A and 1,195 employees under Scenario B (the greatest loss of employees for this Scenario in the region).  The sub-region is forecast to gain just 645 FTEs under Scenario C – the lowest employment gain for this Scenario in the region.  The most significant declines are in the Food, Drink & Tobacco (-1,028 / -933) and Transport (-1,439 / -1,142) sectors; the only industrial sector with growth forecasts in excess of 650 employees in Scenario C is in the Business Services sector, which is expected to increase by around 1,029 employees.

· North Lincolnshire: This area is forecast to decline by around 1,584 employees by 2016 under Scenario A, and grow by around 650 and 2,870 FTEs under Scenarios B and C.  Around two thirds of people employed in the Metals industrial sector are expected to lose their jobs by 2016, totalling 1,821 employees under Scenario A, 1,762 under Scenario B and 1,612 under Scenario C; other sectors of significant decline include Transport and Public Administration and Defence.  The areas of strongest growth in North Lincolnshire are in the Other Manufacturing (+436/ +511) Business Services (+456 / +973); and Health (+559 / +745) sectors.

Chart 4: Humber Estuary Employment Forecasts, 2006-2016: Scenario A
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Table 24: Humber Estuary Employment Forecasts by Sector: % Change from 2006 base

	
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Primary and Utilities
	9,257
	6,006
	-35%
	9,280
	6,333
	-32%
	9,283
	6,574
	-29%

	Manufacturing
	67,397
	60,233
	-11%
	67,544
	62,452
	-8%
	67,643
	64,746
	-4%

	Construction
	36,324
	37,251
	3%
	36,401
	38,438
	6%
	36,446
	39,507
	8%

	Wholesale
	29,670
	28,782
	-3%
	29,740
	29,803
	0%
	29,780
	30,698
	3%

	Retail
	30,800
	28,976
	-6%
	30,885
	30,226
	-2%
	30,934
	31,417
	2%

	Hotels and restaurants
	14,239
	14,356
	1%
	14,283
	15,056
	5%
	14,310
	15,541
	9%

	Transport and communication
	24,005
	22,453
	-6%
	24,078
	23,574
	-2%
	24,120
	24,827
	3%

	Financial & Business Services
	49,609
	52,984
	7%
	49,784
	55,586
	12%
	49,878
	57,895
	16%

	Public Administration, Health & Education
	82,339
	86,668
	5%
	82,511
	89,381
	8%
	82,602
	90,429
	9%

	Other Services
	15,693
	16,871
	8%
	15,709
	17,252
	10%
	15,777
	18,379
	16%

	TOTAL
	359,333
	354,580
	-1%
	360,215
	368,101
	2%
	360,773
	380,014
	5%

	
	Over 10% growth 2006-2016

	
	Over 10% decline 2006-2016


The key points to note from this sub-regional employment analysis are:

· Employment in three of the five RES clusters (advanced engineering and metals; chemicals; and food and drink [including agriculture]) is predicted to decline;

· Manufacturing, although well above national and regional levels currently, is predicted to decline considerably by 2016;

· North East Lincolnshire has the worst employment loss forecasts in the Yorkshire and Humber Region for Scenario A, the second worst for Scenario B, and the lowest employment gain in the region for Scenario C.

· The sub-region is predicted to decline in absolute employment terms between 2006 and 2016 under Scenario A, although moderate growth is predicted under Scenarios B and C.

Categorising the employment data according to B1, B2 and B8 Use Classes results in the following figures:

Table 25: Humber Estuary Employment Forecasts by Use Class: % Change from 2006 base: Scenario A

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	East Riding of Yorkshire
	15,915
	17,909
	12.5%
	22,635
	20,554
	-9.2%
	9,815
	9,839
	0.2%

	Kingston Upon Hull
	16,640
	17,022
	2.3%
	26,497
	24,836
	-6.3%
	10,315
	9,758
	-5.4%

	North East Lincolnshire
	8,310
	8,864
	6.7%
	14,474
	12,941
	-10.6%
	6,614
	5,773
	-12.7%

	North Lincolnshire
	8,744
	9,189
	5.1%
	17,347
	15,677
	-9.6%
	6,710
	6,577
	-2.0%

	Humber Estuary Total
	49,609
	52,984
	6.8%
	80,954
	74,009
	-8.6%
	33,455
	31,947
	-4.5%


Table 26: Humber Estuary Employment Forecasts by Use Class: % Change from 2006 base: Scenario B

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	East Riding of Yorkshire
	15,972
	18,748
	17.4%
	22,691
	21,408
	-5.7%
	9,844
	10,272
	4.3%

	Kingston Upon Hull
	16,698
	17,889
	7.1%
	26,554
	25,680
	-3.3%
	10,343
	10,172
	-1.7%

	North East Lincolnshire
	8,341
	9,325
	11.8%
	14,504
	13,395
	-7.6%
	6,630
	6,008
	-9.4%

	North Lincolnshire
	8,773
	9,624
	9.7%
	17,381
	16,184
	-6.9%
	6,726
	6,816
	1.3%

	Humber Estuary Total
	49,784
	55,586
	11.7%
	81,129
	76,668
	-5.5%
	33,543
	33,267
	-0.8%


Table 27: Humber Estuary Employment Forecasts by Use Class: % Change from 2006 base: Scenario C

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	East Riding of Yorkshire
	16,000
	19,548
	22.2%
	22,728
	22,235
	-2.2%
	9,860
	10,663
	8.1%

	Kingston Upon Hull
	16,730
	18,563
	11.0%
	26,592
	26,655
	0.2%
	10,359
	10,642
	2.7%

	North East Lincolnshire
	8,358
	9,689
	15.9%
	14,524
	13,765
	-5.2%
	6,640
	6,249
	-5.9%

	North Lincolnshire
	8,789
	10,094
	14.8%
	17,404
	16,751
	-3.8%
	6,735
	7,020
	4.2%

	Humber Estuary Total
	49,878
	57,895
	16.1%
	81,248
	79,404
	-2.3%
	33,594
	34,574
	2.9%


It is apparent that the number of employees employed in B1 industries is forecast to increase by between 3,375 and 8,017 FTEs up to 2016, with East Riding of Yorkshire accounting for the greatest numerical and proportional increase under all there scenarios.  The number employed in B2 industries is forecast to decline under all three Scenarios, with North East Lincolnshire forecast to lose between 11% and 5% of its workforce in this sector.  The trend for the number of people employed in B8 industries is forecast to vary considerably between scenarios, with decline predicted under Scenarios A and B and growth under Scenario C.  North East Lincolnshire is forecast to experience a decline in B8 based employees under each scenario, whilst East Riding of Yorkshire is forecast to have the highest B8 employee growth rates.

2.5.4 South Yorkshire Employment Forecasts

The South Yorkshire sub-region has suffered more than most industrial areas over the last twenty years.  From full employment in the 1970’s and a historically strong manufacturing legacy in steel, coal and engineering, the prolonged recession in the manufacturing industry in the mid-late 1970’s and throughout the 1980’s caused painful readjustments in the labour market.  In 1971, the coal and steel industries employed 121,000 people in the sub-region, a quarter of the total workforce; by 1997 the same industries employed only 15,000, although productivity in the steel industry reached record levels11.  Manufacturing still employs a higher proportion of residents than the national averages.  South Yorkshire has suffered from its very small service sector base, which, although it has grown in recent years mainly through lower paid call centre and similar jobs, has not been sufficient to replace the lost manufacturing jobs.  ‘South Yorkshire still has traditional engineering firms, which are slowly disappearing, but still too few high value-added companies.  As a result, the economy remains vulnerable’
.
Total employment in the sub-region is forecast to decline slightly over the ten years to 2016 under Scenario A, by 3,088 employees, although under Scenarios B and C, there would be increases of 14,537 and 23,706 FTEs respectively.  Chart 5 indicates that, more than any other sub-region in Yorkshire, South Yorkshire is heavily reliant on Public Administration, Health and Education sectors to provide jobs for residents, and the models suggest that this reliance is likely to increase over the coming years.  By 2016, around 28% of all employee jobs in South Yorkshire are forecast to be in the Public Administration, Health and Education sectors, up from 26% in 2006.

There is forecast to be a continued decline in the Primary and Utilities sector, from 5,158 jobs to 3,538 in 2016 under Scenario A; the other two scenarios forecast a decline of around 20-25% FTEs.  Manufacturing, too, is likely to continue its steady decline, with the loss of between 4,455 and 10,550 jobs in the sub-region by 2016.  A large portion of this is expected to come from the metals industry, which is forecast to decline by over 5,870 employees (21%) by 2016 under Scenario A, 5,251 under Scenario B, and 4,119 by Scenario C; the vast majority of which be lost from Sheffield.

The wholesaling industry, retailing and particularly Transport are all forecast to decrease in absolute employees terms by 2016 under all three scenarios.

The growth areas in the sub-regional economy are forecast to be in the Financial and Business Services sector; the Public Administration, Health and Education sector (although a substantial decline in Public Administration FTEs is masked by a rapid growth in Health jobs in particular); and particularly the Other Services sector, which is forecast to increase by between 18 and 26% across the three scenarios.  However, despite some of the positive employment forecasts, there remains an over-concentration of employment in sectors which are continuing to rationalise and decline in the sub-region.  Although the hi-tech and finance sectors are growing, they are doing so at a lower rate than nationally; the need for more high value added sectors remains of vital importance to increase GDP per capita11.

The general employment trends by Local Authority area over the ten-year assessment period are as follows:

· Barnsley
: Barnsley is forecast to gain between 409 and 5,520 employee jobs between 2006 and 2016.  The declines are generally of a moderate nature, with the largest reductions in employment likely to be in the Transport (-479 / -130) and Public Admin and Defence (-641 / -503) sectors.  The main employee gains are in the Education (+617 / +1,014) Health (+1,157 / +1,750) and Other Services (+489 / +838) sectors.

· Doncaster: The area is forecast to experience a slight decline in the number of employees of around 416 between 2006 and 2016 under Scenario A, and a slight growth of 3,480 and 8,188 FTEs under Scenarios B and C.  Most sectors are expected to experience slight declines (or, in fewer cases, very slight increases) in employee numbers, with Metals (-945 / -647), Transport (-849 / -293) and Public Admin and Defence (-917 / -706) experiencing the greatest declines.  The scenarios indicate that the economy will essentially be stimulated over the coming years by growth in just a few keys sectors: Construction, Business Services, Education, Health; and Other Services; between 76% and 85% of all employee growth in Doncaster will come from these five sub-sectors alone.

· Rotherham: The area is forecast to experience a loss of around 4,466 employees up to 2016 under Scenario A, 1,024 under Scenario B (the only District in the region to experience an overall loss in FTEs aside from North East Lincolnshire), and a gain of 2,708 employees under Scenario C.  Despite substantial increases in the number of people employed in Education (+714 / +1,285); Health (+1,225 / +2,026) and Other Services (+700 / +1,138), these are more than outweighed by substantial declines in the number of people employed in Machinery & Equipment (-797 / -672); Retailing (-1,190 / -560), and Business Services (-1,318 / -710).  The latter sub-sector is a surprising inclusion, given that throughout the rest of the region it is one of the main employment growth areas for the future.  With the exception of Rotherham, the sub-sector is forecast to grow in every single District under Scenarios B and C; regarding the latter scenario, by at least 8%, except Rotherham, which is forecast to decline by 11%.

· Sheffield: The City is forecast to gain around 1,560 employees between 2006 and 2016 under Scenario A, and by 10,352 and 18,664 FTEs under Scenarios B and C – the latter figures represent the third highest in the region behind Leeds and Bradford.  This is due in the main to substantial growth in six sectors: Communications (+2,106 / +2,968), Banking and Insurance (+803 / +1,784); Business Services (+2,450 / +4,530); Education (+2,394 / +3,803); Health (+4,338 / +6,207) and Other Services (+2,991 / +4,184).  There are, however, substantial losses forecast in Wholesaling (-1,084 / -758), Transport (-1,917 / -1,263), Public Administration & Defence (-2,470 / -2,067), and particularly in the Metals industry, which is forecast to shed between 4,290 (27%) and 3,408 (21%) of employees up to 2016.

Chart 5: South Yorkshire Employment Forecasts, 2006-2016

[image: image5]
Table 28: South Yorkshire Employment Forecasts by Sector: % Change from 2006 base

	
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Primary and Utilities
	5,158
	3,538
	-31%
	5,182
	3,889
	-25%
	5,183
	4,128
	-20%

	Manufacturing
	77,007
	66,456
	-14%
	77,202
	69,409
	-10%
	77,331
	72,876
	-6%

	Construction
	50,248
	50,593
	1%
	50,353
	52,307
	4%
	50,414
	53,256
	6%

	Wholesale
	30,881
	27,991
	-9%
	30,973
	29,461
	-5%
	31,026
	30,417
	-2%

	Retail
	43,104
	39,911
	-7%
	43,218
	41,709
	-3%
	43,283
	43,201
	0%

	Hotels and restaurants
	19,027
	18,558
	-2%
	19,085
	19,481
	2%
	19,119
	20,140
	5%

	Transport and communication
	32,225
	31,438
	-2%
	32,322
	32,905
	2%
	32,376
	34,869
	8%

	Financial & Business Services
	71,173
	74,250
	4%
	71,416
	78,011
	9%
	71,545
	81,134
	13%

	Public Administration, Health & Education
	125,105
	133,054
	6%
	125,337
	136,868
	9%
	125,460
	141,022
	12%

	Other Services
	28,132
	33,183
	18%
	28,155
	33,740
	20%
	28,248
	35,646
	26%

	TOTAL
	482,060
	478,972
	-1%
	483,244
	497,781
	3%
	483,984
	516,691
	7%

	
	Over 10% growth 2006-2016

	
	Over 10% decline 2006-2016


The key points to note from this sub-regional employment analysis are:

· Employment in the Primary and Utilities sector is forecast to continue declining at a considerable rate, although it has a low overall contribution to the economy in employment terms;

· Manufacturing is forecast to continue its cycle of decline, with losses being particularly high in Sheffield in the metals sector;

· Rotherham appears to be particularly vulnerable, with the most significant levels of job losses outside of North East Lincolnshire; the District is also forecast to lose jobs in the Business Services sector, a critical future growth sector throughout the rest of the region and the UK as a whole.

Categorising the employment data according to B1, B2 and B8 Use Classes results in the following figures:

Table 29: South Yorkshire Employment Forecasts by Use Class: % Change from 2006 base: Scenario A

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Barnsley (57%)
	4,652
	4,897
	5.3%
	9,504
	9,245
	-2.7%
	3,313
	3,076
	-7.2%

	Doncaster
	12,900
	13,392
	3.8%
	19,989
	18,080
	-9.5%
	10,126
	9,774
	-3.5%

	Rotherham
	11,126
	9,726
	-12.6%
	24,767
	23,062
	-6.9%
	9,525
	8,821
	-7.4%

	Sheffield
	42,495
	46,235
	8.8%
	40,816
	34,232
	-16.1%
	15,936
	14,821
	-7.0%

	South Yorkshire Total
	71,173
	74,250
	4.3%
	95,075
	84,620
	-11.0%
	38,900
	36,491
	-6.2%


Table 30: South Yorkshire Employment Forecasts by Use Class: % Change from 2006 base: Scenario B

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Barnsley (57%)
	4,672
	5,197
	11.2%
	9,524
	9,568
	0.5%
	3,324
	3,232
	-2.8%

	Doncaster
	12,953
	14,183
	9.5%
	20,042
	18,871
	-5.8%
	10,154
	10,194
	0.4%

	Rotherham
	11,171
	10,394
	-7.0%
	24,816
	23,830
	-4.0%
	9,549
	9,183
	-3.8%

	Sheffield
	42,620
	48,237
	13.2%
	40,926
	35,939
	-12.2%
	15,990
	15,698
	-1.8%

	South Yorkshire Total
	71,416
	78,011
	9.2%
	95,309
	88,208
	-7.5%
	39,017
	38,307
	-1.8%


Table 31: South Yorkshire Employment Forecasts by Use Class: % Change from 2006 base: Scenario C

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Barnsley (57%)
	4,683
	5,474
	16.9%
	9,538
	9,833
	3.1%
	3,329
	3,391
	1.9%

	Doncaster
	12,981
	14,859
	14.5%
	20,077
	19,987
	-0.4%
	10,170
	10,659
	4.8%

	Rotherham
	11,196
	10,900
	-2.6%
	24,850
	24,699
	-0.6%
	9,564
	9,545
	-0.2%

	Sheffield
	42,686
	49,901
	16.9%
	41,000
	37,624
	-8.2%
	16,020
	16,462
	2.8%

	South Yorkshire Total
	71,545
	81,134
	13.4%
	95,465
	92,143
	-3.5%
	39,083
	40,057
	2.5%


It is apparent that the number of employees employed in B1 industries is forecast to increase by between 3,078 and 9,588 employees up to 2016, with Sheffield seeing by far the most significant increase in terms of job creation.  Rotherham is forecast to lose between 296 and 1,400 jobs in this sector, by far the highest B1 losses in the Yorkshire and Humber region.  The number employed in B2 industries is forecast to decline throughout the sub-region, with the exception of Barnsley under the latter two scenarios.  The number of people employed in B8 industries is forecast to decrease overall for Scenarios A and B, and increase under Scenario C, with Doncaster showing the highest proportionate levels of growth.

Employment Floorspace Forecasts

The following three tables summarise the employment floorspace forecasts between 2006 and 2016, based upon the forecast growth in employee numbers for each industrial sector as computed by the Econometric Model.  The assumptions made regarding the composition of the Use Classes and the employment densities for each type of land use are outlined in full in the Methodology section.  It should be noted that these are merely indicative and do not give definitive floorspace requirements for each District.  The floorspace data should be used primarily to illustrate general trends in each Use Class; any inferences drawn from these floorspace figures alone should be treated with caution.

Table 32: B1 (office) Employment Floorspace Forecasts

	B1 (office)
	Gross Internal Floorspace (m2)
	% Increase
	Absolute Increase

	
	2006
	2016
	
	

	Yorkshire & Humber Regional Total: Scenario A
	6,807,681
	7,428,563
	9.1%
	620,882

	Yorkshire & Humber Regional Total: Scenario B
	6,829,228
	7,759,558
	13.6%
	930,330

	Yorkshire & Humber Regional Total: Scenario C
	6,840,377
	8,056,113
	17.8%
	1,215,736

	Leeds City Region Total: Scenario A
	3,895,441
	4,365,888
	12.1%
	470,446

	Leeds City Region Total: Scenario B
	3,906,998
	4,546,225
	16.4%
	639,227

	Leeds City Region Total: Scenario C
	3,912,908
	4,714,044
	20.5%
	801,136

	Remoter Rural Total: Scenario A
	617,386
	645,221
	4.5%
	27,835

	Remoter Rural Total: Scenario B
	619,421
	674,987
	9.0%
	55,566

	Remoter Rural Total: Scenario C
	620,423
	700,522
	12.9%
	80,100

	Humber Estuary Total: Scenario A
	942,571
	1,006,696
	6.8%
	64,125

	Humber Estuary Total: Scenario B
	945,900
	1,056,143
	11.7%
	110,243

	Humber Estuary Total: Scenario C
	947,681
	1,100,002
	16.1%
	152,320

	South Yorkshire Total: Scenario A
	1,352,283
	1,410,758
	4.3%
	58,476

	South Yorkshire Total: Scenario B
	1,356,908
	1,482,203
	9.2%
	125,294

	South Yorkshire Total: Scenario C
	1,359,364
	1,541,544
	13.4%
	182,180


In summary, virtually every District in the region is forecast to experience a growth in demand for B1 office floorspace, resulting in an additional 620,882m2 required by 2016 under Scenario A, 930,330m2 under Scenario B, and 1,215,736m2 under Scenario C.  The vast majority of the floorspace increase would be required in the Leeds City Region, which would comprise between 66% and 76% of the additional floorspace for the whole region, depending upon the scenario used.  The Remoter Rural sub-region would require the least additional B1 floorspace under all three scenarios, although South Yorkshire would have the lowest proportional increase between 2006 and 2016 for Scenario A.

Table 33: B2 (industrial) Employment Floorspace Forecasts

	B2 (industrial)
	Gross Internal Floorspace (m2)
	% Increase
	Absolute Increase

	
	2006
	2016
	
	

	Yorkshire & Humber Regional Total: Scenario A
	13,843,932
	12,893,405
	-6.9%
	-950,527

	Yorkshire & Humber Regional Total: Scenario B
	13,878,864
	13,433,408
	-3.2%
	-445,456

	Yorkshire & Humber Regional Total: Scenario C
	13,901,843
	14,028,795
	0.9%
	126,953

	Leeds City Region Total: Scenario A
	6,667,488
	6,300,812
	-5.5%
	-366,675

	Leeds City Region Total: Scenario B
	6,685,233
	6,577,628
	-1.6%
	-107,605

	Leeds City Region Total: Scenario C
	6,696,678
	6,887,676
	2.9%
	190,998

	Remoter Rural Total: Scenario A
	1,191,460
	1,199,232
	0.7%
	7,772

	Remoter Rural Total: Scenario B
	1,194,738
	1,249,992
	4.6%
	55,254

	Remoter Rural Total: Scenario C
	1,196,906
	1,308,521
	9.3%
	111,614

	Humber Estuary Total: Scenario A
	2,752,434
	2,516,293
	-8.6%
	-236,140

	Humber Estuary Total: Scenario B
	2,758,389
	2,606,703
	-5.5%
	-151,686

	Humber Estuary Total: Scenario C
	2,762,434
	2,699,748
	-2.3%
	-62,686

	South Yorkshire Total: Scenario A
	3,232,551
	2,877,067
	-11.0%
	-355,483

	South Yorkshire Total: Scenario B
	3,240,505
	2,999,086
	-7.5%
	-241,419

	South Yorkshire Total: Scenario C
	3,245,825
	3,132,850
	-3.5%
	-112,974


To summarise Table 33, the region as a whole would require 950,527m2 less B2 industrial employment floorspace under Scenario A, 445,456m2 less under Scenario B, and an additional 126,953m2 under Scenario C.

The Leeds City region has the most significant decrease under Scenario A, with over 366,675m2 less B2 floorspace likely to be required, although by Scenario C the forecast situation would change to the extent that it would have the largest requirement for additional floorspace.  The Remoter Rural sub-region is the only sub-region to have a positive requirement for B2 employment floorspace for all there scenarios, whilst South Yorkshire is the only sub-region to have a negative requirement for all three.

Table 34: B8 (warehouse and distribution) Employment Floorspace Forecasts

	B8 (warehouse and distribution)
	Gross External Floorspace (m2)
	% Increase
	Absolute Increase

	
	2006
	2016
	
	

	Yorkshire & Humber Regional Total: Scenario A
	9,107,040
	8,927,103
	-2.0%
	-179,937

	Yorkshire & Humber Regional Total: Scenario B
	9,133,421
	9,334,683
	2.2%
	201,262

	Yorkshire & Humber Regional Total: Scenario C
	9,148,110
	9,736,150
	6.4%
	588,041

	Leeds City Region Total: Scenario A
	4,732,798
	4,797,264
	1.4%
	64,466

	Leeds City Region Total: Scenario B
	4,746,545
	5,012,022
	5.6%
	265,478

	Leeds City Region Total: Scenario C
	4,754,057
	5,227,089
	10.0%
	473,032

	Remoter Rural Total: Scenario A
	756,485
	707,905
	-6.4%
	-48,580

	Remoter Rural Total: Scenario B
	758,887
	743,939
	-2.0%
	-14,948

	Remoter Rural Total: Scenario C
	760,194
	777,503
	2.3%
	17,310

	Humber Estuary Total: Scenario A
	1,672,756
	1,597,366
	-4.5%
	-75,390

	Humber Estuary Total: Scenario B
	1,677,163
	1,663,362
	-0.8%
	-13,801

	Humber Estuary Total: Scenario C
	1,679,710
	1,728,704
	2.9%
	48,994

	South Yorkshire Total: Scenario A
	1,945,001
	1,824,568
	-6.2%
	-120,433

	South Yorkshire Total: Scenario B
	1,950,827
	1,915,360
	-1.8%
	-35,467

	South Yorkshire Total: Scenario C
	1,954,149
	2,002,854
	2.5%
	48,706


The forecasts for B8 (warehouse and distribution) floorspace are generally positive across the region for Scenarios B and C, although Scenario A forecasts a requirement of around 180,000m2 less by 2016, taking into account the likely movements in the employee market in wholesaling, storage and distribution in general.  The picture does vary at sub-regional and district level, however, with the Leeds City Region forecast to require around 64,466m2 additional B8 floorspace by 2016, and South Yorkshire forecast to require around 120,433m2 less under Scenario A.  Forecast growth is negative under Scenario A for the other two sub-regions, rising to between 2 and 10% under the most positive Scenario, Scenario C.

Employment Land Scenario Projections

2.5.5 Yorkshire and Humber Regional Employment Land Projections

Table 35 summarises the employment floorspace scenarios between 2006 and 2016 for the Yorkshire and Humber region as a whole.  The figures are based upon the forecast growth in employee numbers for each industrial sector as computed by Yorkshire Future’s Model.  The assumptions made regarding the composition of the Use Classes, the employment densities, vacancy rates and the 40% plot ratio for each type of land use are outlined in full in the Methodology section.

The figures indicated in Table 35 and illustrated in Chart 6 are therefore net employment land figures; i.e. they include the take up of land to accommodate new employment, against the loss of existing employment land to other land uses.

Table 35: Total Regional Employment Land Projections 2006-2016

	Yorkshire & Humber Regional Totals
	Net Employment Land (ha)
	% Increase
	Absolute Increase

	
	2006
	2016
	
	

	B1 (office)

	Scenario A
	1,870
	1,955
	4.6%
	85.3

	Scenario B
	1,876
	2,042
	8.9%
	166.5

	Scenario C
	1,879
	2,120
	12.9%
	241.5

	B2 (industrial)

	Scenario A
	3,781
	3,582
	-5.3%
	-199.6

	Scenario B
	3,791
	3,732
	-1.6%
	-59.1

	Scenario C
	3,797
	3,897
	2.6%
	100.0

	B8 (warehouse and distribution)

	Scenario A
	2,486
	2,480
	-0.3%
	-6.6

	Scenario B
	2,494
	2,593
	4.0%
	99.4

	Scenario C
	2,498
	2,704
	8.3%
	206.9


The scenarios indicate that there will be an overall requirement for an additional 85.3 hectares of B1 employment land under Scenario A; 166.5 hectares under Scenario B; and 241.5 hectares under Scenario C (the latter figure comprising an increase of 13% on current supply).  This compares with a general decrease in B2 employment land required under the first two scenarios due to the constriction of the manufacturing and general industrial workforce, with a slight increase of 3% under Scenario C.  As for B8 employment land projections, the there scenarios suggest that there will be a negative requirement for additional land under Scenario A, totalling 7 hectares, and a positive requirement for B8 employment land under Scenarios B and C, in the order of 99 and 207 hectares respectively.

Chart 6: Yorkshire and Humber Regional Employment Land Additional Projections by Use Class, 2006-2016
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At a very crude level, comparing these additional employment land projections with the 2003 RELS would suggest that the region has far more employment land than is likely to be required in the future.  This is not discounting the importance of providing the market with choice and flexibility in their site selection, and also to allow for a certain amount of ‘churn’ as sites stay necessarily vacant for a period of time.  In addition, it is also acknowledged that at a Local Authority level, where an oversupply of land is expected, this does not mean that further employment land does not need to be provided; it will always be necessary to ensure that new developments come forward to avoid stagnation in the market.  However, a total forward supply of 6,065 hectares of employment land allocated in Local Development Plans and/or with planning permission clearly dwarfs the net employment land requirements even under the most optimistic Scenario (C), which indicates a net figure of around 550 hectares of employment land over the ten year period 2006 – 2016.

Using a very approximate estimation of the gross employment land requirement utilising past historic take up rates in the region (based upon data collected during the 2003 RELS study) would suggest that the region would require 255 hectares of general employment land per year.  Taking this forward ten years would suggest a gross requirement of 2,550 hectares of employment land would need to be provided for, about 42% of the current supply.

The important point to address from this discussion is the extent to which these employment sites identified by the RELS are commensurate, in terms of size, location and particularly type, with the future requirements of the market.

Chart 7 illustrates the total supply of B1 land at present (totalling 704 hectares) against the net requirements resulting from the three modelled scenarios.  The total B1 supply exceeds all three scenario forecasts, even allowing for the fact that a certain percentage of the land currently allocated as general B1/B2/B8 land will be used for B1 uses in the future.

Chart 7: Committed B1 employment land / additional B1 (office) land projected
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Chart 8: Committed B2 employment land / additional B2 (industrial) land required
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Chart 9: Committed B8 employment land / additional B8 (warehouse and distribution) land required
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Chart 8 and Chart 9 present a simple comparison between the additional net B2 / B8 employment land required in the region against the total committed employment land specifically for those two types of uses.  Whilst ostensibly they charts would seem to indicate an oversupply of B2 land and even an under supply of the B8 land component, these figures have excluded the vast amount of general B1/B2/B8 land (totalling 4,388 hectares) that would be available for such uses.

2.5.6 Leeds City Region Employment Land Forecasts

Table 36 summarises the employment floorspace scenarios between 2006 and 2016 for the Leeds City region.  The forecasts indicate that the Leeds City region would need to provide an additional 66-152 hectares of B1 (office) land (net) in the period 2006-2016.  This contrasts with the 416 hectares currently committed for B1 use.

Table 36: Leeds City Region Employment Land Forecasts 2006-2016

	Scenario
	Committed Employment Land
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	B1
	Other
	A
	B
	C
	A
	B
	C
	A
	B
	C

	Leeds City Region Total
	416.40
	1,589.2
	65.7
	109.9
	152.4
	-95.5
	-23.6
	59.4
	27.0
	82.8
	140.5

	Barnsley (43%)
	0.47
	106.77
	0.7
	1.8
	2.8
	0.9
	3.1
	4.9
	-1.1
	0.5
	2.1

	Bradford
	6.79
	161.61
	9.6
	17.1
	24.0
	-15.5
	-2.8
	12.0
	-9.8
	-0.8
	8.3

	Calderdale
	32.05
	138.26
	9.9
	13.0
	17.6
	-19.7
	-14.4
	-6.2
	-0.2
	3.5
	6.8

	Kirklees
	21.21
	104.65
	5.8
	11.3
	14.0
	-6.5
	3.4
	16.2
	0.6
	7.4
	13.2

	Leeds
	213.44
	573.85
	27.4
	45.8
	64.9
	-28.2
	-2.4
	27.3
	27.8
	49.3
	74.8

	Selby
	14.42
	100.25
	1.1
	2.1
	3.1
	4.9
	7.0
	9.5
	-1.0
	0.6
	1.8

	Wakefield
	49.42
	383.67
	5.8
	10.2
	13.8
	-17.0
	-8.5
	0.5
	7.2
	14.2
	20.2

	York
	78.60
	20.13
	5.3
	8.7
	12.3
	-14.4
	-9.0
	-4.8
	3.4
	8.2
	13.3


This compares with a general decrease in B2 industrial employment land required under the first two scenarios due to the constriction of the manufacturing and general industrial workforce, with an increase of 60 hectares under Scenario C.  As for B8 warehouse and distribution employment land projections, the three scenarios suggest that there will be a positive requirement for additional land in each instance, totalling 27 hectares under Scenario A, 83 hectares under Scenario B, and 141 hectares under Scenario C.

Regarding the key messages emerging from individual Local Authorities, it would appear that:

· Barnsley’s stock of high quality B1 employment land would appear to be insufficient, even given the likely low net demand for future sites; the city also has an oversupply of general employment land, given the likely projected demand.

· Bradford also has a likely shortage of B1 employment land, particularly since the projections forecast the second highest levels of demand for such land after Leeds City. 

· Calderdale would appear to have sufficient B1 employment land allocations, even allowing for the relatively high forecast demand for such sites.  It would, however, appear to have more than sufficient general B employment land, given that it has the highest projected net decline in demand for B2 land in the sub-region (between -20 and -6 hectares net)and the lowest net requirement for B8 land after Bradford and Barnsley and Selby.

· Kirklees has a relatively low stock of committed B1 employment land (just 21 hectares), since the projected demand under Scenario C is 14 hectares of B1 (office land).  The District has a lower supply of general B employment land than most of the Districts in the Leeds City Region, although it is still significantly in excess of demand projections.
· Leeds would appear to have an adequate supply of B1 sites, even taking into consideration the high level of net demand forecast in this sector up to 2016.  The amount of general B land, however, would appear to be excessive, at 573 hectares;

· Selby has a low stock of B1 employment land, although this may be of less relevancy to Selby than other Districts, given the very low projected growth in demand for B1 office space (between 1.1 and 3.1 hectares between 2006 and 2016).  It does have an oversupply of general B employment land (100 hectares) compared with the likely combined demand for B2 and B8 land (around 11 hectares).

· Wakefield has a very high volume of general employment land, at 384 hectares, given that the forecast net growth in B2 land is negative for two out of the three scenarios, and marginal for the other, and that the net B8 employment land demand, although the second highest in the sub-region, is only 20 hectares under the most positive scenario (C).

· York has a large supply of B1 employment land, at 79 hectares, compared to the likely net demand.  However, it would seem to have insufficient general employment land allocations, given the forecast growth in B8 industries.

Chart 10: Leeds City Region Employment Land Additional Projections by Use Class, 2006-2016
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2.5.7 Remoter Rural Sub-Region Employment Land Forecasts

Table 37 summarises the employment floorspace scenarios between 2006 and 2016 for the Remoter Rural Sub-Region.  The forecasts indicate that the sub-region would need to provide an additional 8-22 hectares of B1 (office) land (net) in the period 2006-2016.  This is substantially greater than the 4 hectares currently committed specifically for B1 use, all of which is located within Scarborough.

Table 37: Remoter Rural Sub-Region Employment Land Forecasts 2006-2016

	Scenario
	Committed Employment Land
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	B1
	Other
	A
	B
	C
	A
	B
	C
	A
	B
	C

	Remoter Rural Total
	4.29
	170.46
	8.0
	15.3
	21.7
	21.8
	35.1
	50.7
	-1.2
	8.2
	17.1

	Craven
	0
	9.28
	2.6
	3.4
	4.4
	-0.4
	1.1
	2.9
	-1.0
	-0.1
	0.8

	Hambleton
	0
	45.04
	0.2
	1.4
	2.4
	4.2
	6.5
	9.2
	0.7
	2.4
	4.5

	Harrogate
	0
	34.90
	3.6
	6.4
	8.7
	7.6
	11.8
	16.5
	0.2
	3.5
	6.1

	Richmondshire
	0
	19.40
	0.7
	1.3
	1.8
	0.7
	1.7
	3.0
	-0.1
	0.7
	1.4

	Ryedale
	0
	8.35
	1.2
	2.0
	2.7
	6.6
	8.2
	10.4
	0.7
	1.8
	3.1

	Scarborough
	4.29
	53.49
	-0.4
	0.8
	1.8
	3.2
	5.7
	8.8
	-1.7
	-0.2
	1.2


The scenarios indicate that there will be an overall requirement for an additional 22 hectares of B2 (industrial) employment land under Scenario A; 35 hectares under Scenario B and 51 hectares under Scenario C.  As for B8 (warehouse and distribution) employment land projections, the three scenarios suggest that there will be a negative requirement for additional land under Scenario A, and positive requirements under the other two scenarios, totalling 8 hectares under Scenario B and 17 hectares under Scenario C.  Combining the B2 and B8 requirement would suggest that the total amount of General B1/B2/B8 land available for the sub-region as a whole (170 hectares`) is largely insufficient, as there will be a need to provide a degree of flexibility and choice, as well as allowing for the fact that many of the sites are unlikely to be attractive to market demands and may be utilised for non-employment uses, particularly housing, in the longer term.

Regarding the key messages emerging from selected Local Authorities, it would appear that:

· All of the Districts, with the exception of Scarborough, would appear to lack high quality, specialist B1 employment land;

· Craven has very low levels of allocated land available, with just 9 hectares of general B employment land available.  The District does, however, have the lowest projected demand for such sites (less than 4 hectares of B2/B8 land combined).

· Hambleton has a particularly high level of general B employment land, given the likely B2 and B8 demand forecasts (45 hectares compared to a projected demand of 14 hectares);

· Harrogate would appear to have a requirement for additional general B use employment land, particularly sites capable of accommodating B2 uses, given the results of the demand forecasting under Scenario C;

· Richmondshire appears to have sufficient general B employment land, 19 hectares compared to a projected demand of 4.4 hectares (net) under Scenario C.  the District has very low projected growth in demand for B1 employment land, however.

· Ryedale would appear to require additional general B use employment land, particularly considering the relatively high net demand for B2 land (+10.4 hectares 2006-2016) forecast under Scenario C, compared to the amount of land currently available (8.35 hectares);

· Scarborough appears to have high levels of general B use employment land (54 hectares) given the low requirement for B8 sites forecast for the future (1.2 hectares).  The District has the lowest projected net demand for B1 land in the sub-region, which is perhaps surprising given that it is the only District to have a specific B1 allocation of land.

Chart 11: Remoter Rural Sub-Region Employment Land Additional Projections by Use Class, 2006-2016
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2.5.8 Humber Estuary Sub-Region Employment Land Forecasts

Table 38 summarises the employment floorspace scenarios between 2006 and 2016 for the Humber Estuary Sub-Region.  The forecasts indicate that the sub-region would need to provide an additional 13-36 hectares of B1 (office) land (net) in the period 2006-2016.  This is significantly lower than the 228 hectares of land specifically allocated for that use in the sub-region as a whole.

The net demand for B2 (industrial) employment land is negative under Scenario’s A and B, at 36 hectares and 12 hectares respectively, and positive for Scenario C, at 12.5 hectares.  Regarding B8 land, the Scenarios forecast a slight decline in B8 (warehouse and distribution) land required under Scenario A (-3 hectares) and an increase under the Scenarios (+14 hectares for Scenario B; +32 hectares for Scenario C).  However, the combined totals of B2 and B8 employment land stand in stark contrast to the substantial available supply of general employment land in the sub-region; even under the most positive Scenario (C), the net forecast demand of 44 hectares is less than 2% of the total supply available.

Table 38: Humber Estuary Sub-Region Employment Land Forecasts 2006-2016

	Scenario
	Committed Employment Land
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	B1
	Other
	A
	B
	C
	A
	B
	C
	A
	B
	C

	Humber Estuary Total
	228.06
	2,467.09
	13.1
	25.3
	36.3
	-35.8
	-12.3
	12.5
	-2.9
	14.2
	31.7

	East Riding of Yorkshire
	110.05
	492.80
	9.2
	13.1
	16.9
	-10.4
	-2.9
	4.6
	6.2
	11.8
	17.1

	Kingston Upon Hull
	62.78
	147.51
	-0.3
	3.7
	6.9
	-9.0
	-1.5
	7.4
	-3.9
	1.5
	7.8

	North East Lincolnshire
	9.60
	621.28
	1.7
	3.9
	5.6
	-10.6
	-6.5
	-3.2
	-9.1
	-6.0
	-2.8

	North Lincolnshire
	45.63
	1,205.50
	2.6
	4.6
	6.9
	-5.8
	-1.4
	3.8
	3.8
	6.9
	9.6


Regarding the key messages emerging from individual Local Authorities, it would appear that:

· East Riding of Yorkshire has some of the highest levels of demand for net B1 land in the sub-region, ranging from 9 to 17 hectares.  Even allowing for this, the District appears to have more than sufficient B1 land available, equal to 110 hectares.  The District also has far more general B use employment land than is likely to be required, given the demand forecasts; the current available supply is more than 22 times the likely net demand;

· Kingston upon Hull has more than adequate levels of B1 and general B use employment land available, given the moderate net demand forecasts (particularly under Scenario A, which indicates a net decline in demand for all types of employment land in Hull).

· North East Lincolnshire would appear to have insufficient land specifically designated for B1 use, given that less than 10 hectares has been allocated.  However, it has far more general B use employment land than could be justified, based on the scenario forecasting results; all the scenarios forecast a decline in B2 and B8 land demand between 2006 and 2016, yet there is over 620 hectares available for such uses;
· North Lincolnshire’s supply of general B use land is far in excess of any of the demand scenarios; the combined figure of 13.4 for B2 and B8 land required between 2006 and 2016 is equal to one hundredth of the current available supply (although this is tempered somewhat if one excludes the 740 hectare site on the South Humber Bank and the 141 hectare site at North Killingholme Airfield).
Chart 12: Humber Estuary Sub-Region Employment Land Additional Projecitons by Use Class, 2006-2016
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2.5.9 South Yorkshire Sub-Region Employment Land Projections

Table 39 summarises the employment floorspace scenarios between 2006 and 2016 for the South Yorkshire Sub-Region.  The B1 (office) projections indicate that the sub-region would need to provide 1.5 hectares less (net) under Scenario A, and between 16 and 31 hectares more under Scenarios B and C.  Whilst this is lower than the current supply of 55 hectares, it is suggested that the amount should be increased to provide a greater degree of flexibility and choice, particularly in Barnsley and Sheffield.

The net demand for B2 (industrial) employment land is negative under all three Scenarios, ranging between 90 and 23 hectares.  Regarding B8 (warehouse and distribution) land, the Scenarios forecast a decline in the amount required under the first two scenarios, and a positive requirement of 17.5 hectares under Scenario C.  However, the combined totals of B2 and B8 employment land demanded (-5.1 hectares under the most positive scenario) are, as with the Humber Estuary forecasts, in complete contrast to the substantial available supply of general B use employment land in the sub-region (1,135 hectares).

Table 39: South Yorkshire Sub-Region Employment Land Forecasts 2006-2016

	Scenario
	Committed Employment Land
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	B1
	Other
	A
	B
	C
	A
	B
	C
	A
	B
	C

	South Yorkshire Total
	55.08
	1,134.67
	-1.5
	16.0
	31.0
	-90.0
	-58.3
	-22.6
	-29.5
	-5.8
	17.5

	Barnsley (57%)
	0.63
	141.53
	0.9
	2.3
	3.7
	1.2
	4.1
	6.5
	-1.4
	0.6
	2.7

	Doncaster
	34.15
	345.23
	-2.7
	1.0
	4.2
	-22.3
	-15.4
	-5.2
	-8.1
	-2.6
	3.6

	Rotherham
	11.05
	290.57
	-8.6
	-5.4
	-3.0
	-10.0
	-3.2
	4.7
	-6.3
	-1.6
	3.2

	Sheffield
	9.25
	357.34
	8.8
	18.1
	26.1
	-59.0
	-43.9
	-28.6
	-13.6
	-2.2
	8.0


Regarding the key messages emerging from the sub-region’s Local Authorities, it would appear that:

· Barnsley has virtually no B1 employment land allocated in the District, and therefore even allowing for a moderate future requirement of 3.7 hectares under Scenario C, further sites should be provided; the area does appear to have an oversupply of general B employment land, in contrast;

· Doncaster has the highest volume of B1 land available in the sub-region, which should be adequate for the forecast net demand.  However, the City also has the second highest amount of general employment land allocated, 345 hectares, which is far in excess of the amount likely to be required, particularly given the negative projection for B2 land under all three scenarios;

· Rotherham is the only Local Authority area in the region with a negative future requirement for B1 land under every scenario; it would still be important to provide an element of B1 land in the overall provision, and the 11 hectares identified would appear to be sufficient, depending upon the quality of each individual site;

· Sheffield would appear to have insufficient levels of B1 land, given the likely future net demand.  In contrast, the City seems to have an over-supply of general B employment land, as the 357 hectares identified in the earlier RELS study is far in excess of the combined -21 hectare B2/B8 net demand.

Chart 13: South Yorkshire Sub-Region Employment Land Additional Projections by Use Class, 2006-2016
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Conclusions

This section of the report has sought to present the findings of the quantitative model scenarios undertaken by Yorkshire Futures as they relate to each of the four sub-regions in Yorkshire and the Humber, and how they translate into B1 (office), B2 (industrial) and B8 (warehouse and distribution) employment land forecasts for the period 2006 – 2016 at sub-regional and District level.  Commentary has been provided on the needs of those Districts that deviate substantially from the sub-regional norm, based upon a straightforward comparison with the findings of the earlier, supply-focused, Regional Employment Land Study.  It is important to re-emphasise at this point that the scenario-based, quantitative forecasts should not be interpreted literally by Local Authority Districts attempting to rationalise their overall employment land portfolio; they should instead be used as a guide illustrating recent trends and future aspirations, aimed at influencing authorities’ site selection criteria rather than dictating precise requirements.

To summarise, Table 40 presents the data relating to the employee growth forecasts for each sub-region in the period 2006 to 2016, under the most optimistic forecast, Scenario C.  The Econometric Model’s outputs, converted from Industrial Sector to the B1 (office), B2 (industrial) and B8 (warehouse and distribution) Use Classes, indicate that there is likely to be strong growth in office-based jobs in the region, totalling approximately 64,000 additional employees by 2016.  Growth is strongest in the Leeds City Region and certain areas of South Yorkshire, particularly Sheffield (but not Rotherham, the only District forecast to lose employees in this sector).

The number of people employed in primarily B2 type activities, such as manufacturing and general industry, is forecast to decline in the Humber Estuary and South Yorkshire (and particularly Sheffield), continuing the trends experienced in the region over the last twenty years or so.  Growth is forecast under Scenario C in the Leeds City Region and particularly the Remoter Rural sub-region.

The number of employees based on B8 (warehouse and distribution) land is forecast to increase in every sub-region under Scenario C, particularly in the Leeds City Region, which is forecast to gain around 10% of the current workforce between 2006 and 2016.

Table 40: Yorkshire and Humber Summary Employee Forecasts: Scenario C

	
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	2006
	2016
	% Change
	2006
	2016
	% Change
	2006
	2016
	% Change

	Leeds City Region Total
	205,943
	248,108
	20.5%
	196,961
	202,579
	2.9%
	95,081
	104,542
	10.0%

	Remoter Rural Total
	32,654
	36,870
	12.9%
	35,203
	38,486
	9.3%
	15,204
	15,550
	2.3%

	Humber Estuary Total
	49,878
	57,895
	16.1%
	81,248
	79,404
	-2.3%
	33,594
	34,574
	2.9%

	South Yorkshire Total
	71,545
	81,134
	13.4%
	95,465
	92,143
	-3.5%
	39,083
	40,057
	2.5%

	Yorkshire and Humber Regional Total
	360,020
	424,007
	17.8%
	408,877
	412,612
	0.9%
	182,962
	194,723
	6.4%


Table 41 presents a summary of the employment land forecasts for the region under Scenario C, based on applying employment density factors, land ratios and vacancy rates to the employee forecasts in the Table above.  Consequently, the general trends in terms of growth and decline in demand for the three types of employment uses largely mirror that of the employee forecasts.  Great care should be taken when analysing these statistics, as they are based on a number of assumptions that have not been tested through primary data sources and site surveys.  However, on the basis of these basic statistics, it would appear that the region as a whole would require around 240 additional hectares of B1 land (63% in the Leeds City Region alone); 100 additional hectares of B2 land (despite a decline in the South Yorkshire sub-region); and around 205 hectares of B8 employment land, again primarily concentrated in the Leeds City region.

Table 41: Yorkshire and Humber Summary Employment Land Forecasts: Scenario C

	Scenario C
	B1 (office) land (hectares)
	B2 (industrial) land (hectares)
	B8 (warehouse and distribution) land (hectares)

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Leeds City Region Total
	1088
	1241
	152.45
	1854
	1913
	59.39
	1311
	1452
	140.50

	Remoter Rural Total
	163
	184
	21.74
	313
	363
	50.75
	199
	216
	17.14

	Humber Estuary Total
	253
	289
	36.33
	737
	750
	12.51
	448
	480
	31.71

	South Yorkshire Total
	375
	406
	30.95
	893
	870
	-22.64
	539
	556
	17.54

	Yorkshire and Humber Regional Total
	1,879
	2,120
	241.47
	3,797
	3,897
	100.00
	2,498
	2,704
	206.88


Table 42 presents a simple summary comparison between the amount of allocated/committed employment land reported for each District in the 2003 RELS, against the quantitative demand forecasts based on the Yorkshire Futures’ employee statistics.

The blue cells indicate a situation whereby the amount of B1 or combined B2/B8 land likely to be required between 2006 and 2016 is greater than two thirds of the current equivalent supply.  Therefore in Sheffield, for example, where the net demand forecast under Scenario A for B1 land is in the order of 8.8 hectares, this figure is only slightly below the total amount of allocated B1 land (9 hectares), hence the blue categorisation.  This illustrates situations whereby Local Authorities might consider allocating additional employment land of that type, and includes Barnsley, Bradford, Sheffield and all the Remoter Rural authorities relating to B1 employment land, and Ryedale for B2/B8 employment land under all three scenarios.

A cell is shaded red if the total demand is lower than one third of the total supply; this would therefore include Districts with a negative B2/B8 demand forecast and a substantial existing supply of that type of land.  Local Authorities in this situation might wish to consider de-allocating employment land of this type.  Local Authorities in this category relating to B1 employment land include Leeds, Selby, Wakefield, York, East Riding of Yorkshire, Kingston upon Hull, North Lincolnshire, Doncaster and Rotherham.  Virtually all the Local Authorities appear to have excessive amounts of B2/B8 land under Scenarios A and B (and also under Scenario C with the exception of York, Craven, Richmondshire and Ryedale).

The green cells indicate situations whereby the amount of net employment land likely to be required is equal to between a third and two thirds of the total employment land allocated, and might represent the ideal scenario.  Local Authorities in this category (relating to Scenario C in particular) include the B1 requirement for the region as a whole; Calderdale, Kirklees, Scarborough and North East Lincolnshire (also for B1 land), and the B2/B8 situation relating to York, Craven and Harrogate.

Table 42: Employment Land Supply/Demand Comparison 2006-2016 (hectares)

	Hectares
	Committed Employment Land
	B1 (office)
	B2 (industrial) / B8 (warehouse and distribution)

	
	B1
	Other
	A
	B
	C
	A
	B
	C

	Yorkshire and Humber Regional Total
	704
	5361
	85.3
	166.5
	241.5
	-206.2
	40.26
	306.9

	Leeds City Region Total
	416
	1589
	65.7
	109.9
	152.4
	-68.5
	59.2
	199.9

	Barnsley (43%)
	0
	107
	0.7
	1.8
	2.8
	-0.2
	3.6
	7

	Bradford
	7
	162
	9.6
	17.1
	24
	-25.3
	-3.6
	20.3

	Calderdale
	32
	138
	9.9
	13
	17.6
	-19.9
	-10.9
	0.6

	Kirklees
	21
	105
	5.8
	11.3
	14
	-5.9
	10.8
	29.4

	Leeds
	213
	574
	27.4
	45.8
	64.9
	-0.4
	46.9
	102.1

	Selby
	14
	100
	1.1
	2.1
	3.1
	3.9
	7.6
	11.3

	Wakefield
	49
	384
	5.8
	10.2
	13.8
	-9.8
	5.7
	20.7

	York
	79
	20
	5.3
	8.7
	12.3
	-11
	-0.8
	8.5

	Remoter Rural Total
	4
	170
	8
	15.3
	21.7
	20.6
	43.3
	67.8

	Craven
	0
	9
	2.6
	3.4
	4.4
	-1.4
	1
	3.7

	Hambleton
	0
	45
	0.2
	1.4
	2.4
	4.9
	8.9
	13.7

	Harrogate
	0
	35
	3.6
	6.4
	8.7
	7.8
	15.3
	22.6

	Richmondshire
	0
	19
	0.7
	1.3
	1.8
	0.6
	2.4
	4.4

	Ryedale
	0
	8
	1.2
	2
	2.7
	7.3
	10
	13.5

	Scarborough
	4
	53
	-0.4
	0.8
	1.8
	1.5
	5.5
	10

	Humber Estuary Total
	228
	2467
	13.1
	25.3
	36.3
	-38.7
	1.9
	44.2

	East Riding of Yorkshire
	110
	493
	9.2
	13.1
	16.9
	-4.2
	8.9
	21.7

	Kingston Upon Hull
	63
	148
	-0.3
	3.7
	6.9
	-12.9
	0
	15.2

	North East Lincolnshire
	10
	621
	1.7
	3.9
	5.6
	-19.7
	-12.5
	-6

	North Lincolnshire
	46
	1206
	2.6
	4.6
	6.9
	-2
	5.5
	13.4

	South Yorkshire Total
	55
	1135
	-1.5
	16
	31
	-119.5
	-64.1
	-5.1

	Barnsley (57%)
	1
	142
	0.9
	2.3
	3.7
	-0.2
	4.7
	9.2

	Doncaster
	34
	345
	-2.7
	1
	4.2
	-30.4
	-18
	-1.6

	Rotherham
	11
	291
	-8.6
	-5.4
	-3
	-16.3
	-4.8
	7.9

	Sheffield
	9
	357
	8.8
	18.1
	26.1
	-72.6
	-46.1
	-20.6

	Demand greater than 2(3 of the current supply 

	Demand between 1(3 and 2(3 of current supply 

	Demand less than 1(3 of the current supply 


These statements must, of course, be treated with the utmost caution, as they have not been accompanied by a thorough assessment of the quality and suitability of the existing sites, and are based only on past trends and broad assumptions, rather than policy drivers and qualitative assessments of demand based on the realistic demands of local property markets.  The demand forecasts are also net figures; there will always be a requirement to provide a certain amount of B1, B2 and B8 employment land to avoid stagnation in the market and to stimulate growth and regeneration in each Local Authority area.  The figures should therefore be used as a reference guide and a starting point for detailed discussion and analysis at a local level.

Summary Conclusions and Compliance with ODPM Guidance

This technical report has sought to present the results and interpretation of modelling work to inform the draft Regional Spatial Strategy for Yorkshire and the Humber.  It comprises the evidence base to inform the employment policy sections of the RSS, rather than seeking to dictate policy directly.

The previous sections have set out a robust assessment of the likely future demand for land for B1 (office), B2 (industrial) and B8 (warehouse and distribution) uses at a regional, sub-regional and District level to provide a clear, up-to-date and reliable evidence base.  The recommendations and findings of this study should be taken forward by the Yorkshire and Humber Regional Assembly and the Local Authorities in the region and interpreted in relation to the wider policy implications.

This final section will:

· Draw out the main over-riding conclusions of this modelling exercise;

· Provide an overview of how the work to date reflects the ODPM Guidance, and an indication of what will need to be done to refine this work to conform fully with the requirements;

· Highlight the necessary processes to support LDF work and indicate monitoring issues;

· Set out the need/role of market based qualitative overviews of the current and likely future situation and indicate the qualitative strategic employment land assessments required of available sites.

2.6 Overall Conclusions 

Following consideration of the emerging findings of this modelling analysis, the following conclusions bring together the ‘demand’ and supply’ components of this study:

Current Stock of Employment Land in the Yorkshire and Humber Region: According to the statistics provided in the 2003 Regional Employment Land Study, the overall regional stock of committed/allocated sites is in the order of 6,065 hectares, which, given the average annual rate of take up, might be expected to last around 24 years.  The total supply is greatest in the Leeds City Region, which accounts for nearly a third of the total supply, and lowest in the Remoter Rural sub-region.

In the absence of a detailed qualitative study of the larger sites in the region, it is difficult to assess whether these sites are of the right type, in the right location, or of sufficient quality to make them attractive to the market.  Consequently, whilst it is likely that many of the sub-regions would need to identify additional employment sites for delivery towards the end of the plan period, Local Authority Districts with an over-supply of poor quality sites would either need to reduce overall allocations, reallocating the least attractive and unsustainable sites, or demonstrate valid reasons for maintaining high levels of allocated employment land in their Local Development Frameworks.  This does not mean that there is no need to make further employment allocations, as there will always be a need to ensure that new, modern premises are brought forward to avoid stagnation in the market.

Table 43: Employment Land Summary for Yorkshire and the Humber

	Sub-Region
	Total Area (hectares)
	% PDL
	Average Annual Take up of Land (hectares)

	Leeds City Region
	2,005.6
	43.0%
	117.6

	Remoter Rural
	174.75
	10.1%
	10

	Humber Estuary
	2,695.15
	27.8%
	60

	South Yorkshire
	1,189.75
	66.8%
	67.41

	TOTAL
	6,065.25
	40.0%
	255


Note: Figures include Barnsley at 43% in Leeds and 57% in South Yorkshire.

Implications of Yorkshire Futures’ Econometric Demand Scenarios: Sufficient choice and flexibility must be secured in the portfolio of employment land within every sub-region.  Whilst this will require sites catering for all types of industry, it will be vital to have regard to current and likely future trends in the demand for particular types of space and land use.  The Yorkshire Futures scenario modelling for the region has produced a series of employment outputs capable of being translated into the anticipated net requirements for B1/B2/B8 employment land (including the loss of existing employment land to other land uses).  As they are net figures, they do not equate to future allocations, although they are valuable as indicators of trends by employment land type.

To summarise, Table 44 presents the final summary data relating to net employment land requirements for each sub-region between 2006 and 2016.  The Econometric Model’s outputs, converted from Industrial Sector to the B1, B2 and B8 Use Classes, indicate that there is likely to be strong growth in office-based jobs in the region, totalling approximately 64,000 additional employees by 2016.  Growth is strongest in the Leeds City Region and certain areas of South Yorkshire, particularly Sheffield.  The number of people employed in primarily B2 type activities, such as manufacturing and general industry, is forecast to decline in the Humber Estuary and South Yorkshire (and particularly Sheffield).  The number of employees based on B8 land is forecast to increase in every sub-region under Scenario C, particularly in the Leeds City Region, which is forecast to gain around 10% of the current workforce between 2006 and 2016.

Table 44: Sub-Regional Net Employment Land Demand Projections 2006-2016
	Hectares
	B1 (office)
	B2 (industrial)
	B8 (warehouse and distribution)

	
	A
	B
	C
	A
	B
	C
	A
	B
	C

	Yorkshire and Humber Regional Total
	85.3
	166.5
	241.5
	-199.6
	-59.14
	100
	-6.6
	99.4
	206.9

	Leeds City Region Total
	65.7
	109.9
	152.4
	-95.5
	-23.6
	59.4
	27.0
	82.8
	140.5

	Remoter Rural Total
	8.0
	15.3
	21.7
	21.8
	35.1
	50.7
	-1.2
	8.2
	17.1

	Humber Estuary Total
	13.1
	25.03
	36.3
	-35.8
	-12.3
	12.5
	-2.9
	14.2
	31.7

	South Yorkshire Total
	-1.5
	16.0
	31.0
	-90.0
	-58.3
	-22.6
	-29.5
	-5.8
	17.5


The report proceeded to provide a simple summary comparison between the amount of allocated/committed employment land reported for each District in the 2003 RELS, against the quantitative demand forecasts based on the Yorkshire Futures’ employee statistics.  It was clear that certain areas, particularly the Remoter Rural sub-region and areas of the Leeds City Region and South Yorkshire, are likely to require further additional allocations of B1 employment land, whilst most of the Districts, particularly in the Humber Estuary, are likely to have an over-supply of B2/B8 land and may, depending upon the quality of the portfolio, require employment land de-allocations as a result.

2.7 Study’s Compliance with ODPM Guidance (2004)

Although this modelling work has been undertaken with close reference to the ODPM’s Guidance on Employment Land Reviews (December 2004), It is clear that once the principle of RELS advice is established in the RSS, the work summarised in this report would have to be significantly extended in order to fully comply with the guidance.

The ODPM guide recommends a consistent and integrated approach for employment land reviews at regional, district and town levels.  The specific objectives of the guide are to help planning authorities to:

· Assess the future demand for employment land (at the regional down to the local level);

· Assess the future supply of sites for employment (at the local up to the regional level);

· Assess the suitability of individual sites, whether existing, permitted or proposed for future employment uses;

· Identify sites which are clearly unlikely to be required by the market or are now unsustainable for employment development;

· Develop appropriate future policies and proposals in RSS, but more particularly, in local development frameworks (LDFs), both in development plan documents (DPDs) and supplementary planning documents (SPDs); and,

· Improve systems for monitoring outcomes and reviewing employment policies and programmes.

Clearly, this piece of technical modelling work for the Yorkshire and Humber Regional Assembly has focussed upon the first two bullet points in detail.  The current reliance on the 2003 RELS survey would need to be revisited and supplemented with a detailed qualitative site-by-site strategic employment land assessment of available locations in the region.

The overall approach to reviewing the need for and allocation of employment land summarised in the ODPM guide is presented in a detailed three stage approach.  This is summarised below, with reference to the work already undertaken as part of this modelling analysis and the work yet to be done in order to conform fully with the requirements:

Stage 1) Taking Stock of the Existing Situation

The main objective of Stage 1 is a simple assessment of the ‘fitness for purpose’ of the existing employment land portfolio, principally in order to identify the ‘best’ employment sites to be retained and protected and identifying sites that should clearly be released for other uses.  Stage 1 also prepares the brief for Stages 2 and 3 of the review. This section of the guide provides advice on the initial steps in the review of existing employment land portfolios.  

The guide recommends obtaining a comprehensive database of existing and potential sites (perhaps over 0.25 hectares) and premises including information on location, remaining developable area, ownership, market segment/employment uses for which allocated; and known constraints or infrastructure required.

The sites should be appraised using three groups of criteria for sites potentially to be released and to confirm high quality sites, based on market attractiveness factors, sustainable development factors and strategic planning factors.  This should identify, in broad terms, the extent to which there is a mismatch between supply and demand for employment sites locally, with at least an initial view as to which market segments are over supplied, and sites which are obviously unsustainable should be rooted out.

Although this modelling exercise has undertaken a rudimentary review of the existing employment land based upon the quantitative data available in the 2003 RELS survey, this work would need to be revisited, firstly to obtain the most up-to-date data available on all the sites over a certain threshold, and then to actively assess the sites to provide an initial indication of which sites are unsustainable.

Stage 2) Creating a Picture of Future Requirements

Stage 2 looks at assessing future requirements for employment land (and premises) through the compilation of a range of complementary techniques to provide a full picture at the regional, sub-regional and local scales.  The main objective of the Stage 2 analysis is to quantify the amount of employment land required across the main business sectors within the study area during the plan period. This is achieved by assessing both demand and supply elements and assessing how they can be met in aggregate by the existing stock of business premises and by allocated sites.

There are five main steps to Stage 2 of the analysis:

1). Understand market areas and segments: looking at the nature of the local commercial property market in terms of both geography and market segments;

2). Select and apply suitable forecast model / demand analysis: informed by the following three broad methodologies (supplemented by consultation with key stakeholders):

· Regional and sub-regional sectoral economic and employment forecasts;

· Demographically derived assessment of future employment needs; and

· Analyses based on the past take up of employment land and property and/or future property market requirements.

3). Quantify employment land supply: including a survey database of existing employment premises and sites allocated for employment development and an appraisal of each site covering market availability, ownership, physical and environmental constraints, accessibility and the quality/types of business who occupy or will be attracted to occupy each site.

4). Translate employment forecasts to land requirements: this would involve translating the following data through the stages set out below, to calculate site areas:

· Standard Industrial Classification (SIC) sectors to use classes;

· SIC sectors to type of property;

· Employment to floorspace (employment density); and,

· Floorspace to site area (plot ratio).

5). Scenario Testing: this would assess the likely reliability of the results, using the best available information to devise variants to key parameters.

This technical modelling exercise has primarily concentrated upon a dissection of Yorkshire Futures’ Econometric Model, which provided detailed breakdowns of employment growth by industrial sector.  A relatively sophisticated analysis was then undertaken, following the steps outlined in task 4), to translate the employment changes into employment land projections.  The Econometric Model allowed three Scenarios to be compared and contrasted, as recommended in task 5).  However, future revisions to this work may wish to consider broadening this approach in two aspects – firstly, to undertake a detailed desk-based review of historic take up rates of employment land for each District, and secondly, to incorporate the knowledge of a Yorkshire-based commercial property agent / development agency in order to provide detailed qualitative demand projections for the ensuing years (to act as a check on the predominantly trend-based forecasts previously used).

Stage 3) Identifying a ‘New’ Portfolio of Sites

Having established the best available picture of future requirements, a detailed review of the existing portfolio of employment sites is recommended by the ODPM guidance in Stage 3, comparing the available stock with the particular requirements of the area.  This is to allow a full appraisal of the ‘gaps’ in local employment land provision in order to set parameters for the identification of new sites.

There are four main steps to Stage 3 of the analysis:

1. Devise qualitative site appraisal criteria: the guidance recommends 36 qualitative appraisal criteria to allow balanced judgements between what would be a market-led view and a planning / sustainable development led view, using a simple 3 or 5 point scoring system for individual characteristics.  The document guards against the use of aggregate overall scores for sites.

2. Confirm existing sites to be retained or released and define gaps in portfolio: An iterative approach is recommended to compare sites with each other as well as applying absolute criteria.  In order to be robust, the appraisal of available sites will need to cover those existing allocated sites where little or no development has taken place, but also recognise the contribution that the stock of existing office and general industrial/warehousing premises can make to meeting employment needs.

3. Identify additional sites to be brought forward;

4. Complete and present the employment land review.

The document concludes with an assessment of how the results of the employment land review can be best reflected in the development of appropriate policy frameworks in RSSs and LDFs, and provides further advice on regional and local monitoring.

This modelling exercise has not undertaken any aspects of this final Stage of the ODPM guidance.  Future revisions to this work would need to incorporate the qualitative site appraisal, visit and assess the sites in accordance with the ODPM’s criteria-based approach, confirm those sites to be retained or released and identify additional sites to be brought forward.

2.7.1 Subsequent Monitoring Requirements

This section of the report presents Arup’s recommendations on how this modelling exercise may be incorporated within the emerging Regional Spatial Strategy and Local Development Frameworks across the Yorkshire and Humber Region.

The ODPM guide suggests that effective monitoring is essential to plan making and the subsequent review of those plans, and that it is crucial to the creation of flexible and responsive local, sub-regional and regional spatial strategies.  RSS, in its final form, would need to outline how the Region’s employment land portfolio and policies will be monitored over time, and how information will flow between planning authorities at strategic and local level.  The guidance suggests that RPBs should pay particular attention to:

· The arrangements in place for monitoring other key strands of the RSS or the context generally;

· The shared use and/or joint commissioning of monitoring outputs with the RDA and sub-regional economic development agencies;

· Setting targets and indicators (and the necessary monitoring of their own employment and economic development policies; and

· In conjunction with the county councils, joint units and constituent LDF authorities, deciding arrangements to commission, analyse and disseminate economic and employment demand information as well as arrangements to collate and publish monitoring of land supply, whether undertaken directly by the RPB or collected by the constituent planning authorities.
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Table A1: Employment Land Summary for the Leeds City Region
	Leeds City Region
	Total Area (ha)
	% PDL
	Ownership of sites
	Dev Plan Status
	Most appropriate uses (ha)
	Green Belt?
	Availability (ha)
	RPG Strategic Sites?

	
	
	
	
	
	
	
	1
	2
	3
	4
	5
	

	Bradford
	168.40
	20.1%
	28 Private, 3 mixed;   3 Public;     4 Unknown
	All allocated in adopted/ draft plans
	B1: 6.79

B1/B2/B8: 161.61
	None
	126.11
	23.74
	2.87
	9.93
	5.75
	None

	Calderdale
	170.31
	34.1%
	22 Private, 4 mixed;   2 Public;     8 Unknown
	4 sites not allocated.
	B1: 32.05

B1/B2/B8: 95.48

Mixed: 42.78
	7 Sites in GB (41.48 ha)
	6.42
	25.48
	86.91
	41.78
	9.72
	1 Premium Site

	Kirklees
	125.86
	54%
	23 Private, 1 mixed;   7 Public;     4 Unknown
	4 sites not allocated.
	B1: 21.21

B2: 9.61

B1/B2/B8: 95.04
	None
	7.25
	1.00
	97.74
	19.87
	0
	None

	Leeds
	787.29
	59.1%
	97 Private, 2 mixed;   21 Public;     3 Unknown
	26 sites not allocated.
	B1: 213.44

B2: 2.0

B8: 27.78

B1/B2/B8: 536.95

Mixed: 7.12
	None
	156.07
	243.15
	367.19
	20.88
	0
	18 Premium Sites

	Selby
	114.67
	5.6%
	15 Private,   6 Unknown
	11 sites not allocated
	B1: 14.42

B1/B2/B8: 54.20

Mixed: 46.06
	None
	12.93
	64.56
	29.62
	7.56
	0
	None

	Wakefield
	433.09
	37%
	57 Private, 4 Public;     
	All sites allocated in adopted Plan
	B1: 49.42

B2: 45.64

B8: 76.31

B1/B2/B8: 261.72
	None
	193.11
	94.03
	72.13
	73.82
	0
	None

	York
	98.73
	6.0%
	All Private sites (11)
	All but one site allocated in adopted Plan
	B1: 78.60

B8: 1.15

B1/B2/B8: 17.5

Mixed: 1.48
	1 site in GB (14ha)
	22.35
	40.48
	35.90
	0
	0
	4 premium Sites

	Barnsley (43% of total)
	107.24
	59.9%
	3 Public

10 Private
	All allocated in adopted plan
	B1: 0.473

B1/B2/B8: 93.095

Mixed: 13.674
	None
	36.7
	20.0
	44.8
	5.8
	0
	5 Premium Sites

	TOTAL
	2005.6
	43.0%
	263 Private;

10 Mixed;

40 Public

25 Unknown
	46 sites not allocated in adopted plans
	B1: 416.403

B2: 57.25

B8: 105.24

B1/B2/B8: 1315.595

Mixed: 111.104
	8 sites in GB
	560.94
	512.44
	737.16
	179.64
	15.47
	28 Premium Sites


Table A2: Employment Land Summary for the Remoter Rural Sub-Region
	Remoter Rural
	Total Area (ha)
	% PDL
	Ownership
	Dev Plan Status
	Most appropriate uses (ha)
	Green Belt?
	Availability (ha)
	RPG Strategic Sites?

	
	
	
	
	
	
	
	1
	2
	3
	4
	5
	

	Craven
	9.28
	35.2%
	Private
	All allocated in adopted plan
	B1/B2/B8: 9.28
	No
	4.99
	0
	1.65
	1.17
	1.47
	None

	Hambleton
	45.04
	5.1%
	Public 50%

Private 50%
	7/8 sites allocated in adopted plan
	B1/B2/B8: 45.04
	No
	18.5
	5.98
	20.56
	0
	0
	None

	Harrogate
	34.90
	0.0%
	Private
	6/9 sites allocated in adopted plan
	B1/B2/B8: 34.9
	No
	6.94
	0
	27.96
	0
	0
	None

	Rich-mondshire
	19.40
	54.1%
	Largely Unknown
	All allocated in adopted plan
	B1/B8: 15.4

B1/B2/B8: 4.0
	No
	15.4
	4.0
	0
	0
	0
	None

	Ryedale
	8.35
	0.0%
	Private
	4/5 sites allocated in adopted plan
	B1/B2/B8: 5.9

Mixed: 1.35

Unspecified: 1.1
	No
	7.25
	0
	0
	0
	1.1
	None

	Scar-borough
	57.78
	2.6%
	Mixed/ Private/ Public
	All allocated in adopted plan
	B1/B2/B8: 53.49

B1: 4.29
	No
	11.0
	44.99
	0
	1.79
	0
	3 Premium Sites

	TOTAL
	174.75
	10.1%
	Largely Private Sites
	32/37 allocated in adopted plans
	B1: 4.29

B1/B8: 15.4

B1/B2/B8: 152.6

Mixed: 1.35

Unspec: 1.1
	No
	64.08
	54.97
	50.17
	2.96
	2.57
	3 Premium Sites


Table A3: Employment Land Summary for the Humber Estuary Sub-Region
	Humber Estuary
	Total Area (ha)
	% PDL
	Ownership of sites
	Dev Plan Status
	Most appropriate uses (ha)
	Green Belt?
	Availability (ha)
	RPG Strategic Sites?

	
	
	
	
	
	
	
	1
	2
	3
	4
	5
	

	East Riding of Yorkshire
	602.85
	24.3%
	41 Private, 5 mixed;   1 Public
	All bar one allocated in adopted plan
	B1: 110.05

B2: 9.27

B8: 19.26

B1/B2/B8: 464.27
	None
	57.03
	65.0
	386.88
	93.94
	0
	9 Humber Estuary Related Sites;

2 Premium Sites

	Kingston-Upon-Hull
	210.29
	84.1%
	36 Private;

2 Mixed;

8 Public

4 Unknown
	17 are within existing sites; 34 alloc. In adopted plan
	B1: 62.78

B1/B2/B8: 147.51
	None
	37.68
	4.8
	92.01
	74.30
	1.5
	23 Humber Estuary Related Sites;

7 Premium Sites

	North East Lincolnshire
	630.88
	80.3%
	19 Private;

1 Mixed;

2 Public

18 Unknown
	All allocated in Adopted Plan
	B1: 9.6

B1/B2/B8: 446.07

Mixed: 33.56

Unspecified: 141.65
	None
	222.7
	195.03
	7.01
	0
	206.15
	21 Humber Estuary Related Sites;

1 Premium Site;

1 Single User Site

	North Lincolnshire
	1251.13
	30%
	24 Private;

1 Mixed;

6 Public.
	All but two allocated in adopted plan
	B1: 45.63

B2: 25.60

B1/B2/B8: 1085.41

Mixed: 17.2

Unspecified: 77.29
	None
	84.41
	125.9
	128.5
	0
	912.32
	2 Humber Estuary Related Sites;

2 Premium Sites

	TOTAL
	2,695.15
	27.8%
	98 Private;

9 Mixed;

15 Public

22 Unknown
	All but three in adopted plans/existing sites.
	B1: 228.06

B2: 34.87

B8: 19.26

B1/B2/B8: 2143.26

Mixed: 50.76

Unspecified: 218.94
	None
	401.82
	390.73
	614.4
	168.24
	1119.97
	55 Humber Estuary Related Sites;

12 Premium Site;

1 Single User Site


Table A4: Employment Land Summary for the South Yorkshire Sub-Region
	South Yorkshire
	Total Area (ha)
	% PDL
	Ownership of sites
	Dev Plan Status
	Most appropriate uses (ha)
	Green Belt?
	Availability (ha)
	RPG Strategic Sites?

	
	
	
	
	
	
	
	1
	2
	3
	4
	5
	

	Doncaster
	379.38
	29.1%
	30 Private;

3 Mixed;

10 Public

6 Unknown
	N/A
	B1: 34.15

B1/B2/B8: 295.81

Mixed: 27.86

Unspecified: 21.56
	1 site in GB
	111.69
	51.23
	23.19
	90.96
	102.31
	13 Premium Sites

	Rotherham
	301.62
	90.1%
	19 Private;

3 Mixed;

8 Public

19 Unknown
	All sites allocated in Adopted Plan
	B1: 11.05

B8: 4.17

B1/B2/B8: 233.81

Mixed: 52.59
	None
	45.28
	160.77
	67.44
	28.13
	0
	14 Premium Sites

	Sheffield
	366.59
	89.5%
	57 Private;

1 Mixed;

14 Public
	All sites allocated in Adopted Plan
	B1: 9.25

B2: 240.92

B1/B2/B8: 108.48

Mixed: 7.94
	None
	28.02
	271.44
	67.13
	0
	0
	None

	Barnsley (57% of total)
	142.16
	59.9%
	5 Public

13 Private
	All allocated in adopted plan
	B1: 0.627

B1/B2/B8: 123.405

Mixed: 18.126
	None
	48.62
	26.5
	59.394
	7.638
	0
	6 Premium Sites

	TOTAL
	1,189.75
	66.8%
	119 Private;

7 Mixed;

37 Public

25 Unknown
	All sites allocated in Adopted Plans
	B1: 55.1

B2: 240.92

B8: 4.167

B1/B2/B8: 761.5

Mixed: 106.5

Unspecified: 21.56
	1 site in GB
	233.61
	509.94
	217.154
	126.728
	102.31
	33 Premium Sites
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Table B1: Leeds City Region Employment Forecasts by Sector: % Change from 2006 base

	Industry Name
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Industry Total
	1,052,115
	1,089,220
	3.5%
	1,054,903
	1,133,642
	7.5%
	1,056,561
	1,174,371
	11.2%

	Agriculture, Forestry & Fishing
	6,587
	4,882
	-25.9%
	6,620
	5,371
	-18.9%
	6,602
	5,420
	-17.9%

	Oil & Gas Extraction
	38
	25
	-34.2%
	38
	32
	-14.5%
	39
	60
	53.5%

	Other Mining
	3,075
	2,297
	-25.3%
	3,083
	2,424
	-21.4%
	3,089
	2,555
	-17.3%

	Gas, Electricity & Water
	8,206
	5,510
	-32.8%
	8,232
	5,840
	-29.1%
	8,251
	6,143
	-25.5%

	Fuel Refining
	536
	442
	-17.5%
	540
	512
	-5.2%
	543
	577
	6.3%

	Chemicals
	10,223
	8,758
	-14.3%
	10,248
	9,093
	-11.3%
	10,264
	9,409
	-8.3%

	Minerals
	8,151
	8,910
	9.3%
	8,173
	9,231
	12.9%
	8,184
	9,565
	16.9%

	Metals
	18,716
	16,734
	-10.6%
	18,785
	17,863
	-4.9%
	18,835
	19,448
	3.2%

	Machinery & Equipment
	17,969
	15,599
	-13.2%
	18,005
	16,161
	-10.2%
	18,026
	16,920
	-6.1%

	Electrical & Optical Equipment
	10,938
	13,595
	24.3%
	10,963
	13,962
	27.4%
	10,977
	14,436
	31.5%

	Transport Equipment
	8,566
	7,736
	-9.7%
	8,590
	8,083
	-5.9%
	8,605
	8,440
	-1.9%

	Food, Drink & Tobacco
	24,641
	20,538
	-16.7%
	24,715
	21,673
	-12.3%
	24,759
	23,008
	-7.1%

	Textiles & Clothing
	13,679
	8,029
	-41.3%
	13,701
	8,389
	-38.8%
	13,724
	9,259
	-32.5%

	Wood & Wood Products
	3,505
	2,915
	-16.8%
	3,519
	3,129
	-11.1%
	3,529
	3,351
	-5.0%

	Paper, Printing & Publishing
	22,743
	24,131
	6.1%
	22,803
	25,100
	10.1%
	22,839
	26,049
	14.1%

	Rubber & Plastics
	8,263
	7,816
	-5.4%
	8,291
	8,228
	-0.8%
	8,308
	8,407
	1.2%

	Other Manufacturing NEC
	13,373
	15,078
	12.7%
	13,405
	15,584
	16.3%
	13,423
	16,347
	21.8%

	Construction
	88,982
	88,545
	-0.5%
	89,214
	92,280
	3.4%
	89,340
	93,948
	5.2%

	Retailing
	95,578
	93,338
	-2.3%
	95,849
	97,615
	1.8%
	95,997
	100,991
	5.2%

	Wholesaling
	76,911
	74,494
	-3.1%
	77,125
	77,832
	0.9%
	77,245
	80,200
	3.8%

	Hotels & Catering
	46,162
	46,845
	1.5%
	46,303
	49,182
	6.2%
	46,382
	50,303
	8.5%

	Transport
	55,723
	50,799
	-8.8%
	55,892
	53,604
	-4.1%
	55,992
	55,458
	-1.0%

	Communications
	20,490
	30,663
	49.6%
	20,552
	31,489
	53.2%
	20,576
	34,442
	67.4%

	Banking & Insurance
	52,733
	61,506
	16.6%
	52,872
	63,612
	20.3%
	52,942
	66,706
	26.0%

	Business Services
	131,635
	146,098
	11.0%
	132,042
	152,549
	15.5%
	132,253
	157,307
	18.9%

	Other Financial & Business Services
	20,656
	22,179
	7.4%
	20,717
	23,114
	11.6%
	20,748
	24,095
	16.1%

	Public Admin & Defence
	46,473
	38,537
	-17.1%
	46,567
	40,113
	-13.9%
	46,634
	40,782
	-12.5%

	Education
	79,222
	88,794
	12.1%
	79,407
	91,783
	15.6%
	79,496
	94,871
	19.3%

	Health
	101,628
	117,921
	16.0%
	101,874
	121,857
	19.6%
	101,977
	124,304
	21.9%

	Other Services
	56,716
	66,508
	17.3%
	56,778
	67,937
	19.7%
	56,984
	71,571
	25.6%

	Over 10% growth 2006-2016
	Over 10% decline 2006-2016


Table B2: Remoter Rural Sub-Region Employment Forecasts by Sector: % Change from 2006 base

	Industry Name
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Industry Total
	215,909
	220,242
	2.0%
	216,428
	228,246
	5.5%
	216,738
	236,149
	9.0%

	Agriculture, Forestry & Fishing
	9,868
	7,437
	-24.6%
	9,879
	7,616
	-22.9%
	9,877
	7,671
	-22.3%

	Oil & Gas Extraction
	2
	1
	-50.0%
	2
	2
	0.1%
	2
	9
	278.5%

	Other Mining
	395
	332
	-15.9%
	396
	353
	-10.8%
	397
	374
	-5.9%

	Gas, Electricity & Water
	260
	128
	-50.8%
	263
	163
	-37.9%
	265
	210
	-20.7%

	Fuel Refining
	0
	0
	0
	0
	0
	0
	1
	10
	1731.5%

	Chemicals
	877
	622
	-29.1%
	881
	675
	-23.4%
	884
	739
	-16.4%

	Minerals
	567
	592
	4.4%
	570
	643
	12.9%
	572
	675
	18.0%

	Metals
	2,957
	2,401
	-18.8%
	2,971
	2,605
	-12.3%
	2,980
	2,848
	-4.4%

	Machinery & Equipment
	1,452
	1,495
	3.0%
	1,457
	1,597
	9.6%
	1,461
	1,670
	14.3%

	Electrical & Optical Equipment
	1,906
	2,001
	5.0%
	1,911
	2,071
	8.4%
	1,914
	2,107
	10.1%

	Transport Equipment
	1,282
	988
	-22.9%
	1,286
	1,053
	-18.1%
	1,289
	1,144
	-11.3%

	Food, Drink & Tobacco
	8,428
	8,611
	2.2%
	8,445
	8,852
	4.8%
	8,454
	9,119
	7.9%

	Textiles & Clothing
	1,076
	872
	-19.0%
	1,081
	930
	-13.9%
	1,085
	1,037
	-4.4%

	Wood & Wood Products
	1,533
	1,493
	-2.6%
	1,535
	1,543
	0.5%
	1,538
	1,639
	6.6%

	Paper, Printing & Publishing
	3,604
	4,276
	18.6%
	3,614
	4,445
	23.0%
	3,621
	4,786
	32.2%

	Rubber & Plastics
	1,260
	1,136
	-9.8%
	1,264
	1,208
	-4.4%
	1,267
	1,287
	1.6%

	Other Manufacturing NEC
	2,054
	2,437
	18.6%
	2,060
	2,529
	22.8%
	2,064
	2,599
	25.9%

	Construction
	21,051
	21,867
	3.9%
	21,096
	22,580
	7.0%
	21,122
	22,989
	8.8%

	Retailing
	20,586
	19,997
	-2.9%
	20,636
	20,740
	0.5%
	20,663
	21,495
	4.0%

	Wholesaling
	15,136
	14,500
	-4.2%
	15,176
	15,086
	-0.6%
	15,198
	15,656
	3.0%

	Hotels & Catering
	18,748
	19,430
	3.6%
	18,776
	19,879
	5.9%
	18,792
	20,286
	7.9%

	Transport
	7,244
	6,008
	-17.1%
	7,271
	6,451
	-11.3%
	7,288
	6,785
	-6.9%

	Communications
	1,626
	1,914
	17.7%
	1,637
	2,051
	25.3%
	1,640
	2,229
	35.9%

	Banking & Insurance
	4,458
	4,522
	1.4%
	4,481
	4,843
	8.1%
	4,491
	5,069
	12.9%

	Business Services
	21,921
	22,952
	4.7%
	21,993
	24,009
	9.2%
	22,029
	24,957
	13.3%

	Other Financial & Business Services
	6,115
	6,485
	6.1%
	6,127
	6,673
	8.9%
	6,133
	6,843
	11.6%

	Public Admin & Defence
	10,863
	9,008
	-17.1%
	10,882
	9,321
	-14.3%
	10,895
	9,591
	-12.0%

	Education
	14,079
	15,968
	13.4%
	14,116
	16,545
	17.2%
	14,133
	17,134
	21.2%

	Health
	20,883
	24,569
	17.7%
	20,932
	25,317
	20.9%
	20,952
	25,970
	23.9%

	Other Services
	15,678
	18,200
	16.1%
	15,690
	18,463
	17.7%
	15,731
	19,221
	22.2%

	Over 10% growth 2006-2016
	Over 10% decline 2006-2016


Table B3: Humber Estuary Sub Region Employment Forecasts by Sector: % Change from 2006 base

	Industry Name
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Industry Total
	359,333
	354,580
	-1.3%
	360,215
	368,101
	2.2%
	360,773
	380,014
	5.3%

	Agriculture, Forestry & Fishing
	6,769
	4,303
	-36.4%
	6,782
	4,499
	-33.7%
	6,777
	4,565
	-32.6%

	Oil & Gas Extraction
	776
	592
	-23.7%
	777
	613
	-21.2%
	778
	642
	-17.5%

	Other Mining
	485
	431
	-11.1%
	488
	465
	-4.7%
	489
	500
	2.2%

	Gas, Electricity & Water
	1,227
	680
	-44.6%
	1,233
	756
	-38.7%
	1,238
	866
	-30.0%

	Fuel Refining
	603
	436
	-27.7%
	605
	469
	-22.4%
	607
	489
	-19.4%

	Chemicals
	8,233
	6,941
	-15.7%
	8,243
	7,074
	-14.2%
	8,250
	7,204
	-12.7%

	Minerals
	2,115
	2,171
	2.6%
	2,122
	2,268
	6.9%
	2,125
	2,325
	9.4%

	Metals
	9,374
	6,442
	-31.3%
	9,399
	6,821
	-27.4%
	9,417
	7,537
	-20.0%

	Machinery & Equipment
	3,988
	4,189
	5.0%
	3,999
	4,366
	9.2%
	4,006
	4,440
	10.8%

	Electrical & Optical Equipment
	1,433
	1,629
	13.7%
	1,440
	1,736
	20.5%
	1,445
	1,807
	25.0%

	Transport Equipment
	7,161
	5,595
	-21.9%
	7,170
	5,722
	-20.2%
	7,176
	5,888
	-17.9%

	Food, Drink & Tobacco
	17,880
	16,922
	-5.4%
	17,908
	17,348
	-3.1%
	17,925
	17,693
	-1.3%

	Textiles & Clothing
	1,245
	542
	-56.5%
	1,251
	637
	-49.1%
	1,257
	737
	-41.4%

	Wood & Wood Products
	2,322
	2,000
	-13.9%
	2,328
	2,084
	-10.5%
	2,332
	2,267
	-2.8%

	Paper, Printing & Publishing
	4,348
	4,078
	-6.2%
	4,365
	4,338
	-0.6%
	4,376
	4,505
	3.0%

	Rubber & Plastics
	3,653
	3,310
	-9.4%
	3,662
	3,452
	-5.7%
	3,669
	3,488
	-4.9%

	Other Manufacturing NEC
	5,042
	5,978
	18.6%
	5,052
	6,137
	21.5%
	5,058
	6,366
	25.9%

	Construction
	36,324
	37,251
	2.6%
	36,401
	38,438
	5.6%
	36,446
	39,507
	8.4%

	Retailing
	30,800
	28,976
	-5.9%
	30,885
	30,226
	-2.1%
	30,934
	31,417
	1.6%

	Wholesaling
	29,670
	28,782
	-3.0%
	29,740
	29,803
	0.2%
	29,780
	30,698
	3.1%

	Hotels & Catering
	14,239
	14,356
	0.8%
	14,283
	15,056
	5.4%
	14,310
	15,541
	8.6%

	Transport
	19,752
	16,261
	-17.7%
	19,807
	17,132
	-13.5%
	19,841
	17,731
	-10.6%

	Communications
	4,253
	6,192
	45.6%
	4,272
	6,442
	50.8%
	4,279
	7,097
	65.9%

	Banking & Insurance
	4,098
	4,335
	5.8%
	4,133
	4,845
	17.2%
	4,150
	5,355
	29.0%

	Business Services
	37,351
	39,805
	6.6%
	37,472
	41,594
	11.0%
	37,537
	43,045
	14.7%

	Other Financial & Business Services
	8,160
	8,844
	8.4%
	8,179
	9,147
	11.8%
	8,190
	9,495
	15.9%

	Public Admin & Defence
	20,855
	17,314
	-17.0%
	20,888
	17,833
	-14.6%
	20,911
	18,019
	-13.8%

	Education
	25,661
	28,366
	10.5%
	25,720
	29,319
	14.0%
	25,751
	30,351
	17.9%

	Health
	35,823
	40,988
	14.4%
	35,903
	42,230
	17.6%
	35,940
	42,059
	17.0%

	Other Services
	15,693
	16,871
	7.5%
	15,709
	17,252
	9.8%
	15,777
	18,379
	16.5%

	Over 10% growth 2006-2016
	Over 10% decline 2006-2016


Table B4: South Yorkshire Sub-Region Employment Forecasts by Sector: % Change from 2006 base

	Industry Name
	Scenario A
	Scenario B
	Scenario C

	
	2006
	2016
	Change
	2006
	2016
	Change
	2006
	2016
	Change

	Industry Total
	482,060
	478,972
	-0.6%
	483,244
	497,781
	3.0%
	483,984
	516,691
	6.8%

	Agriculture, Forestry & Fishing
	3,606
	2,965
	-17.8%
	3,620
	3,178
	-12.2%
	3,612
	3,250
	-10.0%

	Oil & Gas Extraction
	1
	0
	-100.0%
	1
	5
	257.9%
	2
	16
	707.8%

	Other Mining
	646
	271
	-58.1%
	648
	311
	-52.1%
	651
	354
	-45.7%

	Gas, Electricity & Water
	904
	303
	-66.5%
	912
	396
	-56.6%
	918
	509
	-44.5%

	Fuel Refining
	25
	20
	-20.0%
	26
	28
	9.0%
	27
	48
	82.0%

	Chemicals
	1,189
	647
	-45.6%
	1,198
	774
	-35.4%
	1,205
	870
	-27.8%

	Minerals
	3,558
	3,396
	-4.5%
	3,567
	3,532
	-1.0%
	3,573
	3,686
	3.2%

	Metals
	27,952
	22,083
	-21.0%
	27,994
	22,743
	-18.8%
	28,024
	23,905
	-14.7%

	Machinery & Equipment
	7,813
	6,184
	-20.9%
	7,829
	6,432
	-17.8%
	7,839
	6,818
	-13.0%

	Electrical & Optical Equipment
	4,866
	5,708
	17.3%
	4,878
	5,872
	20.4%
	4,885
	5,923
	21.3%

	Transport Equipment
	4,324
	3,409
	-21.2%
	4,334
	3,562
	-17.8%
	4,341
	3,707
	-14.6%

	Food, Drink & Tobacco
	8,613
	7,205
	-16.3%
	8,645
	7,690
	-11.1%
	8,665
	8,077
	-6.8%

	Textiles & Clothing
	1,240
	778
	-37.2%
	1,248
	903
	-27.6%
	1,257
	1,105
	-12.1%

	Wood & Wood Products
	2,403
	2,084
	-13.3%
	2,411
	2,190
	-9.1%
	2,416
	2,319
	-4.0%

	Paper, Printing & Publishing
	3,804
	3,614
	-5.0%
	3,825
	3,944
	3.1%
	3,838
	4,226
	10.1%

	Rubber & Plastics
	6,324
	5,887
	-6.9%
	6,338
	6,091
	-3.9%
	6,346
	6,206
	-2.2%

	Other Manufacturing NEC
	4,896
	5,439
	11.1%
	4,909
	5,649
	15.1%
	4,917
	5,985
	21.7%

	Construction
	50,248
	50,593
	0.7%
	50,353
	52,307
	3.9%
	50,414
	53,256
	5.6%

	Retailing
	43,104
	39,911
	-7.4%
	43,218
	41,709
	-3.5%
	43,283
	43,201
	-0.2%

	Wholesaling
	30,881
	27,991
	-9.4%
	30,973
	29,461
	-4.9%
	31,026
	30,417
	-2.0%

	Hotels & Catering
	19,027
	18,558
	-2.5%
	19,085
	19,481
	2.1%
	19,119
	20,140
	5.3%

	Transport
	20,766
	17,049
	-17.9%
	20,837
	18,153
	-12.9%
	20,880
	18,897
	-9.5%

	Communications
	11,458
	14,388
	25.6%
	11,485
	14,752
	28.4%
	11,496
	15,972
	38.9%

	Banking & Insurance
	17,712
	18,565
	4.8%
	17,768
	19,406
	9.2%
	17,797
	20,395
	14.6%

	Business Services
	45,599
	47,238
	3.6%
	45,762
	49,769
	8.8%
	45,849
	51,474
	12.3%

	Other Financial & Business Services
	7,861
	8,448
	7.5%
	7,886
	8,836
	12.0%
	7,900
	9,266
	17.3%

	Public Admin & Defence
	24,148
	20,005
	-17.2%
	24,190
	20,702
	-14.4%
	24,221
	20,995
	-13.3%

	Education
	43,479
	47,696
	9.7%
	43,560
	49,055
	12.6%
	43,602
	50,618
	16.1%

	Health
	57,479
	65,352
	13.7%
	57,587
	67,112
	16.5%
	57,636
	69,409
	20.4%

	Other Services
	28,132
	33,183
	18.0%
	28,155
	33,740
	19.8%
	28,248
	35,646
	26.2%

	Over 10% growth 2006-2016
	Over 10% decline 2006-2016
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� Note: only 43% of these figures are incorporated into the overall sub-regional total, with the remainder included as part of the South Yorkshire sub-regional figure.


� Note: only 57% of these figures are incorporated into the overall sub-regional total, with the remainder included as part of the Leeds City Region sub-regional figure.
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