Quick Guide to the Employment Land and the Economy Background
Paper to the Land and Planning Policies Development Plan Document
Publication Version of the Land and Planning Policies (LAPP) document
(Local Plan Part 2) (see www.nottinghamcity.gov.uk/localplan)
Purpose of this document:
The Land and Planning Policies (LAPP) document (Local Plan Part 2)
forms part of the Local Plan for Nottingham City along with the Core Strategy
which guides future development in Nottingham City.
The Local Plan Part 2 contains development management planning policies
and site allocations against which planning applications for future
development proposals in Nottingham City will be determined.
Following a consultation period on the Local Plan Part 2 which will run from
29th January to 5pm on 11th March 2016, the Local Plan Part 2 will be
submitted for independent examination, where its soundness will be tested.
This document is a background document covering employment land and the
economy. It is a background document to the Local Plan Part 2

Contents

1

Introduction

1

2

The Shape of Nottingham‟s Economy

1

3

National and Regional Context

2

4

Local Policy Context

4

5

Key Issues Relating to Employment Provision
and Economic Development

7

6

Key Recommendations

13

Glossary

15

Appendix 1 - Strategic Distribution of Employment
Requirements Background Paper, 2015

Employment Provision and Economic Development Background Paper
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Introduction

1.1

One of Nottingham‟s strengths is its strong and diverse economy,
indeed it is recognised nationally as one of the Core Cities, and a driver
of regional economic growth. However, it also faces a number of
challenges. The Local Plan Part 2: Land and Planning Policies
Document (LAPP) has a role to play in supporting the City to build on
its strengths and to address some of the economic challenges it faces.

1.2

The purpose of this background paper is to provide background
information for the LAPP, and to examine what the potential scope of
policies relating to employment and the economy should be.

1.3

The key planning issues and challenges relating to employment
provision and economic development across Nottingham are:








1.4

To increase and support the economic growth of the City.
To provide good quality jobs needed for local residents.
To provide a framework to address the poor quality of much of the
existing stock of employment buildings.
To provide a suitable range of sites, buildings and infrastructure to
achieve the objectives of the Growth Plan, and the D2N2 Local
Enterprise Partnership‟s Strategic Economic Plan, especially in
relation to job growth and diversification of the economy, and to
meet Core Strategy targets.
Where appropriate, to protect important employment land and
premises from other uses, balanced against need for new homes
and other economic development.
To provide a framework for the release of poorer quality sites and
premises which no longer meet the needs of businesses to other
uses.
To increase the skills of local people and training opportunities.

This Background Paper should be read alongside the earlier Local Plan
Part 1: Nottingham City Aligned Core Strategy Employment
Background Paper, June 2012, available here, and the Strategic
Distribution of Employment Requirements Background Paper, which is
Appendix 1 to this paper. These contain labour market analysis and
employment land (offices and industrial and warehousing)
requirements for Nottingham City.
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The Shape of Nottingham‟s Economy
Although the City produces a wide range of goods and services and
has a high Gross Value Added (GVA) per capita of 117% of England in
2013, many of the City‟s citizens do not benefit from the wealth created
1

and are unemployed (the City had a 3.6% unemployment rate in July
2015, compared with 1.8% nationally) or in low paid jobs. The
Nottingham Plan target is for Nottingham‟s GVA per capita to be at
least 135% of the England average. The Nottingham Plan target is to
move the City up out of the 10% most deprived authorities in England
i.e. out of the bottom 35 – in 2010 it was 20th.
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3.1



The City has a very low employment rate, only 63.4% of 16-64 year
olds in the City were in employment between April 2014 and May 2015,
compared with 67.7% in Greater Nottingham and 72.9% in England.
The low figure is partly due to the high proportion of students that live
in the City. Excluding students would increase the employment rates to
72.8%, 74.7% and 77.5% respectively. The Nottingham Plan target is
to increase the City‟s employment rate to 75% by 2020.



Unemployment within the City is also higher (3.6% in July 2015) than
nationally (1.8%) and Greater Nottingham (2.4%).



Many of the City‟s citizens have no or low skills (30.3% of the
population have qualifications below Level 2 in 2014, compared with
26.8% nationally). The Nottingham Plan target is to reduce this to 10%
by 2020.



The latest GVA figures for 2012 show that Production (which includes
Mining, Energy and Water) accounts for 6.6% of the City‟s GVA,
compared to 12.4% nationally. The 2013 Business Register and
Employment Survey shows that Production jobs make up 4.8% of the
City and 9.5% of England‟s jobs. Most of these jobs are in
Manufacturing (4.3% and 8.4% respectively).



The service sector accounts for 92.1% of jobs and around 89.5% of
GVA, which is significantly higher than national averages. The Public
sector is the largest sub sector and accounts for 29.9% of jobs, which
is also higher than the national average.



The City also has a low business start up rate, for 2013 the rate was
52.6 new businesses per 10,000 people aged 16 or over. In Greater
Nottingham the rate was 51.6 and nationally it was 70.7.

National and Regional Context
National Planning Policy Framework
One of the National Planning Policy Framework‟s (NPPF) 12 core
planning principles is “to proactively drive and support sustainable
economic development to deliver the homes, business and industrial
units, infrastructure and thriving local places that the country needs”. It
states that every effort should be made objectively to identify and then
meet the housing, business and other development needs of an area,
and respond positively to wider opportunities for growth. Plans should
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take account of market signals, such as land prices and housing
affordability, and set out a clear strategy for allocating sufficient land
which is suitable for development in their area, taking account of the
needs of the business community.
3.2

The NPPF (para 161) states that local planning authorities should use
their evidence base to assess:
 the needs for land or floorspace for economic development,
including both the quantitative and qualitative needs for all
foreseeable types of economic activity over the plan period,
including for retail and leisure development;
 the existing and future supply of land available for economic
development and its sufficiency and suitability to meet the identified
needs. Reviews of land available for economic development should
be undertaken at the same time as, or combined with, Strategic
Housing Land Availability Assessments and should include a
reappraisal of the suitability of previously allocated land. The City
Council undertook reviews of offices and employment land in 2011.

3.3

The NPPF (para 22) states that planning policies should avoid the long
term protection of sites allocated for employment use where there is no
reasonable prospect of a site being used for that purpose. Land
allocations should be regularly reviewed. Where there is no reasonable
prospect of a site being used for the allocated employment use,
applications for alternative uses of land or buildings should be treated
on their merits having regard to market signals and the relative need
for different land uses to support sustainable local communities.

3.4

The NPPF (para 51) states that local planning authorities should
normally approve planning applications for change to residential use
and any associated development from commercial buildings (currently
in the B use classes) where there is an identified need for additional
housing in that area, provided that there are not strong economic
reasons why such development would be inappropriate.

3.5

In 2013 the Government introduced permitted development rights to
allow offices to be converted into homes without planning permission.
The measure is temporary, for three years, and a decision as to
whether the measure will be made permanent is anticipated prior to
2016.

3.6

National Designations
Nottingham is one of the designated Core Cities, in recognition that it is
one of the cities the Government consider to be a driver of the regional
economy. It is also one of six designated Science Cities in recognition
of its rich scientific heritage, industrial base and role as a leading
research centre. The Nottingham Plan includes a target for 20,000
new jobs to be created in the science and technology sector by 2020
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3.7

4

The Local Enterprise Partnership
A Local Enterprise Partnership (LEP) has been established for Derby,
Derbyshire, Nottingham and Nottinghamshire (D2N2). The LEP‟s vision
is to make the D2N2 area one of the strongest and most resilient
economic regions in the UK. Its strategic priorities are Business
Support & Access to Finance, Innovation, Employment & Skills,
Infrastructure for Economic Growth, and, Housing & Regeneration. The
role of LAPP will be to ensure appropriate land and premises are
available to support these strategic priorities.
Local Policy Context
The Nottingham Plan to 2020

4.1

The Nottingham Plan to 2020 is Nottingham‟s Sustainable Community
Strategy (SCS). It has seven key themes, two of which are directly
related to the economy and employment:

4.2

World Class Nottingham (Strategic Priority 1) is to develop
Nottingham‟s international standing for science and innovation, sports
and culture, with the vision of by 2020 making Nottingham:




4.3

The 2020 Headline Targets to achieve this are:






4.4

An international city of science, knowledge and creativity – driving
enterprise and wealth creation for all.
A distinctive European destination which offers residents and
visitors alike an attractive city with a friendly face and vibrant culture
and leisure opportunities.
A world class city of sport hosting a programme of international
sporting events, underpinning a thriving local sports scene.

To recover and continue growth in Nottingham GVA (per capita) of
3.8% per year.
20,000 new jobs created in the science and technology sectors (to
82,100 jobs).
5% growth in the visitor economy year on year.
Host at least 12 internationally significant cultural and sporting
events per year.
Continue the increase in new business starts by 10% per year.

Working Nottingham (Strategic Priority 4) is to tackle poverty and
deprivation by getting more local people into good jobs, with the vision
of by 2020 of Nottingham having:




More people in employment and less workless households.
More adults with the appropriate skills and qualifications able to
progress in work and earn more.
Significantly reduced poverty and deprivation.
4

4.5

The 2020 Headline Targets to achieve this are:







Tackle poverty and deprivation by getting more local people into
good jobs.
Increase the City‟s employment rate to 75%.
Raise the proportion of adults with at least Level 2 qualifications to
90%
Move the City of Nottingham up out of the 10% most deprived
authorities in England, i.e. out of the bottom 35.
Ensure that no neighbourhood is in the most deprived 5%
nationally.
The proportion of children living in poverty will be halved.

The D2N2 Local Enterprise Partnership Strategic Economic Plan
4.6

Every action proposed in this Strategic Economic Plan (SEP) is aimed
at achieving a target creating an additional 55,000 private sector
employee jobs in D2N2 by 2023, shifting the balance to more private
sector jobs.

4.7

The SEP is based on five strategic themes under which there are
specific actions. The strategic themes are:
 Business Support and Access to Finance
 Innovation
 Employment and Skills
 Infrastructure for Economic Growth
 Housing and Regeneration

4.8

Two actions which are most relevant to the employment elements of
the LAPP are:
 Creating the sites and premises that will allow indigenous
businesses to grow as well as attracting inward investors from
across the world;
 Ensuring the area‟s workforce and young people have the skills
businesses need to grow and prosper in the 21st century economy.

4.9

Specific proposals of the SEP, such as a new Nottingham Skills Hub
and re-invigorating the Broadmarsh and Southern Gateway have been
reflected in the LAPP.
The Nottingham Growth Plan, 2012

4.10

The themes of the SCS have been reflected in the Growth Plan which
has been shaped by independent research from the Economic Strategy
Research Bureau at Nottingham Business School. The Growth Plan
provides a framework for working in partnership with a whole range of
stakeholders across the public and private sectors to bring economic
growth by encouraging more businesses and jobs into the City and
5

making sure that citizens have the skills to be successful in those jobs.
It sets out how the City Council and its partners will develop a highly
skilled, science and technology based, low carbon economy within
Nottingham by 2020. The three key themes are fostering enterprise,
developing a skilled workforce and building 21st century infrastructure.
The Growth Plan seeks to diversify the City‟s economy, noting that the
current emphasis on service sector jobs, and a reliance on the public
sector, makes the economy less resilient. Whilst it concludes that the
emphasis on service sector jobs is a key strength, the economy needs
to be readjusted and reconnected with its historical roots as a centre
for manufacturing excellence and enterprise to ensure ongoing
resilience.
4.11

An important part of the Growth Plan‟s proposals is the establishment
and development of the Creative Quarter in Nottingham City Centre
(including both the Lace Market and Hockley), aimed at supporting the
creation and growth of business.
Connected, Creative, Competitive Nottingham (the Nottingham
City Deal) 2012

4.13

To support the Growth Plan, Nottingham has agreed a £60m City Deal
with Government which secured some of the financial investment
required to deliver aspects of the strategy. The City Deal will help to
unlock Nottingham‟s economic potential, by putting in place the
structure to enable enterprise to flourish and to allowing young people
to better access the opportunities that will be created.

4.14

The City Deal includes a package of concerted business development
activity aimed at maximising the impact of the Creative Quarter on the
City‟s economy, building on the three Growth Plan key themes.
City Centre Time & Place Plan, 2013

4.15

The City Centre Time & Place Plan provides a spatial context for the
future development of the City Centre, and along with the Creative
Quarter, proposes the development of three further City Centre
„Quarters‟, each with its own unique character. It sets out broad
principles for development within these quarters which are reflected in
the Land and Planning Policies Document.
Nottingham City Aligned Core Strategy

4.16

The Local Plan Part 1: Nottingham City Aligned Core Strategy
(ACS) was adopted in September 2014. It states the economy of the
area will be strengthened and diversified with new floorspace being
provided to meet restructuring, modernisation and inward investment
needs with a particular emphasis on supporting Core and Science City
objectives. The ACS requires the City to provide a minimum of
253,000sqm of offices (The target of 253,000 sqm GEA equates to a
6

target of around 246,700 sqm GIA) and 12 hectares for industry and
manufacturing. The ACS promotes the City Centre, Enterprise Zone,
the universities and hospitals as key locations for economic growth.

5

Key Issues Relating to Employment Provision and Economic
Development
Updating the Evidence Base

5.1

Since the Core Strategy was adopted a more recent Employment Land
Forecasting Study (ELFS) has been published (August 2015) prepared
by Nathaniel Litchfield and Partners. This was commissioned to
ensure that the LAPP was based on recent up to date evidence on
employment land requirements, and in common with the previous
Study, covers the whole of Greater Nottingham (it also covers
Mansfield and Newark and Sherwood Districts).

5.2

This study uses a standard methodology which looks at the projected
growth in economic sectors and from these calculates the numbers of
new jobs1 in different sectors. From this, land use requirements up to
2033 for offices (in square metres) and industrial and warehousing (in
hectares) are derived. It also provides figures to 2028 to tie in with the
LAPP plan period. It develops 3 scenarios:Scenario 1: Experian Baseline, which uses the Experian econometric
projections to predict requirements based on past trends, ie projecting
forward what has happened in the past. It therefore takes account of
past policy interventions.
Scenario 2: Job Growth, Policy On, which reflects the D2N2 SEP and
its target of 55,000 new jobs by 2023.
Scenario 3: Labour Supply, this considers how many jobs would be
needed to broadly match forecast growth of resident workforce of the
area.

5.3

1

Given the fact that Scenario 2 is based on the published SEP,
Nottingham City Council and the other Councils within the Housing
Market Area (HMA) consider this to be the most appropriate scenario
to plan for. However, the Study uses local authority areas as its
building blocks, without consideration of how either capacity or
strategic policy might impact on the distribution of floorspace. (For
instance, it suggests an industrial and warehousing provision of 34.84
hectares for Nottingham City, despite there not being sufficient sites to
accommodate this within the City‟s constrained boundaries). The
Study recognises this, and acknowledges that the distribution of needs
should be considered on an HMA basis taking into account the Core

It is important to note that the study uses „labour force jobs‟ rather than full time equivalents
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Strategy objective of urban concentration with regeneration and the
impact of other strategic policies.
5.4

As a result, the Councils have prepared a Strategic Distribution of
Employment Requirements Background Paper (Appendix 1 to this
report). This Appendix also considers the relationship between Labour
Force Jobs (all jobs, both full and part time) and Full Time Equivalent
jobs, and addresses how the employment provision proposed relates to
the labour force implied by the ACS housing provision. In summary,
the office provision for the City remains the same as set out in ACS
Policy 4 reflecting the pre-eminence of Nottingham City as a Regional
Centre and that there are substantial proposals including in LEP priority
sectors. The amount of industrial and warehousing land increases from
a minimum of 12 hectares in the ACS to 25 hectares which is the
effective capacity of Nottingham City to accommodate industrial and
warehousing development and the shortfall of approximately 10
hectares is proposed to be met in the surrounding Districts.

5.5

In terms of total numbers of jobs, both at an HMA level and at a City
level, the more recent work is consistent with the level of jobs assumed
in the Core Strategy, once assumptions about Full Time Equivalents
have been taken into account. The Core Strategy assumes 36,400
jobs for the HMA and 20,100 for the City, whilst the ELF Study
forecasts 36,406 jobs for the HMA and 20,069 for the City. There are
more significant differences for the other Districts making up the HMA,
see table 2 of Appendix 1.

Table 1:

Office floorspace and Industrial and Warehousing land
requirements for Nottingham City
Council/Area Aligned
Employment Employment
Employment
Core
Land
Land
Background
Strategies Forecasting Forecasting
Paper
2011-28
Study range Study Policy- Proposed
2011 - 2028 on 2011-28
Distribution
Nottingham
253,000
148,000 –
245,072
253,000 (The
target of
office sqm
245,000
253,000 sqm
GEA equates
to a target of
around
246,700 sqm
GIA)

Local
Plan Part
2

177,600321,700
sqm.(mid
point:
249,650
sqm GIA)

Nottingham
Industrial &
Warehouse
Hectares
HMA office
sqm

12

31 - 57

35

25

420,800

404,000

417,400

HMA Ind &
Warehse Has

67

291,000 –
404,000
107 - 129

12.4538.9 (mid
point:25.7
hectares)
N/A

128

119

N/A
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Note that the ELF Study uses Gross External Floor Area as a measure, whilst sites in the
LAPP use Gross Internal Area. The target of 253,000 sqm Gross External Area equates to
approximately 246,700 sqm Gross Internal Area.

The Nottingham Enterprise Zone
5.6

Three sites are designated as part of the Nottingham Enterprise Zone,
the Boots Campus (partly in Broxtowe Borough), Nottingham Science
Park and the Abbey Street/Leen Gate site. (The Enterprise Zone also
includes Beeston Business Park in Broxtowe Borough). The Enterprise
Zone has the potential to house an internationally competitive cluster of
health care and biotechnology companies that could create up to
10,000 new jobs. The LAPP seeks to maximise the economic benefits
of the Enterprise Zone designation, and where appropriate also allows
for a range of „enabling‟ uses.
Ensuring there is enough grade „A‟ office development in the City

5.7

Evidence from the 2013 Office Market Review (produced by the
Nottingham Office Forum) suggests that in and around the City Centre
there is a shortage of grade „A‟ offices but an oversupply of lower grade
second hand offices on the market, some of which is no longer
attractive to investors or occupiers.

5.8

Where there is a potential large loss of lower grade offices to other
uses on any site, the priority in the LAPP will be to achieve a balance
of new development with either a mix on the site which includes the
provision of new grade „A‟ offices and/or to ensure grade „A‟ offices
sites are provided and protected elsewhere.
Protecting strategically important employment sites and other
sites of local value or importance to an individual neighbourhood

5.9

Saved Policy E3 of the 2005 Local Plan currently provides a policy
approach to the development of non „B‟ uses (B1: Light industry and
offices, B2: General industry and B8: Warehouses) on four of our major
industrial estates (Riverside/Lenton Lane, Glaisdale Drive, Blenheim,
and Phoenix Park). It is proposed that the LAPP continues this
approach with a similar Policy to E3, but, in line with NPPF, that this is
more positively framed ie: „Within the major business parks/industrial
estates as shown on the Policies Map, employment sites or
employment premises will only be granted planning permission for
employment uses (see glossary), except for ancillary development
necessary to serve the proposal. „

5.10

As part of the LAPP preparation the areas covered by such a policy
were reviewed, and additional areas are included:
 New Basford Industrial Estate (Radford Rd/North Gate:(11.5
hectares), plus Mount Street/Duke Street (12 hectares) has a
critical mass, is popular, affordable and modern in parts.
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 Bar Lane Industrial Estate, west of Percy Street (5.56 hectares)
has a critical mass, is popular and affordable.
 Greasley Street (10.3 hectares) has a critical mass, is popular,
affordable and modern in parts.
 Nottingham Science Park (12 hectares) which is the premier
science park, recently developed and benefits from a critical
mass of occupiers.
 NG2 Business Park, which is a key office location with a critical
mass of high quality occupiers and is a popular and highly
accessible location.
 Nottingham Business Park (12 hectares), which has a critical
mass, good access to Junction 26 of the M1, with further
employment development being promoted through the LAPP.
5.11

Areas currently covered by saved Policy E3 of the Local Plan, but
excluded in the LAPP include parts of the Boots Campus (likely to be
developed for residential use) and part of Easter Park (already in nonemployment uses).
Other employment generating uses

5.12

In traditional planning terms, employment uses are defined as „B‟ uses
with some sui generis uses (see glossary). However, the NPPF has a
definition of economic development which is much wider.

5.13

The LAPP specifies that some of the mixed use sites (or parts of them)
include an element of employment (B-uses) and/or job generating
economic uses. This will provide for non „B‟ use jobs, and allow for a
larger range of jobs to be created.

5.14

In order to ensure the City‟s economic objectives are met, where
appropriate the LAPP sets a minimum figure for the amount of
floorspace / hectares to be developed for each site proposed for
employment use.
Permitting change of use to non-employment uses

5.15

Saved Policy E4 of the current Local Plan informs decisions on the
regeneration and re-use of previously-used employment sites and
employment premises.

5.16

An Offices Site Review and an Employment Sites Review were both
undertaken. These considered the quality both employment sites and
employment premises (in terms of physical attributes and market
attractiveness).

5.17

After reviewing the existing Saved Local Plan Policy E4 and the NPPF
it is proposed that Policy E4 should be replaced with a new policy with
criteria to help make decisions on the regeneration of previously-used
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employment sites and employment premises outside of Major Business
Parks/Industrial Estates or allocated sites.
Regeneration Zones and City Centre Quarters
5.18

The adopted Local Plan originally designated three Regeneration
Zones (Eastside, Southside and Waterside) within and adjacent to the
City Centre. The concept of these Regeneration Zones is carried
forward in Policy 7 of the Core Strategy. The City Council has been
reviewing its approach to these in the light of current economic
circumstances, and has decided to replace the Southside and Eastside
with the Canal and Creative Quarters respectively. There will be 4 City
Centre Quarters as shown on Figure 1:





The Canal Quarter will be a focus for new high quality office
accommodation.
The Creative Quarter will be a focus for creative industries
(including Life Sciences) and offices, including low cost incubation
space.
The Castle Quarter will be a focus for heritage led regeneration and
high quality office development.
The Royal Quarter will focus on entertainment and high quality
offices.
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5.19

In the Waterside area there will be a shift of emphasis away from the
large scale comprehensive redevelopment previously envisaged in
favour of more incremental and targeted development that takes
greater account of commercial viability in the current economic climate.
Early phases are likely to focus on residential development to the south
of the area, but there is potential for economic development in later
phases, especially in the northern part of the area, adjacent to the City
Centre.
Use of S106 agreements to support local people through
employment and skills and local supply chain opportunities

5.20

A key priority of the City Council is to reduce disadvantage and poverty
by ensuring local residents are supported in accessing opportunities
created in the City. Training and employment are recognised routes
out of deprivation and the City Council is working with developers, their
local supply chain and end-use employers to ensure that local labour
and businesses are utilised on new developments.

5.21

The LAPP therefore contains a policy which seeks to ensure that
certain types of development provide opportunities for more City
residents to access work and/or develop their skill base.

5.22

In order to support this policy, a Supplementary Planning Document
(SPD) is to be published to provide guidance and assistance to
developers and end users of developments, outlining how Nottingham
City Council intends to work with and support employers to maximise
local employment, skills and local supply chain benefits from new
developments.
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Key Recommendations for the LAPP







Provide around 253,000sqm of offices (The target of 253,000 sqm
GEA equates to a target of around 246,700 sqm GIA) and 25
hectares for industry and manufacturing. (Sites to accommodate
these requirements are included in the LAPP, and listed in the
LAPP at Appendix 4).
Avoid the long term protection of sites allocated for employment use
where there is no reasonable prospect of a site being used for that
purpose.
Where there is no reasonable prospect of a site being used for the
allocated employment use, treat applications for alternative uses of
land or buildings on their merits having regard to market signals and
the relative need for different land uses to support sustainable local
communities.
Normally approve planning applications for change to residential
use and any associated development from commercial buildings
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(currently in the B use classes – noting that change of use from
offices represents Permitted Development up to 2016).
Regularly review the land available for economic development at
the same time as, or combined with, Strategic Housing Land
Availability Assessments.
Have a similar Policy to the currently adopted Policy E3, but, in line
with NPPF this will need to be more positively framed, and the
areas covered should be reviewed.
Replace Policy E4 with a new policy with criteria to help make
decisions on the regeneration of previously-used employment sites
and employment premises outside of Major Business
Parks/Industrial Estates.
Specify that some of the mixed use land allocations or parts of them
are designated for employment (B-uses) and/or job generating
economic uses.
Where there is a potential large loss of lower grade offices, plan for
a balance with either a mix which includes the provision of new
grade „A‟ offices and/or ensure grade „A‟ offices sites are protected
or provided elsewhere.
Provide an appropriate planning policy context for City Centre
Quarters.
Shift emphasis away from the large scale comprehensive
redevelopment previously suggested for the Waterside
Regeneration Zone in favour of more incremental and targeted
development that takes greater account of commercial viability in
the current economic climate.
Include a policy and accompanying SPD which provides guidance
and assistance to developers and end users of developments,
outlining how Nottingham City Council intends to work with and
support employers to maximize local employment, skills local
supply chain benefits from new developments.
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Glossary
Derby Derbyshire Nottingham Nottinghamshire Local Enterprise
Partnership (D2N2 LEP): The Local Enterprise Partnership that covers
Greater Nottingham as well as the administrative areas of Derby, Derbyshire
and Nottinghamshire. See also LEP.
Employment Land / Use / Development – Encompasses B1, B2 and B8
Use classes,(B1 Business, B2 General industrial Use, B8 Storage or
distribution), together with „sui generis‟ uses of a similar nature which are
suitably located on employment sites. Examples of sui generis uses which
may be appropriate include sorting offices, waste management development
etc. The nature of the site, whether office or industrial and warehouse
orientated, will determine the appropriateness of the particular sui generis
use.
Enterprise Zones: Areas of high growth potential where simpler planning
and discounted business rates can be used to boost the local economy.
Within Greater Nottingham, the Boots site has been designated as an
Enterprise Zone.
Full Time Equivalent (FTE) job: the hours worked by one employee on a
full-time basis.
Gross Value Added: a measure in economics of the value of goods and
services produced in an area
Local Enterprise Partnership (LEP): A body, designated by the Secretary of
State for Communities and Local Government, established for the purpose of
creating or improving the conditions for economic growth in an area. D2N2
has been formed which covers the administrative geographical areas of Derby
City, Derbyshire County Council, Nottingham City and Nottinghamshire
County Council.
Science City: A designation given by the Government aimed at promoting
Nottingham as a centre of scientific innovation and promoting the knowledge
economy.
Strategic Housing Land Availability Assessment (SHLAA): Document
with the role of identifying sites with potential for housing, assessing their
housing potential and assessing when they are likely to be developed.
Supplementary Planning Document (SPD): Documents which add further
detail to the policies in the Local Plan. They can be used to provide further
guidance for development on specific sites, or on particular issues, such as
design. Supplementary planning documents are capable of being a material
consideration in planning decisions but are not part of the development plan.
Sustainable Community Strategy (SCS): A joint plan agreed by the Local
Strategic Partnerships covering a local authority area. Coordinates the
15

actions of local public, private, voluntary and community sectors with the aim
of enhancing the economic, social and environmental wellbeing.
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Appendix 1 - Strategic Distribution of Employment

Requirements Background Paper, 2015
Introduction
1. Councils in Greater Nottingham have been working jointly and have
adopted Aligned Core Strategies. The joint working has also produced
a joint evidence base with the Nottingham City Region Employment
Land Study (NCRELS) 2007 and its update 2009 underpinning the
various Aligned Core Strategies across the Nottingham Core Housing
Market Area. NCRELS and its updates have been incorporated into
the Greater Nottingham Employment Background Paper June 2012
(EBP) submitted as part of the evidence base for the Aligned Core
Strategies of Broxtowe Borough, Gedling Borough and Nottingham
City Council and for the separate but aligned Core Strategies of
Erewash Borough Council and Rushcliffe Borough Council.
2. Policy 4 (Employment Provision and Economic Development) of the
various Aligned Core Strategies2 requires the Councils to keep under
review the need for and supply of office floorspace and
industrial/warehousing land and to ensure sufficient supplies of
employment land and floorspace remain available over the Plan
period. The Policy 4 employment space provisions were set out in
terms of minimum requirements to provide some flexibility in meeting
unforeseen demand. The Councils are working jointly on a new
evidence base in support of their various Local Plan Part 2 documents
and other local development documents.
3. The NCRELS work was published in 2007 and updated in 2009 and
sets out forecasts of jobs and floorspace requirements for those
sectors3 falling within the Use Classes that are likely to occupy
employment space. Originally published in 2007 this work largely
predates the economic downturn. At the time of submission of the
various Aligned Core Strategies and their subsequent examinations,
the Core HMA Councils considered that broadly the scale of job
growth originally set out in NCRELS and subsequently updated in the
EBP (June 2012) would be a realistic estimate as the economy
improves. Furthermore it was also considered that any forecast
prepared in the immediate aftermath of the economic crash would

2

This is numbered Policy 5 in the Rushcliffe Borough Core Strategy
Use Classes Order : includes the Business Class comprising: B1 a) office, B1b) research
and development, B1 c) light industry; B2 General industry; and finally B8 Storage or
distribution
3
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inevitably be heavily influenced by the downward economic trends
and would be overly pessimistic.
4. The latest Bank of England Inflation Report4 set out views on prospects
for the national economy and in summary concludes that economic
growth is strong although the pace of recovery will slow and there
remain risks to economic activity in the euro area and China. Given
the prospects for a sustained economic recovery and the fact that the
original NCRELS report is now increasingly out of date it is time to
take a fresh look at the need for employment space. The Councils are
also mindful of the need to ensure that emerging development plans
are supported by an up to date evidence base as required by the
National Planning Policy Framework (NPPF) and the National
Planning Practice Guidance (NPPG).
5. On this basis, Councils in both the Nottingham Core Housing Market
Area (Core HMA) 5 and the Nottingham Outer Housing Market Area
(Outer HMA)6 have commissioned Nathaniel Lichfield and Partners
(NLP) to prepare up to date evidence on economic prospects and
employment land forecasts separately for both the Core and Outer
HMAs. This new evidence called the Employment Land Forecasting
Study (ELFS) will support their emerging Local Plans. The findings for
the two HMA areas are contained within the same ELFS document.
6. The brief for the NLP study sought to ensure a high degree of
compatibility with the methodology employed in the NCRELS to
enable comparison. The earlier NCRELS study closely followed the
methodology outlined in the ODPM Guidance7 which has now been
superseded by the National Planning Practice Guidance (NPPG)
although much of this earlier ODPM guidance remains relevant. The
NLP ELFS uses similar methodology to forecasting floorspace
requirements to that employed for NCRELS but reflects the more
recent NPPF and the NPPG. The latter advises that in considering
future floorspace requirements it should be based on a range of data
which is current and robust. However, there are some methodological
differences in assumptions between the two which are identified later
in this paper.
4

Inflation Report, Bank of England August 2015
The Core HMA Councils comprise: Broxtowe Borough, Erewash Borough, Gedling Borough,
Nottingham City and Rushcliffe Borough. Ashfield District is wholly within the Outer HMA but
the town of Hucknall which is within Ashfield District is closely related to Nottingham
6
The Nottingham Outer HMA includes: Ashfield District, Mansfield District and Newark and
Sherwood District.
7
Employment Land reviews Guidance Note, Office of the Deputy Prime Minister December
2004
5
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7. In addition to commissioning new employment and floorspace
forecasts, NLP were asked to identify Functional Economic Market
Areas (FEMAs) and more specifically to provide guidance on whether
Hucknall should be treated as part of the Core HMA for planning
purposes.
8. This paper is prepared in support of Local Plans being prepared for the
Core HMA. In addition to setting out the justification for new
economic evidence it summarises the key findings from ELFS and it
also provides a comparison with the EBP. Crucially this paper sets
out the technical basis for revisiting the distribution of office floorspace
provisions in the various Aligned Core Strategies (which form Part 1
Local Plans) and for this revised distribution to be included in Part 2
Local Plans or other local development documents where these are
being produced. It also provides the basis for additional industrial
land provisions to be included in Part 2 Local Plans where relevant
above the minimum level set in the Aligned Core Strategies. This
paper relates only to the Core HMA and does not cover the Outer
HMA.
Summary of ELFS report – main findings of scenarios
9. Following the advice set out in the NPPG, the NLP work estimates
future employment space 2011 – 2033 using both past trends and
forecasts based on future econometric and labour supply scenarios
as set out below.


Labour demand scenarios based on econometric forecasts of future
employment change using forecasts provided by Experian Ltd.
These include:
o Base forecast – provides employment forecasts but takes no
account of the Local Economic Partnership‟s (LEP) Strategic
Economic Plan for boosting employment growth 8; and
o Policy on forecast – this scenario takes account of the LEP‟s
job growth ambitions and includes within the forecast
estimates of additional employment growth associated with
LEP Priority projects.

8

Local Economic Partnerships have been set up as replacements for regional development
agencies. The Local Economic Partnership for Derby, Derbyshire, Nottingham and
Nottinghamshire is known as D2N2. The growth strategy is set out in the D2N2 Strategic
Economic Plan (SEP) 2014 which sets out priorities for the next 10 years. D2N2 has agreed
a Growth Deal (July 2014) with government that supports the LEP priorities.
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Labour supply scenario – an estimate of the future workforce based
on the housing growth assumed in the Aligned Core Strategies and
therefore of the number of jobs required to meet the needs of the
workforce.

10. For the Core HMA overall the various scenarios provide a range of
office floorspace requirements9 between 2011 – 2033 of 217,000 sq.
m – 502,00010 sq. m with industrial land ranging from 60 ha – 200
ha11. The bottom of the range largely reflects future needs based on
projecting past rates of take-up for each Council; however, the ELFS
report at paragraph 6.15 mentions various caveats relating to the
quality of the take-up data and recommends greater weight should be
placed on the labour demand and supply scenarios but notes that the
past completions method is a useful yardstick for comparison.

Labour Demand
11. ELFS labour demand forecasts using Experian data are provided up to
2033:
 The Experian base forecasts show an increase of 41,238 jobs12 by
2033 (includes part time and full time employment)


Of the 41,238 jobs about 18,400 are forecast to be in B class jobs
and 22,800 in non B class jobs such as retail, health or education.



Manufacturing jobs are forecast to decline by about 3,700 by 2033
although this is not as marked as in the NCRELS study.



This is partly offset by predicted growth in the warehousing sector
of 1,200.



NLP have provided forecasts that show future job growth taking into
account the LEP aspirations which they estimate could result in an
additional 12,700 jobs in the Core HMA (called the LEP Policy on
scenario).



Under the LEP Policy on scenario the forecast labour demand to
2033 is for an additional 12,700 jobs giving a total of 53,96013 jobs
across the Core HMA. Of these about 28,600 are expected to be in
the B class sectors and around 25,400 in non B class sectors.

9

The ELFS floorspace requirements are expressed as Gross External Area (see ELFS page
88 footnote 51)
10
ELFS paragraph 6.17 (figures have been rounded to nearest thousand).
11
ELFS paragraph 6.17 (figures rounded to nearest whole number).
12
ELFS Table 5.2
13
ELFS Table 5.7
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The majority of job growth (Policy on scenario) is expected to be in
Nottingham City (29,400) and to a lesser extent Broxtowe (9,400)
and Rushcliffe (10,800). More modest job growth is forecast in
Erewash (3000) and Gedling (1,300).



This LEP Policy on scenario takes account of the D2N2 priority
projects as set out in its Strategic Economic Plan and the additional
employment assumed to be created as a result of LEP intervention
in certain projects.



These LEP projects are located in Nottingham, Broxtowe and
Rushcliffe which have the most significant job growth and the
biggest uplift in job growth from the base to the LEP Policy on
scenarios.

Labour supply
12. ELFS provides estimates of the future supply of labour based on the
housing growth assumed in the Aligned Core Strategies. From this
housing growth it is possible to derive the number of people resident
in those homes and the number of jobs required to meet the needs of
that population taking into account economic activity rates,
unemployment and commuting patterns.


Workplace based labour supply across the HMA is forecast to be
47,620 by 2033 which is in between the Experian base and LEP
Policy on jobs forecasts of 41,238 and 53,960 respectively.

Past rates of employment delivery
13. Estimates of future employment space needs are provided by
projecting forward completions data provided by the HMA Councils.
However, NLP consider that the data the take-up is based on is
insufficiently robust data of varying quality and from different time
periods and therefore do not recommend this method to base future
requirements upon. The use of this method indicates:


Projections based on past completions gives the lowest range of
employment space requirements 216,870 sq. m of office and about
60 ha of industrial and warehousing land across the Core HMA.

Hucknall
14. ELFS has also examined the study area in terms of understanding
functional economic market areas. A functional economic market
area is defined as an area where at least 75% of the area‟s resident
21

workforce is also employed in the same area. This test has been
applied to the five Core HMA Councils plus Hucknall where results
indicate that over 80% of people live and work in the same area.
Further analysis indicates that 34% of Hucknall residents live and
work within Hucknall whilst 43% commute to jobs in the Core HMA
compared to only 8% commuting to the rest of Ashfield (excluding
Hucknall). ELFS concludes that Hucknall has stronger linkages to the
Nottingham Core HMA than the rest of Ashfield District and as such it
is considered appropriate to treat it as part of the Nottingham Core
HMA for strategic employment planning purposes.
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Comparison between ELFS labour demand with the EBP
labour demand
15. Direct comparisons between the ELFS labour demand forecasts and
the labour demand forecasts set out in the EBP (based on the earlier
NCRELS work) must be subject to certain caveats including the
difference in time between their commissioning and the timescales
used for forecasting. The earlier work set out in the EBP provides
labour supply forecasts to 2028 and the later ELFS to 2033 but the
latter does provide a split at 2028. The ELFS also forecasts the total
number of jobs as opposed to full time equivalents (FTEs) which was
used in the EBP. However, a crude approximation of the likely total
jobs arising from the FTEs contained within the EBP can be
calculated which is shown in Table 1 column D below (FTEs are
shown in brackets). Bearing in mind the caveats about making
comparisons set out above, Table 1 compares the ELFS labour
demand forecast against the earlier EBP forecast based on NCRELS
and its distribution to individual Councils.
Table 1: comparing ELFS labour demand and workforce forecasts and
ACS EBP labour demand to 2028
A
B
C
D
E
Council

ELFS Experian
Baseline
additional jobs
(Nottm
adjusted)14

ELFS Policy on
additional jobs
(Nottm adjusted)
Difference between
B+C is in ()s.

EBP ACS
additional jobs
to 2028 FTEs15
in ()s

ELFS
workforce
supply to
2028

Broxtowe

5,647

7,902 (2,255)

4,824 (4,100)

1,394

Erewash

2,212

2,223 (11)

4,824 (4,100)

4,190

Gedling

796

807 (11)

4,353 (3,700)

3,048

Nottingham 14,086

23,610 (9,524)

21,682

Rushcliffe

7,369

8,289 (920)

23, 647
(20,100)
5,176 (4,400)

ACS Plan
Area
HMA

20,529

32,319 (11,790)

32,824 (27,900)

26,124

30,110

42,831 (12,721)

42,824 (36,400)

36,797

14

6,483

The Experian job forecasts were adjusted to account that the employment base forecast
includes some large companies in Nottingham where employees were recorded incorrectly
(ELFS paragraph 5.13).
15
The EBP figures have been converted into FTEs. See appendix for calculations.
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Source: ELFS (NPL) 2015 Table 5.2 (column B). Column C is calculated by adding the
additional jobs set out in the final column of ELFS Table 5.7. Column D is taken from
Employment Background Paper June 2012 paragraph 75. Column E based on ELFS Table
2.4 where 2028 figures are calculated from the 2033 forecast on a pro rata basis.

Main Findings
16. At 2028, table 1 above shows that:
 The ELFS Policy on forecast for the HMA to 2028 results in an
estimated 42,831 jobs which is similar to the EBP total jobs figure
estimated at 42,824 (derived from the FTEs as set out in column D
Table 1);
 Job demand in comparison with the earlier EBP work is distributed
in a different way across the various Councils. Comparing columns
C and D shows significant increases in Broxtowe and Rushcliffe
and significant reductions in both Gedling and Erewash.
Nottingham City‟s total jobs forecasts is very similar in both the
ELFS and EBP forecasts
 The LEP Policy on scenario adds 12,721 jobs which are expected
to be additional jobs created from LEP projects located within
Broxtowe, Nottingham City and Rushcliffe.
 Comparison between ELFS Policy on total jobs forecast and labour
supply by 2028 indicates more jobs than labour supply (columns C
and E)

Table 2: comparing ELFS labour demand and workforce forecasts and
ACS EBP labour demand to 2033
A
B
C
D
E
Council
ELFS
ELFS Policy
Employment
ELFS
Experian
on total jobs
Background
workforce
Baseline total (adjusted) to Paper ACS total
supply to 2033
16
jobs (Nottm
2033.
jobs to 2033
adjusted)
(FTEs in brackets)
Broxtowe
Erewash
Gedling
Nottingham
City
Rushcliffe
ACS Plan
Area
HMA

7,174
3,009
1,307
19,914

9,429
3,020
1,318
29,439

6,242 (5,306)
6,242 (5,306)
5,633 (4,788)
30,602 (26,012)

1,804
5,422
3,945
28,059

9,834
28,395

10,754
40,186

6,699 (5,694)
42,478 (36,106)

8,390
33,808

41,238

53,960

55,419 (47,106)

47,620

16

The EBP sets out how the labour demand forecast is distributed to each Council. These
figures were extrapolated to 2033 by dividing by 17 and multiplying by 22. Total jobs were
derived by multiplying FTEs by 100/85. See appendix for calculations.
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Source: ELFS Table 2.4 (columns B, C, E) and Employment Background paper June 2012
para 75.

Main findings
17. By 2033 table 2 above shows that:
 The ELFS Policy on jobs forecast of almost 54,000 across the HMA
for 2033 is similar to EBP (about 55,400) when the latter is
expressed as total jobs (see columns C + D) albeit the EBP
forecasts are slightly more optimistic.


At 2033 the total number of jobs is about 54,000 (part time and full
time) which is greater than the work place based labour supply
forecast of about 48,000 a difference of 6,000.

Table 3: ELFS labour demand and supply in FTEs to 2028 and EBP
labour demand to 2028 in FTEs
A
B
C
D
E
Council
ELFS
ELFS Policy
Employment ELFS
Experian
on FTE jobs
Background
workplace
Baseline FTE (Nottm
Paper ACS
labour
jobs (Nottm
adjusted)18.
FTEs
supply19
17
adjusted)
Broxtowe
4,800
6,717
4,100
1,394
Erewash
1,880
1,890
4,100
4,190
Gedling
677
686
3,700
3,048
Nottingham 11,973
20,069
20,100
21,682
Rushcliffe
6,264
7,046
4,400
6,483
ACS Plan
17,450
27,471
27,900
26,124
Area
HMA
25,594
36,406
36,400
36,797
Source: Column B is taken from ELFS Table 5.2 Experian base forecast.
Column C - ELFS Table 5.2 plus additional jobs added to the baseline forecast set out in final
column ELFS Table 5.7 adjusted to FTEs.
Column D - Employment Background Paper June 2012, paragraph 75.
Column E - ELFS Table 2.4 (ACS workplace labour supply) derived for 2028 on a pro rata
basis.

18. Table 3, above compares labour demand and supply in FTEs at 2028
which gives a more balanced picture.
17

ELFS Table 5.2 adjusted to reflect FTEs which are approximately 85% of total jobs. Note
the ELFS Experian job forecasts were adjusted to take account that the employment base
includes some large companies in Nottingham where employment is recorded incorrectly (see
ELFS paragraph 5.13).
18
ELFS Table 5.2 adjusted to reflect that FTEs are approximately 85% of total jobs (see
appendix).
19
ELFS Table 2.4 - the 2028 figures were calculated on a pro rata basis by dividing the 2033
figure of 47,620 by 22 and multiplying by 17. This is a work place based forecast of people
potentially economically active in future.
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At 2028 labour demand in FTEs is approximately 36,400 compared
to a labour supply estimated at about 36,795.



Comparison also shows the ELFS labour demand and supply
forecasts are in line with the EBP forecast of 36,400 FTEs at 202820

19. It is recognised that a proportion of economically active people will
work part time and some will have more than one part time job.
Further consideration of the impact of part time working is set out
below in the section “Balancing Labour Demand and Supply”.

Labour demand Forecasts by employment sector to 2033
Table 4: Forecast employment Change Policy on – by sector to 2033
Council
Offices Manufacturing Distribution Non B Total
Jobs
Class Jobs
FTEs
Broxtowe
3,625
2616
248
2,940 9,429 8015
Erewash

462

-1,173

-524

4,255

3,020

2,567

Gedling

540

155

792

-169

1,318

1,120

Nottingham 17,652

-4,403

-372

16,562 29,439 25,023

Rushcliffe

6,772

881

1,326

1,776

ACS Plan
Area
Core HMA

21,817

-1,632

668

19,333 40,186 34,158

29,051

-1,924

1,470

25,364 53,960 45,866

10,754 9,141

Source: ELFS Table 5.7

20. Like the earlier work in the EBP, ELFS provides jobs forecasts for
office, manufacturing and warehousing/distribution. Table 4 sets out
the forecasts for each Council, ACS Plan Area and for the Core HMA
and the following points are worth noting:


That virtually all employment growth is in office based jobs and in
non B class jobs (including health, retail and education) with the
office sector making up 54% of the total growth in jobs;

20

It should be noted that the ACS Employment Background Paper June 2012 has considered
the ACS housing provisions and labour demand and states: “the overall conclusion is that the
provision of housing across the HMA is commensurate with planned anticipated labour
demand implied by economic policies and assumptions, bearing in mind also the uncertainty
of long-term (EBP para 61).
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The NLP Experian Policy on forecasts further declines in
manufacturing employment (approximately -2,000) although this
decline is not as marked as in the earlier NCRELS and is nearly
balanced by growth in the warehousing sector (about 1,500)
indicating this sector is stabilising;



a net growth of 53,960 jobs is forecast at an average of 2,452 per
annum in comparison the EBP forecast a total annual growth in all
jobs of 2,519.



In terms of FTEs this job growth to 2033 is estimated at 46,000

21. Most significant is the long term trend of growth in service type jobs
and further decline in manufacturing employment which was very
evident in the earlier NCRELS work although according to ELFS the
loss of employment in the manufacturing sector is anticipated to be far
less in future.
Floorspace Requirements
22. The ELFS provides floorspace requirements under the various
scenarios which are reproduced in Table 5 below which provides
forecasts for 2028 and can be compared with the ACS Policy 4
floorspace provisions set out in column E. Like the EBP, the Experian
base (column A) and LEP Policy on (column B) labour demand
forecasts have been translated into floorspace and land requirements
for office uses and separately for industrial/warehousing. The ELFS
study converts total jobs to floorspace taking into account that some
workers are part time.
23. The ELFS study also converts the likely labour supply (based on the
ACS housing provisions) into land requirements using the same
density and plot ratio assumptions as for the labour demand
scenarios (column C).
24. The Core HMA Councils accept the findings in the ELFS report that the
data on past completions is insufficiently robust and reliable to base
future employment space provisions upon for the reasons set out in
ELFS paragraph 5.89 and 5.90. Given this, the requirement for
employment space based on past take-up is excluded from Table 5.
Table 5: Floorspace Requirements and comparison with the ACS
Council/Area
A
B
C
D
E
Experian Policy-on Labour
ELFS
ACS Core
baseline
2011-28 supply
range
Strategies
27

2011 - 28
HMA office

291,131

404,069

316,763

HMA I/W
Broxtowe
office
Broxtowe I/W
Erewash office

107
36,545

128
49,810

129
24,555

25.57
19,411

37.36
19,464

12.08
23,120

Erewash I/W
Gedling office

3.84
5,781

3.87
5,834

10.11
8,537

Gedling I/W
Nottingham
office
Nottingham
I/W
Rushcliffe
office
Rushcliffe I/W

10.68
148,083

10.73
245,072

18.24
185,178

30.71

34.84

56.66

81,311

83,889

75,373

36.16

41.37

32.39

2011 2028
291,000 –
404,000
107 - 129
25,000 –
50,000
26 - 37
19,000 –
23,000
4 - 10
6,000 –
9,000
11 - 18
148,000 –
245,000
31 - 57

2011-28

75,000 –
84,000
32 - 41

67,900

420,800
67
34,000
15
42,900
10
23,000
10
253,000
12

20

Source: ELFS Appendix 11 tables 6.1 – 6.6

25. Analysis of table 5 indicates the following points:
 The policy on and baseline forecast requirements for office differ by
about 113,000 sq. m due to approximately 8,000 additional office
based jobs created under the LEP Policy on scenario.


The ELFS LEP Policy on labour demand forecast for the HMA office
space to 2028 is slightly below the HMA forecast for office space in the
EBP; however in line with the jobs forecasts the distribution of demand
across the Councils is different to that in the EBP. It is higher in
Broxtowe and Rushcliffe but less in Erewash and Gedling.



The ELFS estimated range for industrial and warehousing sectors is
relatively narrow between 107 and 129 ha.


The LEP Policy on forecast for industrial and warehousing is
significantly higher than the HMA forecast set out in the EBP due
largely to the fact that manufacturing employment is forecast to
decline less rapidly than the original NCRELS and there are
substantial increases in requirements for Nottingham, Broxtowe and
Rushcliffe compared to the ACS provision.



For office space the labour supply method results in a requirement
that lies between the ELFS LEP Policy on and base scenarios.
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For manufacturing and warehousing the labour supply estimate is
very close to the LEP Policy on scenario and is above the earlier
HMA forecast set out in the EBP.

26. A key difference between the ELFS forecasts and the earlier EBP is
that fewer job losses in manufacturing are expected as employment in
this sector stabilises in line with the LEP SEP. NLP have accounted
for planned losses in manufacturing sites (from SHLAA data) and
consider that some of this space will need to be replaced which
together with a growing warehousing sector means that demand for
industrial and warehousing land is estimated to be far higher than the
earlier EBP.
27. However, there are methodological differences in assumptions
between the ELFS and the EBP that would result in some differences
in how jobs translate into floorspace. These differences are as
follows:


the later ELFS study is based on the latest HCA Floorspace
Densities Guide21:
o For office employment, ELFS uses 12.5 sq. m per worker as
the most recent data available and reflecting recent trends
towards the more efficient use of floorspace. In contrast the
EBP is based on 15 sq. m per worker.
o For industrial jobs, ELFS uses a job density of 42 sq. m per
worker and for warehousing 1 job per 65 sq. m is assumed
for smaller scale warehousing and 1 job per 74 sq. m for
larger22.
o The NCRELS was based on a composite average for
industrial and warehousing space of 42 sq. m per worker.

28. The two studies therefore differ slightly in terms of assumptions about
worker to floorspace densities. The different assumptions in worker
densities in the ELFS study reduce the office floorspace requirement
for a given amount of office jobs in comparison to NCRELS because it
is assumed more workers occupy less space (resulting in a reduction
in floorspace requirements of about 17%). For manufacturing and
warehousing the opposite effect occurs firstly because warehousing is
separated out from the composite average used in NCRELS and also
21
22

nd

Homes and Communities Agency Floorspace Densities Guide 2 Edition 2010
A 50% split between large and smaller warehousing was assumed.
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because of the lower worker to floorspace density rates applied. The
Councils consider this is entirely reasonable because firstly, NPL
have used the latest available data on floorspace density which
reflects recent trends. Secondly the growing specialisation of the
warehousing sector and its growing importance in the Core HMA
justifies a more tailored approach using the latest evidence on job
density.
Balancing labour demand and labour supply
29. The total labour demand is estimated to be 54,000 additional jobs (full
and part time to 2033) which is equivalent to about 46,000 FTEs.
Comparison with the forecast workplace based labour supply
indicates that the labour supply would be about 48,000 indicating that
by 2033 the labour demand expressed as FTEs would broadly
balance with labour supply. In terms of total jobs the difference is
about 6,000 indicating that total jobs would be greater than the
potential number of work placed based labour supply although some
of these would work part time and some would have more than one
job.
30. Research from ONS published in November 201423 shows that 1 in 10
of all workers would like more hours and in part time workers it is 1 in
5 (22%). According to the APS in 2014 just under 30% of people
worked part time in the Core HMA and assuming 1 in 5 want more
hours (based on the national figures) then about 21,000 of these are
willing and available to work longer hours. This provides a significant
additional pool of labour available to match job opportunities.
31. The forecast workplace based labour supply assumes that commuting
rates remains the same over the forecast period to 2033. It has been
estimated that the HMA as a whole experiences net out-commuting of
approximately 3,000 workers. However, new Travel to Work Areas
(TTWA) were released in September 2015 based on commuting data
from the 2011 Census. Analysis of the Nottingham TTWA24 indicates
that there was a net outflow of 9,050 people. Whilst, the area covered
by the Nottingham TTWA is not exactly the same as the Core HMA it
nevertheless indicates that there are significant net outflows of
commuters. A reduction in out commuting is a desirable policy
objective and one made more achievable by the policy of urban
concentration with regeneration in the ACS. Accessible locations,
23

Source: “Underemployment and Overemployment in the UK”, ONS November 2014.
Nottingham City Council: 2011 Census Nottingham City Travel to Work Areas, September
2015
24
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mixed use development and improved public transport are key
policies in the ACS along with complementary efforts to match people
and jobs through training and development. There is likely to be a
greater opportunity for people to work more locally and the outcommuters are a potential source of additional workers.
32. On a cautionary note a quantitative analysis of this nature can only
result in broad approximations when considering the balance between
labour demand and supply. Small changes in assumptions for
example, unemployment rates and economic activity rates can lead to
significantly different results in the labour supply. It should also be
borne in mind that the labour force estimates are based on population
data which can be projected forward with a relatively high degree of
certainty, whereas the jobs data is based on econometric modelling
which is less certain, especially over the longer term.
33. However, on the above findings and having taken into account the
uncertainties highlighted, the Councils consider that the working
population and job growth are broadly in balance at 2028 and 2033.
In terms of total jobs a small short fall could potentially happen,
however, it would not be significant and could be filled by more part
time workers doing additional hours and by reductions in out
commuting.

31

Revised distribution of office and additional
industrial/warehousing land
34. The Councils across the Core HMA are committed to working with the
LEP in terms of delivering the SEP priorities many of which are on
committed employment sites such as the Boots Enterprise Zone. It is
appropriate therefore to adopt the higher end of the range (LEP Policy
on scenario) as the basis for setting out employment requirements in
Part 2 Local Plans and other local development documents.
35. For the HMA as a whole the LEP Policy on forecasts of labour demand
or jobs is similar to the original NCRELS findings which underpin ACS
Policy 4. As set out above, this LEP Policy on job forecast translates
into a similar level of office floorspace to the EBP but for industrial and
warehousing land there needs to be a significant uplift.
36. ACS Policy 4 requires the Councils to keep under review the level of
development of office floorspace and the need to maintain an
adequate supply to be set out in Part 2 Local Plans. The ELFS study
provides a refreshed assessment of need for office employment
space and the basis for reviewing its supply and distribution in part 2
Local Plans.
37. For industrial and manufacturing space, the ACS Policy 4 set out the
need for joint working to ensure that a sufficient supply of land is
maintained to provide for a range and choice of sites in part 2 Local
Plans to 2028. For Broxtowe, Gedling and Nottingham the minimum
provision is 37 ha, to which needs to be added Rushcliffe‟s figure of
20 ha and for Erewash 10 ha giving a HMA wide minimum figure of 67
ha. The ELFS evidence indicates that a significantly greater quantity
of B1 c), B2 and B8 employment land is required.
38. The review of the likely labour demand and subsequent employment
space requirements indicate that the HMA Councils should plan for
more industrial and warehousing land across the HMA above the
minimums provided by the ACS and the Erewash and Rushcliffe Core
Strategies. For office floorspace the latest ELFS evidence suggests a
modest redistribution of office floorspace is required to provide office
space in the more attractive locations and to support LEP priorities.
39. It is worth stressing that ELFS provides employment space
requirements for each Council area but emphasises that the
distribution of this need must be considered across the HMA as a
whole as set out in ELFS paragraph 6.18 in the following terms:
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“The need for office and industrial/warehousing floorspace should be
considered on a Core HMA wide basis and the distribution between the
constituent authorities should have regard to the strategy of urban
regeneration and the strategic priorities and locations set out in the
2014 Aligned Core Strategy (ACS)”.
40. The Core HMA Councils consider that the ELFS evidence justifies
firstly, a limited redistribution of office floorspace is needed in Part 2
Local Plans; secondly, additional land for manufacturing and
warehousing to be allocated in LP2s in line with the following
principles:
 The strategy of the ACS of urban concentration and regeneration
o To support Nottingham City as a regional centre and the
town centres of Arnold, Beeston and Bulwell;
o To provide significant levels of economic development as
part of SUEs and to support brownfield regeneration sites for
example, Stanton Regeneration Site and Gedling Colliery;
o To support knowledge based sectors in general and
expansion of the universities.


To reflect the commitment to support the LEP SEP and the need to
implement committed or allocated sites/projects including for
example, Boots Enterprise Zone, Rolls Royce, and A46 Corridor
Projects



The general availability and location of employment land supply



To meet shortfalls in sustainable locations , for Nottingham City
which cannot meet its own need for industrial land;



To protect the Nottingham Derby Green Belt.

41. The proposed distribution is set out in Table 6 below and indicates the
broad level of provision required in each Council area to meet
requirements. The proposed figures are not precise targets but
provide guidance for local plans.
Table 6: Revised Distribution of office and manufacturing/warehousing space
Council
Policy on
Proposed
ACS
ACS
distribution
provisions
comparison
I+W Office
I+W Office
I+W Office
I+W
Office
ha
(rounded) ha
Sq. m
ha
Sq. m
ha
Sq. m
sq. m
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Broxtowe
Erewash
Gedling
Nottingham
City
Rushcliffe
Core HMA

37
4
11
35

49,800
19,500
5,800
245,100

15
10
19
25

34,000
42,900
10,000
253,000

15
10
10
12

34,000
42,900
23,000
253,000

same
same
+9
+ 13

same
same
- 13,000
same

41
128

83,900
404,100

50
119

80,000
419,900

20
67

67,900
420,800

+ 30
+52

+12,100
-900

Source: ELFS/Core HMA Councils

District commentary
Nottingham
42. The office provision remains the same as set out in ACS Policy 4
reflecting the pre-eminence of Nottingham City as a Regional Centre
and that there are substantial commitments including LEP priority
sites such as the Nottingham Creative Quarter, Broadmarsh and
Southern Gateway and the Boots Enterprise Zone (located in
Nottingham City and Broxtowe Borough). The amount of industrial
and warehousing land increases from 12 ha in the ACS to 25 ha
which is the effective capacity of Nottingham City to accommodate
industrial and warehousing development and the shortfall of 10 ha
may be sought in the surrounding Districts.
Gedling
43. Gedling office provision has been reduced from 23,000 sq. m to 10,000
sq. m which reflects the findings of the ELFS study that demand for
offices is likely to be less than previously anticipated. However, the
Borough is forecast to require a similar amount of industrial and
warehousing land to the ACS and it is also well placed to support
Nottingham City in meeting its needs. The office capacity for the
District has been reassessed following planning permission being
granted at Teal Close (for a maximum of 4,500 sq. m of office space)
with significant potential remaining at the Top Wighay Farm
Sustainable Urban Extension for both office and warehousing and
distribution.
44. Industrial and warehousing land is available in the Borough and is well
located to meet some of the needs arising from Nottingham City and
therefore its requirement for industrial/warehousing land rises from 10
to 19 ha.
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Broxtowe
45. Broxtowe Borough has significant employment sites already identified
which includes LEP priority sites including the Boots Enterprise Zone.
The Borough is also the potential location for the HS2 hub station and
ELFS notes that whilst Toton is not currently a strong location for
employment land, the potential HS2 hub station could facilitate a step
change in the market opening up the area to business and based on
the Volterra25 analysis could support up to 1,500 jobs. However,
ELFS concludes that it will take time for the commercial market to
become established which would be consistent with experience at
other high speed rail stations and therefore any job growth is unlikely
in the short/medium term and more likely to take place late in the plan
period.
46. Broxtowe Borough is heavily constrained by Green Belt given the need
to maintain openness between Nottingham and Derby and to avoid
coalescence with the Erewash Towns. The employment space both
office and industrial and warehousing remain as set out in the ACS
which is similar to the level of existing availability of employment land.
Erewash
47. The economic potential of this Borough is highly dependent upon the
former Stanton Regeneration Site. This is an allocated SUE where
significant levels of employment space are planned including 10 ha of
general industrial and warehousing land and 10 ha for a B1 a)
business park which could support about 42,000 sq. m of office
space.
Rushcliffe
48. ELFS indicates that transport improvements especially the A46 have
enhanced Rushcliffe‟s attractiveness as a business location which
also benefits from improved access along the A453 to the M1
motorway and the East Midlands Airport. This is reflected in the
number of strategic allocations and other planned commitments in the
adopted Core Strategy which ensure that there is availability of good
quality sites in Rushcliffe well placed to meet industrial and
warehousing needs arising from the HMA. LEP priority projects have
been identified along the A46 Corridor and it is assessed that
allocated sites in Rushcliffe could support 80,000 sq. m of office
space and 50 ha of Industrial and warehousing land.
Hucknall (Ashfield District)
25

Maximising the Economic Benefits of the East Midlands HS2 Station at Toton, Volterra
Partners, November 2013.
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49. There is sufficient employment land supply identified in Hucknall (about
40 ha) against both the Policy on and labour supply forecasts which
indicate a range of between 11 and 21.5 ha of industrial and
warehousing land and 5,000 to 6,000 sq. m of office space. Ashfield
District does not consider the estimates of employment space based
on past take-up to be realistic. In terms of supply over 40 ha of
employment land is identified within the Hucknall Area which includes
the strategic site at Rolls Royce. This site is a LEP priority and is
acknowledged in the ACS as of sub-regional importance that will help
serve Greater Nottingham. Given its location, scale and nature this
site will help meet demand arising from both the Nottingham Core and
Outer HMA areas.
Other Districts
49. A strategic rail freight distribution facility is proposed in North West
Leicestershire called the East Midlands Gateway to be located north
of East Midlands Airport close to Junction 24 of the M1. This will
comprise rail connected distribution facilities and container handling
and also manufacturing and processing which is expected to create
7,000 jobs. A decision on the latter is expected late in 2015 or early
2016.
Overall Conclusions on distribution
50. There is a modest shortfall of 9 ha (about 7%) between the identified
supply of industrial and warehousing land in the HMA and the Policy-on
scenario. This modest shortfall is not felt to be strategically significant
for the following reasons:






There are inherent difficulties associated with forecasting future job
growth especially over the longer term given the need to make
assumptions about so many socio economic variables including for
example, population growth, economic growth rates, unemployment
rates and economic activity, interest rates etc.
Therefore like all forecasts ELFS will be subject to margins of error
and these are likely to be larger than the 7% shortfall identified in
paragraph 50 above.
There are also uncertainties about assumptions relating to the
additionality of jobs assumed in the Policy on scenario. It is
necessary to make assumptions about the timing and
implementation of certain priority development projects. However,
experience demonstrates that implementation of development
projects is subject to considerable uncertainty. A case in point is
the potential job growth associated with the proposed HS2 hub
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station at Toton which is most likely to occur in the longer term as
the commercial property market slowly establishes itself around the
potential development of the station hub which is not expected to be
operational until 2033.

51. For the reasons set out above the forecasts must be viewed as a guide
and not a precise target. In addition to the employment land supply
identified within the Core HMA Councils there is also potential supply
on strategic sites in nearby adjoining Council areas that are also
potentially available to the market including the sub regional site at
Rolls Royce Site (Hucknall) and the proposed East Midlands Gateway
near M1 junction 24 which would contribute to meeting needs for office,
industrial and warehousing floorspace over a wider area.
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Appendix
Calculations
Table A1: Employment Background paper: Distribution of Jobs to each
Council
Council

Jobs
FTEs
Broxtowe
4,100
Erewash
4,100
Gedling
3,700
Nottingham City
20,100
Rushcliffe
4,400
Hucknall
900
Total
37,400
Source: paragraph 75 Employment Background Paper June 2012
Note: Hucknall is not part of the Core HMA and the sum of the Core HMA
Councils job figures excluding Hucknall is 36,400 (figs may not sum exactly
due to rounding).
Table A2: Employment Background Paper distribution of jobs
extrapolated to 2033
A
Council

Broxtowe
Erewash
Gedling
Nottingham City
Rushcliffe
ACS Plan Area
HMA

B
2028
jobs
FTEs
4,100
4,100
3,700
20,100
4,400
27,900
36,400

C
2028
total
jobs
4,824
4,824
4,353
23,647
5,176
32,824
42,824

D
2033
jobs
FTEs
5,306
5,306
4,788
26,012
5,694
36,106
47,106

E
2033
Total
Jobs
6,242
6,242
5,633
30,602
6,699
42,478
55,419

Notes
B taken from paragraph 75 of the Employment Background Paper
C = B*100/85 as FTEs are estimated as 85% of total jobs. This is based on
the Annual Population Survey 2014 estimate that people working part time
comprise just under 30% of the Core HMA workforce. Assuming each part
time worker works on average 50% of the hours of a full time job means that
for every 100 workers 70 would be full time and 30 would be part time doing
the equivalent of 15 jobs. Therefore the ratio is 100 total jobs = 85 FTEs or
85%.
D = column B divided by 17 (the years of the plan period 2011 – 2028) and
multiplying by 22 to obtain figures for 2033 on a pro rata basis.
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E = D*100/85 to get total job numbers)
ELFS forecasts to 2028
Table A3: Extract of ELFS Table 2.4 Total Workforce Jobs 2011 - 2028
(total jobs)
Council
change 2011 2011
2016
2021
2026
2028
2028
Broxtowe
43,000
44,918
46,531
48,071
48,647
5,647
Erewash
42,116
42,964
43,309
44,029
44,328
2,212
Gedling
35,775
35,451
35,746
36,286
36,571
796
Nottingham 219,706 227,580 238,452 250,864 255,701 35,995
Nottingham 196,200 196,751 201,185 20,7774 210,286 14,086
adjusted
Rushcliffe
45,202
46,645
48,974
51,564
52,571
7,369
Core HMA
36,2293 366,729 375,745 387,724 392,403 30,110
total
ACS total
27,4975 277120 283,462 292,131 295,504 20,529
Source: taken from Table 5.2 ELFS

Table A4: ELFS baseline and Policy on forecasts to 2028 total jobs and
FTEs
A
Council

Broxtowe
Erewash
Gedling
Nottingham
Rushcliffe
ACS Plan Area
HMA

B

C

D

E

F

ELFS
Experian
Baseline
total jobs
(Nottm
adjusted)
5,647
2,212
796
14,086
7,369
20,529
30,110

ELFS
Experian
Baseline
FTE jobs
(Nottm
adjusted)
4,800
1,880
677
11,973
6,264
17,450
25,594

ELFS
additional
jobs and
difference
from the
baseline
2,255
11
11
9,524
920
11,790
12,721

ELFS
ELFS
Policy
Policy on
on jobs
total jobs
in FTEs
(adjusted)
7,902
6,717
2,223
1,890
807
686
23,610
20,069
8,289
7,046
32,319
27,471
42,831
36,406

Notes
Column B from ELFS Table 5.2 derived by taking 2028 column for each
Council and subtracting the 2011 column figures for e.g. Broxtowe 2028 job
figure is 48,647 minus 2011 figure of 43,000 = 5647.
Column C = B*85%
Column D is taken from ELFS Table 5.7
E = B+D
F = E*85%
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