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Introduction

Stockton-on-Tees Borough Council (SBC) appointed Nathaniel Lichfield &
Partners (NLP) and Lambert Smith Hampton (LSH) to prepare an Employment
Land Review (ELR) for the local authority area. The study is intended to
provide SBC with an understanding of:

. The Borough’s current position with respect to employment land supply
(in both qualitative and quantitative terms); and

. The anticipated future growth trajectory of the Borough’s economy and
the implications of this with respect to demand for employment land over
the period 2017 to 2032.

The methodological approach applied in undertaking the study has regard to
the National Planning Policy Framework and the Planning Practice Guidance.
It also takes into account the Employment Land Reviews: Guidance Note
‘Brown Book’ published by ODPM in 2004.

Scope of the Study

The purpose of this ELR is to provide evidence in order to support the
development of SBC’s Local Plan. It is not a policy or strategy document per
se, but instead provides an evidence base input to specific planning or
economic development policies being developed by the Council.

The principal role of the ELR is to provide SBC with an understanding of
current and potential future requirements for employment land. This draws
upon a range of scenarios underpinned by various alternative modelling
techniques. For each scenario, the land and floorspace implications are
specifically considered for the group of B class sectors outlined below:

. B1 Business (offices, research & development, light industry);

. B2 General Industrial; and

. B8 Storage and Distribution (wholesale warehouses and distribution
centres).

Demand for B class employment land and floorspace is considered in this
report and references to “employment space” are intended to relate to both.
References to “industrial space” relate to both manufacturing and
warehousing/distribution uses.

In addition to assessing future B class space needs, the ELR also considers
future projections for growth in non-B class sectors, taking into account how
the overall economy of the area could change in the future. It is important to
note that the study does not specify the space implications associated with
anticipated future change within each of these sectors, however. This is
because individually they are — or should be — subject to separate, detailed
reviews of future requirements and capacity planning through their own

12477262v1
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regulatory/statutory bodies (i.e. Health Trusts/Education Authorities/Tourism
Boards) and by applying different methodological approaches.

An important consideration for work of this type is that it is inevitably a point-in-
time assessment. The study has, however, drawn upon the latest data and

other evidence available at the time of preparation. The accuracy and sources
of data derived from third part sources have not been checked by NLP or LSH.

Report Structure

The remaining sections of this report are structured as follows:

Policy Review (Section 2.0) — a summary of key planning policy and
economic strategy documents from the national to the local level;

Economic Context (Section 3.0) — a review of current economic
conditions and recent trends in Stockton and its economic strengths and
weaknesses;

Growth Sectors (Section 4.0) — focuses on the opportunities presented
by those key growth sectors identified within the Strategic Economic Plan
for the Tees Valley;

Understanding Business Needs (Section 5.0) — a summary of key
messages identified through consultation with local businesses,
stakeholders and commercial agents;

The Market for Employment Premises in Stockton (Section 6.0) —
analysis of the current stock and trends of employment space in Stockton
and the wider Tees Valley;

The Supply of Employment Land in Stockton (Section 7.0) — a review of
the current availability of employment land and the extent to which it is
immediately available;

Future Requirements for B Class Employment Space (Section 8.0) —
presents a range of alternative estimates of future B class employment
space needs, derived by drawing upon a variety of forecasting
techniques;

Non-B Class Sectors (Section 9.0) — high level review of historic demand
and drivers of growth in non-B class uses including health facilities,
education provision, leisure provision and hotels;

Demand/Supply Balance (Section 10.0) — assesses the balance between
current land supply and future needs. This includes a comparison of
forecast requirements against the availability of land, as well as an
analysis of qualitative intelligence gathered through the ELR process;
and

Conclusions (Section 11.0) — draws together the key findings from the
preceding sections.

It should be noted that references to “Stockton” relate to the Borough as a
whole, rather than the town of Stockton, unless otherwise stated.

P2
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Policy Review

This section provides a summary of key planning policy and economic strategy
documents that form part of the background context which the ELR must take
into account. Key messages from a range of documents — from the national
level down to the local level — are set out below.

National Documents

National Planning Policy Framework (March 2012)

The Framework sets out the Government’s economic, environmental and
social planning policies for England. It states [para 14] that the purpose of the
planning system is to contribute to the achievement of sustainable
development, which should be seen as a ‘golden thread’ running through both
plan-making and decision taking.

The document states that there are three dimensions to sustainable
development: economic, social and environmental. The economic role that the
planning system must perform involves contributing to building a strong,
responsive and competitive economy, by ensuring that sufficient land of the
right type is available in the right places and at the right time to support growth
and innovation; and by identifying and co-ordinating development
requirements, including the provision of infrastructure [para 7].

The Framework states that ‘significant weight’ should be placed on the need to
support economic growth through the planning system [para 19]. To help
achieve economic growth, Local Plans should [para 21]:

« Set out a clear economic vision and strategy for their area which
positively and proactively encourages sustainable economic growth;

.  Set criteria, or identify strategic sites, for local and inward investment to
match the strategy and to meet anticipated needs over the plan period;

«  Support existing business sectors, taking account of whether they are
expanding or contracting and, where possible, identify and plan for new
or emerging sectors likely to locate in their area. Policies should be
flexible enough to accommodate needs not anticipated in the plan and to
allow a rapid response to changes in economic circumstances; and

. Plan positively for the location, promotion and expansion of clusters or
networks of knowledge driven, creative or high technology industries.

The Framework [para 22] also highlights that allocated employment sites for
which there is no reasonable prospect of development should not be protected
in the long term. Proposals for alternative uses on such sites should be treated
on their merits having regards to market signals and the relative need for
different land uses to support sustainable local communities.

12477262v1
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The Framework [para 23] confirms that offices are a ‘main town centre use’,
and as such, LPAs should apply a sequential test to planning applications for
main town centre uses that are not in an existing centre and are not in
accordance within an up-to-date Local Plan:

“They should require applications for main town centre uses to be located in
town centres, then in edge of centre locations and only if suitable sites are not
available should out of centre sites be considered. When considering edge of
centre and out of centre proposals, preference should be given to accessible
sites that are well connected to the town centre. Applicants and LPAs should
demonstrate flexibility on issues such as format and scale.” [para 24]

LPAs are required to ensure that the Local Plan is based on adequate, up-to-
date and relevant evidence about the economic, social and environmental
characteristics and prospects of the area. LPAs should ensure that their
assessment of strategies for housing, employment and other uses are
integrated, and that they take full account of relevant market and economic
signals. [para 158]

The Framework [para 160] advises that LPAs should have a clear
understanding of business needs within the economic markets operating in and
across their area. To achieve this, they should:

1 Work together with county and neighbouring authorities and with Local
Enterprise Partnerships (LEPs) to prepare and maintain a robust
evidence base to understand both existing business needs and likely
changes in the market; and

2 Work closely with the business community to understand their changing
needs and identify and address barriers to investment, including a lack of
housing, infrastructure or viability.

The Framework [para 161] states that LPAs should use this evidence base to
assess:

1 The need for land or floorspace for economic development, including
both the quantitative and qualitative need for all foreseeable types of
economic activity over the plan period; and

2 The existing and future supply of land available for economic
development and its sufficiency and suitability to meet the identified
needs.

Public bodies have a duty to cooperate on planning issues that cross
administrative boundaries [para 178]. The Framework requires local authorities
to demonstrate evidence of having effectively cooperated to plan for issues
with cross-boundary impacts when their local plans are submitted for
examination [para 181]. It sets out where cooperation might be appropriate and
what form it might assume. It concludes that “cooperation should be a
continuous process of engagement from initial thinking through to
implementation”.

P4
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2.13

2.14

2.15

Planning Practice Guidance (2014)

CLG has produced on-line Planning Practice Guidance which includes
guidance on the assessment of housing and economic development. This
replaces the previous ODPM Employment Land Reviews: Guidance Note from
2004.

The Practice Guidance provides a methodology for assessing economic
development needs. It states® that plan makers should liaise closely with the
business community to understand their current and potential future
requirements.

Plan makers should also consider:

. The recent pattern of employment land supply and loss to other uses;

. Market intelligence (from local data and discussions with developers and
property agents, recent surveys of business needs or engagement with
business and economic forums);

. Market signals such as levels and changes in rental values, and
differentials between land values in different uses;

« Public information on employment land and premises required,;

« Information held by other public sector bodies and utilities in relation to
infrastructure constraints;

. The existing stock of employment land (though it is important to
recognise that this may not reflect the future needs of business);

« The locational and premises requirements of particular types of
business; and

. ldentification of oversupply and evidence of market failure.
When examining the recent take-up of employment land, the Practice
Guidance? advises that it is important to consider projections (based on past
trends) and forecasts (based on future scenarios) and identify occurrences
where sites have been developed for specialist economic uses.
In terms of forecasting future trends the Practice Guidance® advises that:

. Plan makers should consider forecasts of quantitative and qualitative
need, but also its particular characteristics;

« Local authorities should develop an idea of future needs based on a
range of data which is current and robust;

. Emerging sectors that are well suited to the area being covered by the
analysis should be encouraged where possible; and

! 2a-030-20140306
% 2a-031-20140306
% 2a-032-20140306
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« The available stock of land should be compared with the particular
requirements of the area so that ‘gaps’ in local employment land
provision can be identified.

2.16 The Practice Guidance” advises that plan makers should also consider:

. Sectoral and employment forecasts and projections (labour demand);

. Demographically derived assessments of future employment needs
(labour supply techniques);

« Analysis based upon the past take-up of employment land and property
and/or future property market requirements;

. Consultation with relevant organisations, studies of business trends, and
monitoring of business, economic and employment statistics.

In identifying the type of employment land needed the Practice Guidance®

« The need for rural employment should not be overlooked,;

« Underlying population projections can be purely demographic or tied to
future housing stock which needs to be assessed separately; and

« Plan makers should be careful to consider that national economic trends
may not automatically translate to particular areas with a distinct
employment base.

In order to derive employment land requirements, the Practice Guidance®
states that when translating employment and output forecasts into land
requirements there are four key relationships which need to be quantified:

1 Standard Industrial Classification sectors to use classes;

2 Standard Industrial Classification sectors to type of property;
3 Employment to floorspace (employment density); and
4

Floorspace to site area (plot ratio based on industry proxies).
Sub-Regional Documents

Tees Valley Unlimited (TVU) Strategic Economic Plan (SEP)

The TVU Local Enterprise Partnership’s (LEP) Strategic Economic Plan aims
to drive economic growth across the Tees Valley, supporting the creation of
25,000 new jobs and £1 billion additional GVA into the economy over the next
decade. The overall ambition is to close the gap between national employment
rates and for the Tees Valley to become a high value, low-carbon, diverse and

2.17
advises that:
2.18
(May 2014)
2.19
inclusive economy.
* ibid

® 2a-033-20140306
® 2a-034-20140306
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The SEP outlines that the target of delivering 25,000 new jobs is over and
above the number of existing jobs that will need to be replaced over the next
decade due to retirements, migration and natural change. Key sectors driving
this growth are outlined as:

Advanced Manufacturing and Low Carbon: Growth will be driven by
the expertise of Tees Valley in the process and chemical, metals and oil
and gas industries, plus growing expertise in defence, rail and
automotive. In low carbon, Tees Valley can benefit from opportunities
linked to offshore wind, a growing subsea cluster and move towards a
bioeconomy. With opportunities for re-shoring and the increased
exporting ability of SMEs, the target is for 6,700 new jobs in these
industries;

Construction: With a target of 4,000 new jobs, growth will be driven by
continued investment in transport, infrastructure and housing activity;

Business & Professional Services: As a key driver of national
employment growth before the recession, these supporting industries,
which span from business processing and contact centres through to
design, legal and accountancy services, are expected to benefit from
growth in other sectors to produce a 7,700 net employment rise;

Logistics: This is anticipated to be a source of 2,400 jobs growth given
the expansion of Tees Valley’s existing assets, such as Teesport, DTVA
and Wynyard Business Park, and the logistics operations which serve
both the growing advanced manufacturing base and provide the large
strategic distribution centres to supply Northern consumers;

Digital/Creative: Growth is expected to be driven by start-up activity
through assets such as Digital City, CCAD and new business centres,
the expansion of high growth companies and national drives towards a
more online economy. Expected job gains of 1,700;

Health: Expected job gains of 3,900 due to the need for increased care
provision for an ageing population, the harnessing of new assistive
technologies, digital care and biologics and the potential to build upon
Tees Valley’s University expertise in this area; and

Other services (retail, tourism): Expected job gains of 3,400 in
supporting sectors, including retail, tourism and education as the Tees
Valley economy grows.

In order to support growth in these sectors, the SEP seeks to capitalise on the
area’s key strengths and identifies the key following opportunities for growth:

Critical mass of process activity and advanced manufacturing;
Growing demand for advanced manufacturing products and services;

Proximity to offshore developments through the Tees Estuary, as well as
onshore and offshore Low Carbon opportunities;

Land supply, including 12 Enterprise Zone sites;

12477262v1

P7



2.22

2.23

2.24

2.25

Employment Land Review : Final Report

. Continued development of global position in the process industries
needs to be sustained;

. Growth of container traffic through Teesport, the fifth largest port in the
UK, there needs to be further support to capitalise on this asset of
national importance;

. Opportunities to build upon cluster of creative and digital media
businesses; and

. Opportunities to build upon successful base of high value activities,
including Financial/Business Professional Services.

For Stockton-on-Tees specifically, the SEP identifies opportunities relating to
growth in the retail offer, boosting the office market, building on the success of
Teesdale and Durham University’s Queen’s Campus, as well as increasing and
expanding the arts and cultural offer. In addition, the duelling of Ingleby Way /
Myton Way is considered crucial to the delivery of the Council’s 5 year housing
supply target for population growth.

However, the SEP also recognises that a number of factors may inhibit growth
within Stockton-on-Tees, including:

. Significant congestion on links into Middlesbrough and Stockton town
centres and key employment areas along the south side of the River
Tees;

. Significant congestion on the A66 West of Stockton and Middlesbrough/
Middlehaven, affecting access to key housing and business locations;
and

. A large amount of vacant office space in our town centres and empty
space in business parks, such as Teesdale Business Park in Stockton
affecting viability and rental values.

Across the wider Tees Valley it is also recognised that increased international
competition, reliance on large employers and a lack of high quality housing
would act as barriers to growth. In employment land terms, the SEP also
highlights the challenges presented by market failures in relation to commercial
rental values and the oversupply of lower grade office and industrial
accommaodation which — if not addressed — may influence the scale of future
growth.

Tees Valley Economic Assessment (2015/16)

The Tees Valley Economic Assessment provides a robust evidence base of
the current state, and future potential, of the Tees Valley economy. The
principal aim of the Assessment is to inform Local Plans and other policy and
strategy documents focussing upon how the local economy operates, its
linkages, assets, growth and productivity areas and opportunities, as well as
highlighting the barriers and issues that may prevent growth.

P8
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The assessment highlights that the Tees Valley has world-class expertise and
a critical mass in key sectors vital to Northern growth; including
process/chemical, energy, advanced manufacturing (particularly oil and gas,
metals and automotive) and logistics. It also indicates that the Tees Valley has
growing capability in new industries, such as biologics, subsea, digital/creative
and the low-carbon economy.

However, key challenges identified within the Assessment include:

« An ageing population: (1 in 4 people will be aged 65+ in 2032) which is
causing greater dependency on the working age population;

. Skills shortages presented by an ageing workforce, particularly in key
sectors with 127,000 jobs needing to be filled by 2022;

. Lower than the national average performance for skills attainment,
business stock, commercialisation, productivity and output; and

« Low employment levels (just 278,300 of our 417,000 working age
population are in employment, with the Tees Valley providing just 292,500
jobs).

The above factors demonstrate the need to attract and retain skilled workers to
support stronger economic performance. Growth enablers aligned with this
ambition are therefore identified as: robust transport and communications
infrastructure, good educational establishments, high quality housing and a
good cultural offer. In particular, the Assessment notes:

« Better intra-connectivity is required, including links to the A19 and East
Coast and Transpennine rail routes and international gateways, such as
Teesport and Durham Tees Valley Airport to unlock key employment and
housing sites;

. Superfast broadband is becoming increasingly important for business
growth and more needs to be done to increase speeds and coverage; and

. Improving the executive housing offer and the delivery of better quality
housing will be essential in attracting and retaining skilled workers.

Tees Valley: Opportunity Unlimited

In 2015, Lord Heseltine was appointed to support inward investment in the
Tees Valley and to review the future of the SSI site in Redcar following its
closure. In addition to the effects of business closures, the review highlights a
number of challenges facing the Tees Valley, including an ageing workforce,
low numbers of jobs, low skills attainment and high levels of unemployment.

In order to address these issues, the review sets out a number of
recommendations. Those of most relevance to employment land requirements
include the need to:

«  Support the development of Industrial Carbon Capture Storage and heat
network opportunities in the area;

12477262v1
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« Understand the quality of services on offer in competing international
locations, such as Germany;

. Work with Universities and local employers to address skills gaps and
develop new apprenticeships;

« Investigate a new strategic road Tees Crossing to the existing A19
Norton-Wynyard widening scheme and the inclusion of the Northallerton
to Teesport Electrification rail scheme as an extension to the existing rail
proposals;

«  Work with owners and operators of the Airport to agree a sustainable
future for the site; and

«  Support the development of the leisure and tourism industry throughout
the Tees Valley; and

- Ensure an appropriate provision of affordable and starter homes to retain
and attract working age residents.

Local

Adopted Core Strategy (2010)

2.31 The Adopted Core Strategy for Stockton-on-Tees sets out the Council’s
overarching policies for development up to 2026. The Council’s vision for the
future of the Borough is for Stockton-on-Tees to be: “leading the way in
economic regeneration” and for residents to: “have access to the very best in
housing, education and training, health care, employment opportunities, sport,
recreational and cultural facilities, which has created safe, healthy, prosperous,
inclusive and sustainable communities, so providing a better quality of life for
all.”

2.32 The Core Strategy highlights that a strong local economy, with more skilled,
higher paid jobs, increased economic activity and reduced unemployment will
improve the quality of life for residents and enable the Borough to contribute
more to the national economy.

2.33 The Strategy set out that this will be achieved by a number of measures,
including:
. Supporting the regeneration of Stockton Town Centre (now achieved);
. Redeveloping and improving Billingham and Thornaby centres;
. Exploiting the Borough'’s potential to generate and use renewable
energy;

. Establishing a Tees Valley Metro, implementing the Tees Valley Bus
Network Improvement Scheme and introducing traffic demand
management measures to improve congestion; and

. Supporting improved regional and sub-regional interconnectivity by road,
rail and air.

P10 12477262v1
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The Strategy also states that additional support will be given to:

. Suitable enterprises that require a rural location and which support the
rural economy and contribute to rural diversification;

. The establishment of new enterprises, particularly where related to
existing industries, assisting them to evolve with advancing green
technologies;

. The expansion of research-based businesses associated with Durham
University’s Queen’s Campus; and

. Growth in sustainable tourism, particularly around the River Tees
corridor, Preston Park, Saltholme Nature Reserve and industrial heritage.

The land allocations set out within Core Strategy Policy 4 (CS4) were in
accordance with the now revoked Regional Spatial Strategy (RSS). This
included a requirement for:

. 255ha for General Employment Land;
. 70ha for Key Employment Locations; and
. 445ha of land for Chemical and Steel Industries.

However, the removal of regional targets as set out within the former RSS,
allows for greater flexibility in determining future land requirements at a local
authority level.

The emerging Stockton-on-Tees Local Plan offers an opportunity to review
these requirements, and establish specific site allocations. The revised plan is
due for publication in Summer 2017.

Stockton Local Economic Assessment

The Local Economic Assessment (LEA) for Stockton-on-Tees highlights that
economic development and growth is a key priority for the Borough. In order to
deliver this ambition, and to address pockets of high deprivation throughout the
Borough, the LEA seeks to drive employment growth across a range of key
sectors.

In particular, the LEA recognises that whilst manufacturing continues to
decline, it remains important to the local economy and is supported by other
specialisms in high technology, advanced manufacturing and knowledge-
based industries. Other key sectors with a strong representation in Stockton-
on-Tees include: chemicals and metals processing; life sciences, healthcare
and biotech; transport, ports and logistics; and ICT and digital (as explored in
more detail in Section 4.0).

12477262v1
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Economic Context

This section establishes the economic baseline for the study by reviewing
recent economic conditions and trends within Stockton-on-Tees, relative to the
North East region and the national economy. This is important in identifying
the existing strengths and weaknesses of the study area and the factors likely
to influence the nature and level of future demand for employment space.

Geography and Connections

Located within the Tees Valley, Stockton-on-Tees is a predominantly urban
authority covering an area of 205 square kilometres and with a population of
€.194,100". The principal settlements within the local authority area are the
town of Stockton, and the smaller outlying settlements

of Billingham and Thornaby-on-Tees, including Ingleby Barwick, Yarm and
Eaglescliffe.

Stockton-on-Tees is located on either side of the River Tees and is bounded
by: County Durham to the north; Darlington to the west; Middlesbough, Redcar
& Cleveland and Hartlepool to the east; and Hambleton to the south.

The Borough forms part of the Tees Valley Combined Authority and benefits
from good public transport infrastructure, with a network of bus routes
providing frequent services connecting residents to destinations throughout the
Tees Valley.

In terms of rail access, the town of Thornaby has a train station providing
frequent links to Northallerton, Thirsk, York, Leeds and Manchester, as well as
local links throughout the Tees Valley and County Durham. Stockton also has
a train station, providing links to Nunthorpe, Middlesbrough and Carlisle via
Newcastle upon Tyne, from where East Coast Mainline services can be
accessed, as shown in Figure 3.1.

Key road connections within the Borough include:

« The Al19 — a key strategic route connecting to the Tyne and Wear and
Northumberland in the north and North Yorkshire in the south;

« The A66 — running east to west and connecting Stockton-on-Tees to
Darlington and the Al; and

« The A67 — connecting to the A66 and A19.

The Borough is also home to Durham Tees Valley Airport to the South East
which straddles the local authorities of Stockton-on-Tees and Darlington. The
airport provides international connections via 3 flights per day to Amsterdam
Schiphol, as well as regular flights to Aberdeen.

! Source: ONS Population estimates 2014

P12
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Figure 3.1 Spatial Context of Stockton-on-Tees
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Functional Economic Market Area

3.8 Examining commuting flows can help to define the functional economic market
area (FEMA) within which Stockton-on-Tees is located.® Commuting flows can
be assessed using the latest travel-to-work flow data from the 2011 Census.

3.9 The current criteria for defining Travel to Work Areas (TTWAS) — which can be
used as a starting point for identifying a FEMA - is that generally at least 75%
of an area's resident workforce are employed in the area and at least 75% of
the people who work in the area also live in the area. The area must also have
a working population of at least 3,500.

3.10 Analysis of this data at a national level, indicates that Stockton-on-Tees is
included within the TTWA of ‘Middlesbrough and Stockton’, which includes the
local authority areas of Middlesbrough, Stockton-on-Tees and Redcar &
Cleveland, as demonstrated in Figure 3.2.

8 CLG, Functional Economic Market Areas: An Economic Note, 2010
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Figure 3.2 Travel to work area map

= Durhampy

€. ad

Hartlepool

® Hartlepool

Bishop Auckland
L
/f\‘\.Redcar

&toﬁk’tonon-Tees.jmiddlesbrough

Darlington i~ °  ®Eston
L e Middlesbrough Whith

Darlington -

& Stockton %

. Richmond

‘e
o Catterick
'Nonhallenon

aum

\%Norﬂwallerton & Thirsk

Source: ONS

Malton & Pickering

For Stockton-on-Tees specifically, these authorities comprise the workplace for
82.3% of the resident working population of Stockton-on-Tees and the place of
residence for 78.8% of workers in Stockton-on-Tees.

Analysis of worker flows for Stockton indicates that in 2011.:

« Approximately 29,900 (34.2%) of the working residents commuted out
of the local authority for employment, with the largest flows to
Middlesbrough (10,780) and Redcar & Cleveland (3,650); and

« Approximately 30,020 workers commuted into Stockton-on-Tees for
work, primarily coming from the adjoining authorities of Middlesbrough
(8,890), Redcar & Cleveland (5,390), County Durham (4,175) and
Hartlepool (3,865).

This indicates that worker inflows and outflows in Stockton-on-Tees are
broadly in alignment, with a similar number of workers commuting in and out.

Between 2001 and 2011, the inflow of workers to Stockton-on-Tees increased
by 3,005 workers as the number of residents commuting out of the local
authority increased by just over 4,000. However, the self-containment rate for
the area increased by only 0.2%, reflecting the fact that the number of people
living and working within Stockton-on-Tees also increased over this period.

Table 3.1 Change in Travel-to-Work Flows in Stockton-on-Tees, 2001 - 2011

Change

Out-Commuting Working Residents 25,905 29,906 + 4,001
In-Commuting Workers 27,013 30,018 +3,005
Net In-Commuting Flow 1,108 112 -996

Self-Containment Rate 65.6% 65.8% +0.2%

Source: Census 2001 & 2011 / NLP analysis
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Economic Conditions and Trends

Current economic conditions and trends in Stockton-on-Tees are summarised
below, with comparisons made, where appropriate, to regional and national
averages. Data is drawn from published Office for National Statistics (ONS)
sources via Nomis unless indicated otherwise.

Population

The population of Stockton-on-Tees is estimated to be in the order of 194,100,
representing the largest local authority in the Tees Valley in population terms.
Between 2004 and 2014 the number of residents increased by 8,430 residents,
or 4.6%. This rate of growth is higher than the North East (3.1%), but lower
than the UK (7.8%) average. The 2014-based Subnational Population
Projections forecast that by 2032 the Borough’s population will increase by a
further 15,600 residents (or 8.0%) to 210,000.

However, as shown in Figure 3.3, the working age (16-64) population of
Stockton-on-Tees has declined in recent years. In 2014, the number of
working age residents within the Borough totalled just over 123,135, compared
to 123,880 in 2009. This represents a decline of 745 working age residents, or
0.6%. This is broadly in alignment with the regional (-0.7%) average, but
compares poorly with the national (+1.5%) rate of growth over the same
period.

Employment

Data from the Business Register and Employment Survey (BRES) indicates
that in 2014, there were just under 80,670 employee jobs in Stockton-on-Tees,
compared to almost 79,000 in 2009. This represents an increase of 1,670 jobs,
or 2.1%, which is comparable to the rate of growth observed across the North
East (2.1%), but lower than the UK (4.9%) average. Over the longer term, data
from Experian suggests that the total number of jobs in the Borough increased
by 8,500 during the period 1997 to 2016.

This trend of jobs growth during a period of working age population decline is
similar to that experienced in the surrounding authorities of Redcar &
Cleveland, Darlington, Ryedale, Richmondshire and County Durham, as shown
in Figure 3.3.

12477262v1
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Figure 3.3 Employment and working age population growth 2009-2014 in surrounding local authorities
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Hartlepool

In geographic terms, the distribution of jobs in 2014 is heavily skewed towards

Stockton town centre and Billingham, as shown in Figure 3.4.
Figure 3.4 Distribution of Employment (2014)
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3.21 Jobs growth over the period 2009-2014 has also been driven primarily by sites
located to the east of Stockton town centre and Wynyard.

Figure 3.5 Employment growth by MSOA 2009-2014
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Sector profile

3.22 Figure 3.6 provides a summary of employment change by sector. This is
shown in proportionate terms, in order to facilitate a comparison with national
and regional performance. From this it can be seen that wholesale, business
administration & support services and health experienced the largest
percentage increases in employment. Indeed, growth within Stockton-on-Tees
exceeded the regional and national level for all three sectors.
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Figure 3.6 Employment Change (2009-2014)
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3.23 An analysis of the absolute data also identifies health, business administration
& support services and wholesale as the key drivers of growth within Stockton-
on-Tees, generating a total of 5,215 new jobs during the 5 year period.

3.24 As a proportion of total employment, the largest sectors in Stockton-on-Tees in
2014 are health (15.6%), retail (10.7%), manufacturing (10.2%), professional &
technical services (9.0%) and education (9.0%) (Figure 3.7).

Figure 3.7 Sectors as proportion of total employment base (2014)
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3.25 It can be seen from Figure 3.7 that, in comparison with both the regional and
national average, the following sectors are over-represented in Stockton-on-
Tees:

. Professional & technical services: accounting for 9.0% of total
employment, compared to 5.3% in the North East and 8.1% nationally;

«  Construction: accounting for 7.4% of employment, compared to 4.4% in
the North East and 4.5% nationally;

. Transport & storage: accounting for 5.3% of total employment,
compared to 4.3% in the North East and 4.5% nationally; and

«  Motor trades: accounting for 2.5% of total employment, compared to
1.7% in the North East and 1.8% nationally.

3.26 A number of sectors are also under-represented in Stockton-on-Tees,
including:

«  Education: accounting for 8.2% of total employment, compared to 9.5%
in the North East and 9.2% nationally;

. Arts & recreation: accounting for 3.1% of employment, compared to
3.9% in the North East and 4.4% nationally;

. Information & communication: accounting for 1.3% of employment,
compared to 2.6% in the North East and 4.1% nationally; and

« Agriculture: accounting for 0.0% of employment, compared to 0.4% in
the North East and 0.8% nationally.

3.27 At the sub-sector level, an analysis of Location Quotients (LQs) (which
calculate the extent to which employment is more prevalent in a particular
sector than nationally) undertaken within the Council’s Local Economic
Assessment reveals that Stockton-on-Tees has a number of nationally
important industrial specialisms. Based on updated 2014 data, those that are
large employers and also employ a higher share of employment in B-Class
related sectors than the UK average include:

. Manufacture of chemicals and chemical products (employ 2,240 and 8.3
times more significant);

«  Scientific research and development (employ 1,140 and 3.3 times more
significant);

« Architectural and engineering activities, technical testing and analysis
(employ 2,970 and 2.1 times more significant);

«  Manufacturing of other transport activity (employ 760 and 2.1 times more
significant);

«  Specialised construction activities (employ 3,320 and 1.6 times more
significant);

« Land transport and transport via pipelines (2,270 and 1.6 times more
significant); and
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«  Construction of buildings (employ 1,670 and 1.4 times more significant).’

Business Profile

3.28 An assessment of the size of businesses in Stockton-on-Tees shows that the
Borough’s business base is dominated by smaller firms comprising of 0-9
employees (87.5%). This is broadly in alignment with the regional (86.8%) and
national average (88.7%). The proportion of large enterprises with over 250
staff (0.3%) is also broadly in alignment with the regional (0.4%) and national
average (0.4%). However, the Borough’s LEA indicates that the contribution of
these firms is significant. Over half (52.6%) of all employment in Stockton-on-
Tees is based in organisations with 1,000+ employees, compared to a national
average of 47.4%.%°

3.29 The total number of active enterprises in Stockton-on-Tees (5,705) indicates
that there are 463 businesses per 10,000 residents. This is higher than the
corresponding figure for the North East (413), but lower than the national (622)
average.

3.30 Between 2009 and 2014 (the most recent data available from ONS), the
number of active enterprises in Stockton-on-Tees increased by 15.6%. This
rate of growth is significantly higher than the regional (8.0%) and national
(8.9%) average over the same period. This level of growth has been
supported by:

. Higher business birth rates over the same period in Stockton-on-Tees
(63.1%) in comparison to the regional (45.7%) and national (48.5%)
average; and

. Falling business closure rates, reducing from 615 per annum in 2009 to
550 in 2014 (-10.6%). This rate of decline is higher than the regional (-
6.4%) average and broadly in alignment with national (-11.4%) trends.

3.31 This indicates that a higher proportion of business start-ups in Stockton-on-
Tees have been successful in comparison to the regional average. However,
in relative population terms, annual business formation rates, equivalent to 73
new businesses per 10,000 working age residents — whilst higher than the
North East average (58) — fall below the UK average (85).

Labour Market Conditions

Unemployment

3.32 The economic activity rate (i.e. the share of working-age residents either in or
seeking employment) in Stockton-on-Tees, at 77.3%, is higher than the
regional (74.9%) average and similar to the national (77.7%) average.™

 NLP analysis of Business Register and Employment Survey Data (2014)
10 Stockton-on-Tees Borough Council, (2014), Local Economic Assessment, p.33
1 ONS Annual Population Survey (October 2015-September 2015)
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3.33 In line with regional and national trends, claimant unemployment levels rose
significantly in Stockton-on-Tees from August 2008 onwards, peaking at 5.9%
in February 2013. From February 2013 onwards, the proportion of working
age residents claiming JSA has generally been on a downward trajectory and
now aligns with the pre-recession average.

3.34 The current rate of unemployment at 3.0% is comparable to the regional
(2.7%) average, but significantly higher than the national (1.6%) average.*?

Figure 3.8 Employment Change (2009-2014)
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3.35 On the wider Annual Population Survey measure®®, the unemployment rate in
Stockton-on-Tees (7.0%) is lower than the regional average (7.6%) but higher
than the UK average (5.4%).**

3.36 The proportion of working age residents claiming Employment and Support
Allowance (ESA) and incapacity benefits provides another indicator of labour
market participation. In Stockton-on-Tees this is equivalent to 7.3% of working
age claimants, which is again lower than the regional average of 8.4% but
above the national equivalent of 6.3%.°

Skills

3.37 The skills base of the resident workforce of Stockton-on-Tees is higher than
the regional average. The Borough contains a higher proportion of residents
with graduate level (NVQ level 4+) qualifications (34.0%) than the North East

12 ONS claimant count (January 2016)

1 . . -
3 This records all those searching for work but who are currently unemployed regardless of whether they are claiming
jobseekers allowance or not

14 ONS Annual Population Survey (October 2015-September 2015)
15 DWP benefit claimants - working age client group (August 2015)
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average (28.4%). The proportion of residents with no qualifications (8.8%) is
also lower than both the regional (10.0%) and national (9.0%) average.

Figure 3.9 Highest qualification of working age residents
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Occupational profile
3.38 The occupational profile of the Borough is broadly comparable with the national

average, although both differ from the regional average. In comparison with
the North East, Stockton-on-Tees is characterised by a higher proportion of
residents in managerial, professional and associate professional/technical jobs
(42.9%) than the regional average (37.5%). In contrast, the Borough has a
lower concentration (23.8%) of semi and lower skilled workers (including: sales
and customer service occupations; elementary occupations; and process, plant
and machinery operatives) than the regional average (29.0%).
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Figure 3.10 Occupational Breakdown of Resident Population (October 2014- September 2015)
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3.39 In contrast, an analysis of the type of jobs required by claimant unemployed

residents represents the reverse trend to that presented above. Semi and
lower skilled occupations are the most commonly sought by those residents
looking for work, including: sales and customer service occupations (54.9%);
elementary occupations (18.5%); and process, plant and machinery operatives
(4.5%), compared to a total of 7.2% of claimants seeking work in higher skilled
occupations (SOC 1-3).

Wages

3.40 Resident wages in Stockton-on-Tees (£502.50 gross per week) stand at 95%
of the national average (£529) and are higher than the North East average
(E484.80). The wages of workers within Stockton-on-Tees are lower than
resident earnings (£490.80 gross per week), but are broadly in alignment with
the North East average (£488.70).

Deprivation

3.41 Stockton-on-Tees is ranked as the 130™ most deprived local authority out of
326 in England®, making it one of the 40% most deprived areas nationally.
Analysing the data at a more localised level (Figure 3.11) shows that
deprivation varies significantly across the Borough, with pockets of acute
deprivation located in the towns of Stockton, Billingham and Thornaby.

16 English Index of Multiple Deprivation (2015)
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Figure 3.11 Deprivation
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SWOT Analysis

Table 3.2 provides a summary of the analysis contained within the preceding
paragraphs.

The information is drawn together in order to identify the economic strengths
and weaknesses of Stockton-on-Tees, as well as the key potential
opportunities and threats. Clearly, all of the factors summarised in the table
offer the potential to influence the Borough'’s ability to support the delivery of,
and demand for, new employment space over the Plan period.

P24
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Table 3.2

SWOT Analysis of Stockton-on-Tees

Stockton, Billingham and Thornaby

Source:

Strong links to Middlesbrough and
wider Tees Valley employment
opportunities

Jobs growth evident in the east of
Stockton town centre and Wynyard

Health, business administration &
support services and wholesale biggest
drivers of jobs growth in absolute terms

Economic activity rate of working age
population slightly lower than national
average- suggesting some capacity to
expand on this

NLP Analysis

Low working age population growth
and an ageing population

Similar growth sectors targeted across
the Tees Valley, presenting competition
in retaining opportunities in Stockton

Long term viability of Durham Tees
Valley Airport unclear

High proportion of residents seeking
work in low skilled occupations in
contrast to local employment profile

Worker wages lower than resident
wages
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Growth Sectors

This section seeks to provide an understanding of those employment sectors
that could be expected to drive economic growth in Stockton over the Plan
period. The analysis draws primarily upon research published by TVU and
SBC.

Strategic Economic Plan: Priority Sectors

The Strategic Economic Plan for the Tees Valley sets out a core ambition of
generating 25,000 new jobs by building upon the area’s competitive
advantages. In order to achieve this, TVU identify the following emerging
sectors with the strongest potential to drive economic growth:

. Oil and gas;
. Chemicals and process;
. Advanced manufacturing and engineering;

. Automotive and aerospace;

. Healthcare (life sciences, healthcare & biotec);
. Logistics;

. Digital,

. Professional business services; and

. Renewable energy.'’

Priority Sectors: Local Performance

An analysis of the representation of these sectors undertaken as part of the
Stockton-on-Tees Local Economic Assessment (LEA) (with the addition of
professional business services), indicates that 4 out of 8 of these sectors are
over-represented relative to the Tees Valley average, and 6 out of 8 are over-
represented relative to the national average.

o https://teesvalley-ca.gov.uk/business/key-sectors/
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Figure 4.1 TVU growth sector representation 2012
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Source: Stockton-on-Tees Council, (2014), LEA / BRES / NLP analysis

Note: It is not possible to generate figures for renewable energy from the SIC definitions and it has
therefore been excluded from this analysis. For the purposes of this analysis, Professional Business
Services has been defined as SICs 68-74.

As demonstrated within Figure 4.2, life sciences, biotec and healthcare
represents the largest growth sector employer in Stockton-on-Tees, accounting
for 10,500 jobs. In addition to containing a higher representation of
employment than the Tees Valley average, professional business services and
advanced manufacturing also contain a high level of employment (with 5,800
and 4,800 employees respectively).

Figure 4.2  Total Growth Sector Employment 2012
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Employment growth within these sectors over the period 2008-12, as detailed
in Figure 4.3, has been strongest in the oil and gas sector (+30.8%). Life
sciences, healthcare & biotec also experienced growth over this period
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(+7.1%), during a time in which all other sectors experienced a contraction in
employment at both the Stockton-on-Tees and Tees Valley level.

Figure 4.3 Employment growth 2008-2012
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Source: Stockton-on-Tees Council, (2014), LEA / BRES / NLP analysis

Analysis by number of businesses indicates that the professional business
services sector has the largest number of businesses of any growth sector in
Stockton-on-Tees. ICT & digital forms the second largest with 160, followed by
life sciences, healthcare & biotec, with 110. By contrast, chemicals and metals
processing had only 5 businesses and advanced manufacturing 15, however,
these sectors tend to be dominated by larger firms.

Figure 4.4 Growth sectors by number of businesses (2011)
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This is also reflected in an analysis of small enterprises, which reveals that
over 90% of firms in the oil & gas and professional business services sectors
have less than 10 employees. Given that business counts are rounded to the
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nearest 5, it is recognised that the data may omit some significant growth
sector enterprises, where there are fewer than 5.

Figure 4.5 Total number of businesses and small enterprises
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48 In summary, Stockton-on-Tees demonstrates key strengths in relation to a
number of the TVU growth sectors, including:

. Chemicals and process with a higher representation of employment
than the Tees Valley average, concentrated within a small number of
larger firms;

. Advanced manufacturing accounting for almost 5,000 jobs and with a
stronger representation of employment than the Tees Valley average;

. Life sciences, healthcare & biotec accounting for over 10,000 jobs and
with a higher level of growth than the Tees Valley average;

. Transport & logistics with a higher representation of employment than
the Tees Valley average, concentrated within small enterprises; and

. Professional business services with a higher representation of
employment than the Tees Valley average and over 900 small
enterprises.

4.9 TVU’s Key Sectors brochure also highlights a range of strengths which will
support further development of these sectors within Stockton-on-Tees and the
wider Tees Valley:

. Chemicals and process: home to the largest integrates chemical
complex in the UK and the second largest in Western Europe in terms of
manufacturing capacity providing established expertise and strong supply
chain links. In Stockton-on-Tees, key concentrations of activity include
Billingham and Seal Sands, which are home to a number of international
companies such as CF Fertilisers and Johnson Matthey;
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. Advanced manufacturing: with a large, successful cluster of advanced
manufacturing and engineering businesses operating across the
aerospace, automotive, renewable energy and chemicals sectors. In
Stockton-on-Tees specifically, the chemicals cluster at Billingham
provides the main focus of activity, with key companies including
Esterline Darchem;

. Transport & logistics: with excellent road, rail, port and airport
connections, the Tees Valley is highly accessible and provides an ideal
location for logistics. Teesport also forms the largest exporting port in the
UK and has experienced significant growth in recent years. Capitalising
on these strengths, key logistics companies based within Stockton-on-
Tees include Peel Group, Clipper Logistics and Prestons of Potto;

. Professional business services: strong transport connections, low
operating costs and competitive wage rates create an attractive location
for professional business services industries within the Tees Valley. In
Stockton-on-Tees, a number of business centres located in and around
the town centre, Wynyard and Billingham have supported the
development of business services activities; and

. Life sciences, healthcare & biotec: building on the strengths of
advanced manufacturing and research centres including the Centre for
Process Innovation in Darlington and the South Tees Institute of
Learning, Research and Innovation in Middlesbrough provide key
strengths in research and development in the field of health. In Stockton-
on-Tees, Durham University’s Centre for Integrated Health Care
Research also provides an academic interface for health care
professionals, providing research training and mentoring to primary care
professionals.

Overall, TVU consider that the Tees Valley is well placed to build on these
strengths, capitalising on a skilled workforce, supply chains and existing
infrastructure. The Council’s LEA also highlights that over 5,000 residents of
Stockton-on-Tees are employed as scientists, engineers and technology
professionals and associate professionals, demonstrating the strengths and
skills of the local workforce.
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5.0 Understanding Business Needs

5.1 The Practice Guidance [paragraph 30] identifies the need to ensure that Local
Plans are underpinned by an understanding of business needs. In particular, it
highlights the need to consider market intelligence — gathered through a range
of approaches including those outlined below — in determining future
requirements for employment space:

. Discussions with developers and property agents;
. Surveys of business needs; and

. Engagement with business and economic forums.

5.2 This ELR has been underpinned by — and its conclusions informed by —
extensive engagement with local stakeholders and businesses, including the
following methods of consultation:

1 Discussions with commercial property agents active in the Stockton area;

2 Telephone interviews with key economic stakeholders and business
groups;

3 A bespoke business survey undertaken as part of the ELR process; and

4 A stakeholder workshop.

5.3 This section of the report provides a summary of the main findings emerging
from items 2-4 listed above. It should be noted that the discussions held with
commercial property agents were undertaken to inform Sections 6.0 and 7.0
and the key messages identified are reported within these sections.

Business Survey

5.4 A comprehensive business engagement exercise led by the TVCA was
undertaken during summer 2015 (results were published in November 2015)
and covered many of the issues that would ordinarily be explored as part of a
bespoke ELR business survey. Mindful of this, as well as the need to ensure
that local businesses do not feel that they are being ‘over consulted’, SBC
requested that the ELR drew upon the results of the TVCA exercise.

5.5 It should be noted that, in accordance with the confidentiality assurances
provided by the TVCA to participants, NLP were not provided with access to
the raw data collated through the exercise. Rather, a summary report was
compiled by the TVCA, which provided an overview of the responses received
— from Stockton-based businesses — to each question identified by NLP as
being relevant to the ELR process.

Business Background

5.6 In total, 117 businesses located within the Borough responded to the TVCA
survey. The sample included businesses of varying sizes, ranging from sole
traders/self-employed (15%) to those with in excess of 250 employees (8%).
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As can be seen from Table 5.1, almost half of all participating businesses
employ less than 10 staff. A further 23% of businesses indicated that they
employment between 10 and 49 members of staff.

Table 5.1  Business Survey Respondents by Size

Respondents Cumulative Distribution

Sole Trader/Self Employed 18 15%
1-4 Staff 22 34%
5-9 Staff 16 48%
10-49 Staff 27 71%
50-99 Staff 14 83%
100-149 Staff 7 89%
150-249 Staff 4 92%
250+ Staff 9 100%
Total 117

Source: TVCA / NLP analysis

Almost three quarters (72%) of respondents classified themselves as operating
from a single site located within Stockton-on-Tees. A further 14% of
businesses classified themselves as being headquartered within the Borough
but with operations located elsewhere in the UK or globally.

In addition to the above, 15% of respondents classified their Stockton-on-Tees
operation as a branch or subsidiary governed by headquarters located
elsewhere in the UK or internationally.

Participating businesses operate across a wide range of sectors, as can be
seen from Figure 5.1. This illustrates that Business & Professional Services
was the most frequently cited sector (36) — possibly reflecting the Borough'’s
status as one of the key office locations in Tees Valley. This was followed by a
number of sectors more closely associated with B1¢/B2 land and premises,
including: Process/Chemical (29); Oil & Gas/Subsea (29); Manufacturing (28);
and Energy (24). All five are identified within the SEP as key sectors or
sectors that provide growth opportunities moving forward.

It should be noted that respondents had the ability to select more than one
sector.
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Figure 5.1 Sectoral Focus of Respondent Businesses
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Source: TVCA / NLP analysis

Tees Valley as a Business Location

5.11 Businesses were asked by the TVCA to provide their views on Tees Valley as

a business location, both in general terms and specifically in relation to a range
of key criteria. The results are summarised in Figure 5.2. In overall terms,
69% of respondents in Stockton-on-Tees indicated that their view of Tees
Valley as a place to do business was positive or very positive.

Figure 5.2 Respondent Views of Tees Valley as a Business Location
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Source: TVCA / NLP analysis
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It can be seen from Figure 5.2 that quality of life was identified as a key
strength of the area, with 77% of respondents identifying this as a positive or
very positive aspect of Tees Valley’s offer to businesses.

In contrast, respondents awarded the poorest score in relation to
communications infrastructure. It should, however, be noted that the
percentage of businesses viewing this as poor or very poor (20%) was still
significantly lower than the proportion that expressed a positive opinion on the
communications infrastructure in the area (48%).

On the issue of business accommodation — of particular interest within the
context of the ELR — a modest 50% of respondents expressed a view that this
was a positive or very positive aspect of the Tees Valley offer. The provision of
business accommodation was considered as poor or very poor by 11% of
respondents.

Anticipated Future Growth

The TVCA survey also sought to generate an understanding of the short term
growth plans of the local business base. Whilst this provides a useful
understanding of business sentiment at a point in time, it is important to note
that the responses outlined above pre-date the outcome of the July 2016
referendum on Britain’s membership of the European Union.

Participants were asked to outline the likelihood of investment over a 12 month
period with respect to a range of potential categories of investment, as outlined
in Figure 5.3. It should be noted that respondents had the ability to select
more than one option.

Figure 5.3 shows that, at the time of the TVCA survey, 62 respondent
businesses within Stockton were planning to invest or considering investing in
training, with 60 businesses making a similar commitment with respect to hiring
new employees. These figures correspond to more than half (53% and 51%
respectively) of all respondents.

The overall outlook emerging from the survey was also positive with regards to
investment proposals relating to new markets and new products/services, with
more businesses seemingly likely to invest than not. In contrast, a greater
proportion of respondents indicated that they were unlikely to invest or would
not be investing in: machinery/equipment; exports; and floorspace/business
accommodation.

The issue of planned investment in business accommodation is particularly
pertinent to this study. As outlined above more participants responded
negatively than positively on this particular issue. This is perhaps unsurprising
when one considers the significant financial commitment and operational
upheaval associated with extending or renovating existing premises (or
relocating) in comparison with — for instance — investment in training or in
seeking to penetrate new markets.
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Within this context the results on this particular issue should not necessarily be
viewed as disappointing. Rather, the survey work would appear to highlight
the existence of 33 businesses within Stockton (28% of all participant firms in
the Borough) that expected to invest or were considering investing in new or
improved business accommodation at the time of the TVCA survey. A further
14 respondents were unsure of their short term accommodation plans.

Figure 5.3 Respondents' investment plans over next 12 months
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Figure 5.3 provides a summary of planned investment in employment premises
by type (drawing upon data collected through the TVCA survey). The chart is
based upon 42 responses, despite only 33 businesses indicating that they
were committed to or considering such investment. It is understood that the
difference in the two figures is likely to be as a result of:

. Respondents having the opportunity to select more than one option. For
instance, some of those businesses considering a relocation to new
premises may also be considering the expansion of their existing site or
the development of purpose-built accommodation; and

. The possibility that some businesses classifying themselves as ‘unsure’
of their short term investment plans in relation to business
accommodation provided a response regarding the type of space they
could potentially require moving forward.

From the chart it can be seen that the majority of responses (28) were provided
by businesses seeking office premises. This is significantly higher than the 9
responses from businesses seeking manufacturing space or the 5 relating to
logistics/ warehousing premises. It is recognised that office occupiers are well
represented within the sample (most notably the business & professional
services and digital/creative sectors). However, the sectoral composition of the
sample would appear unlikely to account exclusively for the significantly more

12477262v1

P35



5.23

5.24

5.25

5.26

Employment Land Review : Final Report

positive outlook in respect of investment in accommodation by office occupiers
relative to other types of B class premises. This is particularly true when one
considers that a number of manufacturing sectors are also well represented
within the sample.

Figure 5.4 also illustrates that relocating to new premises was most frequently
cited as a potential response by those firms considering investing in business
accommodation. This is particularly true in relation to office occupiers and may
perhaps reflect — at least in part — the existing overhang of go