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1

Introduction

1.1

Background

Employment Land Review
Report

Ove Arup and Partners Limited (Arup) have been commissioned by East Riding
of Yorkshire Council (ERYC) to prepare an Employment Land Review (ELR) to
inform the review of the East Riding Local Plan. The Council began the process
of reviewing the adopted Local Plan (2012-2029) in November 2018.
The ELR recommends the amount of employment land required to 2040 to inform
the East Riding Local Plan review plan period 2018-2040. The purpose of the
ELR is to provide evidence on the future demand for employment land and the
adequacy of the supply to meet future requirements.
This Employment Land Review was substantively prepared in the period between
October 2019 and February 2020. The underpinning assumptions of the Oxford
Economics model informing the econometric forecasts it uses were locked on 21st
October 2019. Consultation with key stakeholders took place before the end of
January 2020. The review was therefore completed prior to the economic
downturn resulting from the worldwide Coronavirus crisis.
The East Riding shares borders with several other local authority areas and there
are many flows of people, goods, information and trade between these Functional
Economic Areas (FEAs). Therefore, the ELR should take account of these
relationships and provide opportunities for future demand and market needs.
The last East Riding ELR was updated in 2014. ERYC requires a new ELR to
take account of national policy changes and the current national and local
economic context. The ELR is required to inform plan making and decision taking
on sufficient supply of the right type of land, available in the right place, at the
right time (NPPF objective 8a).

1.2

ELR 2019/20

The ELR 2019/20 uses the employment growth scenarios from an October 2019
forecast based on the Oxford Econometrics Forecasting Model. The assumptions
of this forecast were that the UK would formally depart from the European Union
in early 2020 following a Conservative victory in the general election. There is an
assumed transition period during which trade agreements remain unchanged but
with a level of market uncertainty.
This study provides a robust evidence base on employment land for the East
Riding. The ELR considers the economic and policy changes since 2014 and
looks forward at future demand trends to provide up-to-date recommendations
about future land requirements. This information will enable the revised Local
Plan to provide choice and respond to areas of strong market demand within East
Riding across the area’s FEAs and provide a range of sites to meet all types of
requirement.
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The ELR examines the requirements of B-class uses only, looking forward to
2040. B-class uses include:


B1 Business




B1 (a) Offices
B1 (b) Research and development of products or processes
B1 (c) Light industrial processes



B2 General industrial



B8 Storage and distribution

1.2.1

Methodology

The key stages of the methodology used to produce this ELR were:


Conduct a baseline review to set the policy and economic context for the ELR;



Agree the site assessment methodology and proforma;



Conduct site assessments and analysis to determine suitability, availability,
achievability, deliverability, type of B-class use and trajectory;



Complete commercial market analysis;



Carry out stakeholder engagement of businesses, neighbouring local
authorities and the LEPs;



Generate scenarios for employment growth, conduct employment scenario
testing and translate economic forecasts in to land requirements;



Assess forecast demand against potential deliverable employment land supply;
and



Prepare the ELR report including conclusions on land requirements and
recommendations to revise planning policy.

1.3

National and Local Planning Context

1.3.1

National Planning Policy Framework (NPPF)

The NPPF (June 2019) seeks to achieve sustainable development through a range
of objectives. Evidence in the East Riding ELR can be used to inform the Local
Plan in order to meet objective 8a) to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is
available in the right places and at the right time to support growth, innovation
and improved productivity…
NPPF chapter 6 supports the creation of a strong, competitive economy.
Paragraph 80 states planning policies and decisions should place significant
weight on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development.
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The NPPF directs local planning authorities to set criteria, or identify strategic
sites, for local and inward investment to match the strategy and to meet
anticipated needs over the plan period;….and be flexible enough to accommodate
needs not anticipated in the plan, allow for new and flexible working practices
(such as live-work accommodation), and to enable a rapid response to changes in
economic circumstances. (Paragraph 81, part b and d).
Local planning authorities are advised to recognise and address the specific
locational requirements of different sectors. This includes making provision for
clusters or networks of knowledge and data-driven, creative or high technology
industries; and for storage and distribution operations at a variety of scales and
in suitably accessible locations. (Paragraph 82).
NPPF also supports a prosperous rural economy, which is relevant to East Riding
as much of the north and eastern parts of the authority are characterised as a rural
economy. NPPF states planning policies and decisions should enable the
sustainable growth and expansion of all types of business in rural areas…
(paragraph 83 part a).

1.3.2

Planning Practice Guidance (PPG)

Planning Practice Guidance (published in March 2015 and updated in July 2019)
sets out the purpose of the assessment of land availability to identify a future
supply of land which is suitable, available and achievable for economic
development uses over the plan period.
Purpose of the ELR
The assessment is an important source of evidence to inform plan-making and decision-taking.
The PPG confirms the assessment does not determine whether a site should be allocated for
development. It is the role of the assessment to provide information on the range of sites which
are available to meet the local authority’s requirements, but it is for the development plan itself
to determine which of those sites are the most suitable to meet those requirements.
Paragraph: 001 Reference ID: 3-001-20190722 Revision date: 22 07 2019.
A site can be considered suitable if it would provide an appropriate location for development
when considered against relevant constraints and their potential to be mitigated. Sites in existing
development plans or with planning permission can generally be considered suitable for
development although it may be necessary to assess whether circumstances have changed which
would alter their suitability. This can be informed by a range of factors including the suitability
of land for different uses and by market signals..,
Paragraph: 018 Reference ID: 3-018-20190722 Revision date: 22 07 2019.
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East Riding Local Plan 2012 – 2029 (adopted 2016)

The East Riding Local Plan 2012 – 2029 Strategy Document was informed by the
ELR 2014 update and allocated 235 hectares of employment land, plus a large
205ha site at Hedon Haven for uses in relation to expanding the Port of Hull. The
following sites were allocated as Key Employment Sites:


Hedon Haven



Humber Bridgehead (Hessle)



Melton



Goole 36 / Capitol Park (Goole)

1.4

Report Structure

The remainder of this report is structured as follows:


Section 2: Economic Context – this section details economic activity and
employment across the authority. It explores economic relationships with
neighbouring authorities through analysis of travel to work areas and the
characteristics of functional economic areas (FEA). The section also sets out
the authority’s business profile, drivers of growth, inward investment and
strategic opportunities, and summarises the role of strategic employment
locations and the needs of inward investment and indigenous business.



Section 3: Future Requirements for Employment Land – this section
applies a scenario-based approach to employment growth, based on labour
demand forecasts, supply demand forecasts and projections of past take-up. It
presents two employment demand scenarios for East Riding along with
evidence on how these scenarios have been determined. The section presents
the scenarios disaggregated on a B-class basis and also by FEA.



Section 4: Stakeholder Engagement – this section summarises the approach
and outcome from consulting with stakeholders (including businesses,
developers, commercial market agents, neighbouring authorities and LEPs) to
understand what the commercial market requires, test forecast demand
scenarios, and consider potential land supply across East Riding’s FEAs.



Section 5: Commercial Market Assessment – this section details the current
and historic industrial and office stock and market trends in East Riding.



Section 6: Employment Land Supply – this section presents the review of
employment land supply sourced from existing allocations and additional
supply proposed through the call for sites and land bids. The ELR considers
the availability, suitability and achievability of each site.



Section 7: Demand Supply Balance – this section considers the balance of
forecast employment land and supply for East Riding. It considers which
scenario is appropriate for East Riding, taking account of economic growth
ambition and opportunity. The section then details the demand / supply for
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each FEA. Finally, the section presents a trajectory of release and details
recommendations for how Local Plan policy can support delivery of forecast
demand.


Section 8: Conclusion - this section concludes the ELR and presents a set of
recommendations for consideration by ERYC for the Local Plan.
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This section describes the economic context in the East Riding. The objective is to
understand recent economic and employment trends and how these might impact
on future development in the area. Developing a picture of economic trends in the
East Riding and the wider region is important in establishing future requirements
for development.
The analysis includes review of the area’s geography and key connections, review
of trends in key economic indicators, drivers of change and the implications for the
Functional Economic Area (FEA). It is structured into the following sub-sections:


Economic activity



Employment



Travel to work



Business profile



Drivers of growth



The role of strategic employment locations



Inward investment and indigenous business needs

2.2

Geography and Connections

The East Riding is one of the largest local authorities in the country in terms of
population and area, covering over 930 square miles. It has a population of
approximately 339,6001 people and comprises over 300 individual settlements.
The East Riding is bounded to the east by the North Sea and lies north of the
Humber Estuary. It comprises a number of distinct sub areas.
The Holderness coastline begins at Spurn Point at the mouth of the Humber Estuary
and extends north to the chalk cliffs of Flamborough Head. Between these two
points are the seaside resorts of Bridlington, Hornsea and Withernsea. Holderness
itself forms the eastern strip of the East Riding. The Yorkshire Wolds, which are
rolling hills curving north from near Hessle and spreading out through the centre of
the East Riding before ending abruptly at the cliffs of Flamborough and Bempton,
form the middle ridge of the authority area. On the edge of the Wolds are the market
towns of Driffield, Pocklington and Market Weighton. To the west is the Vale of
York and Humberhead Levels area, which include the towns of Goole and Howden.
The River Derwent forms much of the East Riding’s western boundary.
Figure 1 below shows the East Riding Local Plan Area that the ELR relates to.
1

https://intel-hub.eastriding.gov.uk/east-riding-profile/#Population
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Figure 1: The East Riding Plan Area for ELR2

East Riding’s key settlements can be summarised as follows:


Bridlington – Bridlington is the largest town with around 35,000 people. It is
a premier East Coast resort offering a range of tourism facilities;



Beverley - Beverley is an attractive historic market town and visitor
destination. It has a population of around 33,000 people3;



Goole – Goole is home to one of the UK’s most important inland ports. It
benefits from proximity to other major urban areas, such as Doncaster, Leeds
and Sheffield, and its position on the important M62/A63 East-West MultiModal Transport Corridor. It has a population of around 21,000 people4; and



Driffield – Driffield is a focal point in the northern area of the Wolds, offering
key retail, service and leisure facilities to the surrounding area and rail access
to Bridlington, Beverley and the City of Hull. It has a population of around
13,000 people.

In addition, there are the Major Haltemprice Settlements to the west of Hull
comprising of Anlaby/Willerby/Kirk Ella (23,500 people), Cottingham (17,000

2
3

Source: ERC
Based on combination of Beverley/Molescroft/Woodmansey parishes: https://intel-

hub.eastriding.gov.uk/parish-profile/
4

https://intel-hub.eastriding.gov.uk/parish-profile/
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people) and Hessle (15,100 people). Around half the population live in rural
communities.

2.3

Economic Conditions

2.3.1

Economic activity

Data from the ONS Annual Population Survey5 shows that East Riding has an
economic activity rate of 82.1% (as a proportion of all residents aged 16-64). This
is higher than the comparable rates for the Yorkshire and Humber region (77.4%)
and England (79.4%).
The latest Claimant Count data for September 2019 shows that East Riding has a
claimant count rate (claimants as a proportion of economically active residents aged
16+) of 2.5%. This is lower than rates recorded in the Yorkshire and Humber region
(4.0%) and England (3.4%).

2.3.2

Employment

The Business Register and Employment Survey (BRES) provides a measure of
workplace-based employment. The employment data in BRES comprises of
employees and working owners (for example, sole proprietors and partners).
In analysing trends in employment in the East Riding using BRES data there are
some important factors to note. First, BRES data excludes members of the armed
forces. The figures include MOD non-uniform employment (civil servants)
however.
Second, in examining trends over time, a significant change in the methodology for
the BRES was made in 2016. From January 2016, the coverage of the ONS Standard
Business Survey Population was extended to include a population of solely Pay As
You Earn (PAYE) based businesses. Nationally, this improvement in coverage is
estimated to have increased the survey level of employment by around 300,000
between December 2015 and January 2016. For this reason, we present trend data
for 2009 to 2018 including values for 2015 using both methods to ensure effective
comparison across years.
Removing the PAYE element, BRES data for the period 2009-2018 indicates that
total employment in East Riding increased by around 2.3% (+3,000 jobs), as shown
in Figure 2. There was considerable variation over the period however, with a
contraction in employment taking place 2009 to 2012 (reflecting the Late 2000s
Recession) and a recovery to 2017. A consistent upward trend was experienced in
the period 2012 to 2017, with growth of 12.7% (15,000 jobs). In the most recent
year however (2017 to 2018), employment contracted by around 1.5% (2,000 jobs).

5

Annual Population Survey, ONS, Jul 2018-Jun 2019.
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Figure 2: Total employment 2009-2018, East Riding6
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Examination of BRES data by industrial sector for the 2009-2018 period shows
wide variation in performance across industrial sectors. Removing the PAYE
element, four sectors experienced an absolute expansion in employment of 2,000
or more jobs:


Manufacturing (+5,000 jobs, +35.7%);



Business administration & support services (+4,000 jobs, +80.0%);



Professional, scientific & technical (+3,000 jobs, +60.0%); and



Transport & storage (+2,000 jobs, +40.0%).

Three sectors experienced an absolute contraction in employment of 2,000 or more
jobs:


Public administration & defence (-5,000 jobs, -38.5%);



Education (-2,000 jobs, -15.4%); and



Arts, entertainment, recreation & other services (-2,000 jobs, -33.3%).

In terms of total employment in 2018 (the latest year of data), the three largest
sectors were Manufacturing (14.3% of total employment), Health (12.1%) and
Retail (9.0%). Together these three sectors accounted for around 35.4% of total

6

Source: BRES employment data. Years 2015n, 2016n, 2017n and 2018n refer to new ONS
method
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employment. Other sectors significant in terms of total employment are Education
and the Accommodation & food services sector (both accounting for around 8.3%).
Table 1: Employment by broad industrial sector 2009-2018, East Riding7
Employment

Change 2009-2018

Industrial Sector

2009

2018

No.

%

Agriculture, forestry & fishing

6,000

7,000

1,000

16.7%

Mining, quarrying & utilities

1,000

2,250

1,250

125.0%

Manufacturing

14,000

19,000

5,000

35.7%

Construction

6,000

5,000

-1,000

-16.7%

Motor trades

2,500

3,000

500

20.0%

Wholesale

5,000

4,500

-500

-10.0%

Retail

13,000

12,000

-1,000

-7.7%

Transport & storage

5,000

7,000

2,000

40.0%

Accommodation & food services

9,000

10,000

1,000

11.1%

Information & communication

2,500

3,000

500

20.0%

Financial & insurance

2,000

1,250

-750

-37.5%

Property

1,750

1,750

0

0.0%

Professional, scientific & technical

5,000

8,000

3,000

60.0%

Business admin & support services

5,000

9,000

4,000

80.0%

Public administration & defence

13,000

8,000

-5,000

-38.5%

Education

13,000

11,000

-2,000

-15.4%

Health

16,000

16,000

0

0.0%

Arts, ent, recreation & other services

6,000

4,000

-2,000

-33.3%

Total

128,000

131,000

3,000

2.3%

The Manufacturing sector exhibited the strongest growth (in absolute terms) of all
sectors measured by total employment in East Riding over the period 2009-2018,
as shown in Table 1. This trend contrasts with much lower levels of growth (in
percentage terms) regionally and nationally; in East Riding employment in the
sector expanded by 35.7% compared with 10.9% in Yorkshire & Humber and 0.1%
in England (estimated removing the PAYE element). Accordingly, the pattern of
growth in East Riding differs from that of the national economy as a whole that
show long-term structural change in the economy away from the Manufacturing
sector.

7

Source: BRES employment data. Note:
(i)
2018 figures are adjusted to exclude PAYE employment
(ii)
Figures may not sum exactly due to ONS rounding totals.
(iii)
Employment in ‘Public administration & defence’ excludes Armed Forces
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Total employment in the Manufacturing sector in East Riding was some 5,000 jobs
higher in 2018 than it was in 2009 (estimated removing the PAYE element), as
shown in Figure 3. Within the period however, there were variations in growth year
to year. Most recently, there was a strong expansion in employment of around 3,000
jobs between 2016 and 2018.
Figure 3: Total employment in manufacturing 2009-2018, East Riding8
20,000
19,000

Total employment

18,000
17,000
16,000
15,000
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13,000
12,000
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2.3.3
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2015 2015n 2016n 2017n 2018n

Travel to Work

Travel to work patterns are important in considering appropriate Functional
Economic Areas (FEAs).
The East Riding shares borders with several other local authority areas and there
are many flows of people, goods, information and trade between them. The East
Riding has particularly strong ties with the cities of Hull and York. This is reflected
in the extension of these cities' economic and housing markets into the East Riding.
There are movements of people on a daily basis between these places for
employment, entertainment, education and shopping purposes.
Hull's Travel to Work Area (TTWA) covers a large part of the East Riding and
exerts a strong influence. Hull is a major focus for development and regeneration
activity and this activity may bring economic benefits to the East Riding.
York is a significant centre of regional economic activity and a destination for many
workers who reside in the East Riding. It is also a popular retail and visitor
8

Source: BRES employment data. Years 2015n, 2016n, 2017n and 2018n refer to new ONS
method.
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destination. There are fewer movements between the East Riding and York than
there are between Hull and the East Riding, but they are still influential.
The Humber Estuary is the location of the Humber Ports which comprise significant
employment sites on both banks of the Humber. Although the Estuary physically
divides the two banks, the presence of the ports provides the area with a powerful
economic focus.
The recent 2018 Local Economic Assessment (LEA) for the East Riding has
defined FEAs relevant to the East Riding. The 2018 LEA examined a range of
indicators to determine appropriate FEAs for the East Riding, consisting of:


Travel-to-work flows (Census, 2011);



Housing Market Areas (East Riding Strategic Housing Market Assessment
(SHMA) 2016;



Travel-to-learn flows (Education Funding Agency, 2015);



Sectoral clusters (Business Register & Employment Survey); and



Transport networks.

The 2018 LEA uses 2011 Census data that remains the latest currently available
(the next Census is due to take place in 2021). Accordingly, this ELR aligns with
the FEA geography established within the recent 2018 LEA. This approach is
consistent with that adopted in the previous 2014 ELR which was aligned with the
most recent LEA at that time (2011 LEA).
The 2018 LEA identified four primary FEAs within the East Riding. These can be
outlined as follows:


Goole & Selby – Goole & Selby is a FEA that covers an area of
approximately 37,730 hectares (or 146 square miles). The FEA itself is located
on the south western side of East Riding and contains the East Riding towns of
Goole, Howden and Snaith, in addition to Thorne in the metropolitan borough
of Doncaster, and Selby;



Hull - Hull has a FEA that covers an area of approximately 118,310 hectares
(or 457 square miles). The FEA itself is relatively central to the East Riding
covering the city of Hull and the principal town of Beverley. The northern
boundary extends along the coastline beyond Hornsea, comprises the
Haltemprice settlements as it stretches out along the A63 to the west, and
includes Holderness and town of Withernsea to the east. The Hull FEA is sub
divided into Beverley and Hull North, Haltemprice and Hull West, and
Holderness and Hull East;



York (East) - York (East) is a FEA that covers an area of approximately
105,500 hectares (or 407 square miles). The FEA itself is located in the North
West of East Riding and contains the eastern side of the city of York and the
towns of Selby, Pocklington, Market Weighton and Stamford Bridge; and
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Bridlington & Wolds - Bridlington & Wolds is a FEA that covers an area of
approximately 101,250 hectares (or 390 square miles). The FEA itself is
located in the North East of East Riding and contains the towns of Bridlington,
Driffield, Filey, Malton and Norton.

These FEAs are used as a basis for considering employment land demand and
supply within this ELR. Figure 4 illustrates this geography.
Figure 4: Functional Economic Area, East9

2.3.4

Business Profile

UK business count data from the ONS provides a picture of the size distribution of
businesses in East Riding in terms of number of employees. As illustrated in Figure
5 the majority of businesses in the East Riding (89.8%) are micro businesses with
less than 10 employees.

9

Source: 2018 LEA
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Figure 5: Businesses by size (number of employees), 201910
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Comparing East Riding with other areas, the area has a slightly higher proportion
of micro businesses than the Humber LEP, YNYER LEP, Yorkshire and Humber
region and nationally, as shown in Table 2. It also has a smaller proportion of
medium to large businesses (1.7%) than the Humber LEP area (2.3%), Yorkshire
and Humber region (2.2%) and nationally (1.9%).
Table 2: Businesses by size (number of employees), 201911

10
11

Area

Micro
(0 to 9)

Small
(10 to 49)

Medium
(50 to 249)

Large
(250+)

Doncaster

89.6%

8.2%

1.7%

0.4%

East Riding of Yorkshire

89.8%

8.6%

1.4%

0.3%

Kingston upon Hull, City

82.7%

13.7%

2.9%

0.7%

North East Lincolnshire

86.2%

11.3%

2.1%

0.5%

North Lincolnshire

88.5%

9.1%

2.1%

0.3%

Ryedale

89.9%

8.9%

1.0%

0.3%

Scarborough

87.2%

11.3%

1.3%

0.2%

Selby

90.7%

7.8%

1.3%

0.3%

York

87.3%

10.2%

1.8%

0.6%

Humber LEP

87.6%

10.1%

1.9%

0.4%

YNYER LEP

89.4%

8.9%

1.4%

0.3%

Yorkshire and Humber

88.1%

9.7%

1.8%

0.4%

England

89.6%

8.5%

1.5%

0.4%

Source: ONS UK Business Counts, based on IDBR (2019).
Source: ONS UK Business Counts, based on IDBR (2019).
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Examining trends over time, the proportion of businesses in East Riding that are
micro businesses has fallen very slightly over the period 2010-2019 (from 90.0%
to 89.8%), shown in Figure 6. Notably, this contrasts with increases that were
experienced in the Humber LEP area, the Yorkshire and Humber region and
nationally. The fall was similar to that recorded in the YNYER LEP area. This could
reflect growth in employee numbers within indigenous businesses in the East
Riding or greater numbers of larger firms moving in from outside.
Figure 6: Micro businesses as % of total businesses, 2010-201912
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Over the period 2010 to 2019, the total business count in East Riding increased by
14.7%, shown in Figure 7. This is in line with the rate recorded in the Humber LEP
area but lower than in the YNYER LEP area (15.9%), Yorkshire and Humber region
(24.8%) and nationally (31.3%).

12

Source: ONS UK Business Counts, based on IDBR (2019).
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Figure 7: Change in total business count, 2010-201913
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Business demography data published by the ONS provides a picture of new
business births and survival rates, shown in Table 3. This shows that new business
births in East Riding grew by 10.3% in 2015 to 2018, a significantly higher rate
than in surrounding authorities, the Yorkshire and Humber region and nationally.
In contrast to the growth recorded in East Riding, business births fell in these areas
with the exception of York.
Table 3: Change in business births, 2015-201814
Area

2015

2018

Change 2015-2018
No.

%

East Riding

1,405

1,550

145

10.3%

Kingston upon Hull, City

870

825

-45

-5.2%

North East Lincolnshire

665

560

-105

-15.8%

North Lincolnshire

685

620

-65

-9.5%

York

830

850

20

2.4%

Yorkshire and Humber

25,140

23,405

-1,735

-6.9%

England

344,065

340,045

-4,020

-1.2%

East Riding also outperforms most of these other areas in terms of business 1-year
survival rates. The latest data, relating to the birth of enterprises in 2017, shows that

13
14

Source: ONS UK Business Counts, based on IDBR (2019).
Source: ONS Business Demography data.
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East Riding has a 1-year survival rate of 90.8%, above that in the Yorkshire and
Humber region and nationally, shown below in Figure 8.
Figure 8: Business survival rates at 1-year, 2017 births15
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Drivers of Growth

There are ambitious plans for growth in the East Riding. These are being driven
forward through the activities of the Humber LEP, YNYER LEP and ERYC. Key
economic policy documents directing this growth include the Humber Strategic
Economic Plan (SEP), YNYER Strategic Economic Plan (SEP), the emerging
Local Industrial Strategy (LIS) for the Humber and the East Riding Economic
Strategy.
The East Riding is a member of two Local Enterprise Partnerships (LEP), which
reflects the scale and diversity of the area's economy. This enables the area's
businesses and workforce to benefit from a broad range of support. At the time of
writing, continued membership of the York, North Yorkshire and East Riding LEP
remains uncertain following the Government’s stated intention that each authority
should only be a member of one LEP.
The Humber LEP has expressed its aspirations for the area to be a British and
European centre for the energy sector and is prioritising its work to support the
development of a ‘super cluster’ of renewable energy businesses. The leading role
that the Humber will play in the emerging renewable energy sector has also been

15

Source: ONS Business Demography data.
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recognised by the Government, who have designated the Humber as a Centre for
Offshore Renewable Engineering (CORE).
The priorities of the York, North Yorkshire and East Riding LEP Strategic
Economic Plan (2014) sets out the overarching vision ‘to make York, North
Yorkshire & East Riding the place in England to grow a small business, combining
a quality business location with a great quality of life’. The ambition of the SEP is
to drive growth in agri-tech and bio-renewables, with a focus on being a worldrenowned area for these sectors and food manufacturing. The LEP recognises the
key role small and medium-sized enterprises will play in the success of the area and
it seeks to support these businesses and the people working within them.
The Humber Strategic Economic Plan (SEP) 2014-2020 has at its core the following
ambition:
“The ambition is to maximise the potential offered by the Humber Estuary, leading the Humber
to become a renowned national and international centre for renewable energy and an area
whose economy is resilient and competitive.
We will continue to develop our strengths in key sectors, supporting our businesses to grow and
helping our residents to access the opportunities they need to lead prosperous and rewarding
lives.”

A review and update of the SEP was published in 2016.
The SEP focuses on Energy as an established and diversifying sector which acts to
define the Humber Estuary; The Energy Estuary. The Humber is connected to
around 25% of UK Energy whether through direct generation or in the import and
export of fuels.
The greatest step change for economic growth in the Humber is provided by the
new offshore wind sector since the region sits centrally to nearly 50% of UK wind
projects and facing the Danish and German markets. The Humber has land,
infrastructure and a marine heritage that is assisting to meet the requirements of the
industry and providing new opportunities for investment and employment in the
region. There is also a broader established base of energy related activity and highenergy intensive industries which are supported by the Humber.
The Humber’s ambition is to become a leading national and international centre for
energy drawing on new sectors and supporting those more established. The
Northern Powerhouse Independent Economic Review also identifies ‘Energy’ as a
key sector assessed as having great value and growth potential for the North.
Since the original SEP was produced, there have been a number of major business
investments in the offshore wind sector and associated supply chain in the Humber.
These include a £310m investment by Associated British Ports and Siemens to
develop an offshore wind turbine blade manufacturing, installation and service at
Green Port Hull. The Siemens investment has further stimulated supply chain
inward investment with companies such as 3Sun Group, TRG Wind, GEV Offshore
as well as major contracts have been awarded to local companies such as Spencer
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Group, Turner Timber Frames Ltd and Neville Tucker Ltd. Green Port Hull is
located just outside the East Riding boundary, but its effects extend into the East
Riding.
Most recently in 2019, the Humber LEP has been working with partners on the
Local Industrial Strategy (LIS) for the Humber. The LIS will build on established
strengths and the momentum that has started, and also look to new opportunities. A
draft document has been developed and due to be agreed with Government shortly.
The draft Humber Industrial Strategy sets out the following priorities:


Accelerating clean growth on the Energy Estuary;



Developing the Humber ports and manufacturing clusters; and



Developing the approach to cross-cutting issues supporting improved
productivity.

Once agreed with government, the LIS will drive forward further growth in the
clean energy sector in the Humber through the UK Shared Prosperity Fund.
The LIS is aligned with East Riding Economic Strategy 2018-2022. This is
underpinned by a recent Local Economic Assessment (LEA) and sets out the
following economic vision for the East Riding.
“To be a competitive and resilient low carbon economy that supports sustainable and inclusive
growth”

A 1-year review of the East Riding Economic Strategy was published in June 2019.
This identifies a number of recent inward investment successes through promotion
of strategic employment sites in the East Riding. Examples include:


Tricoya (Saltend);



INEOS (Saltend);



Croda (J36 of M62)



Y Pellets (J36 of M62); and



Siemens Mobility (Goole36).

The latter is expected to create up to 700 jobs plus additional employment in the
supply chain. The Council is working to secure funding to establish a rail innovation
hub to promote research and development in an increasingly important industry for
the region. The Rail Accelerator and Innovations Solutions Hub for Enterprise
(RaisE) concept is a partnership driven, multi-functional concept that will primarily
offer a world-class research, development and Innovation Hub. This will be rail
focused and linked to the Goole Siemens Mobility factory. The Hub will seek to
emulate the provision at the Advanced Manufacturing Park in Sheffield, seen as an
exemplar of sector-based collaboration between industry, academia and local
government. The land availability surrounding the proposed Hub site at Jct 36
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provides the ideal location to grow supply chain opportunities developing a network
of companies that actively collaborate and communicate with the Accelerator Hub
which will help these businesses to deliver new products and services.
Further to these opportunities in advanced manufacturing/rail, there is the potential
for the establishment of freeports in the Humber. In August 2019, Government
plans were announced to launch up to 10 freeports across the UK following
departure from the EU. Now that the Government have secured a majority, it could
look to press on with introducing them.
Freeports operate outside of normal tax and tariff rules in the country where they
are based, allowing the import, manufacture and re-export of goods entirely free of
enforced checks, paperwork and tariffs. Companies operating in such areas are
typically subject to reduced VAT rates and lower employment tax. If under the new
free-trade agreement the UK is given the room to diverge from EU rules on
subsidies, there are arguments that free trade zones could bring greater benefits.
The East Riding could potentially have two freeport designated areas:


ABP Port of Hull – A site of 450 acres with Enterprise Zone (EZ) status
(Hedon Haven site), adjacent to the ABP Port of Hull; and



ABP Port of Goole – A site of 300 acres with EZ status, adjacent to the ABP
Port of Goole.

If government goes ahead with freeports (a consultation has taken place), and these
are allocated to the East Riding then this could potentially significantly accelerate
growth in both areas over a relatively short space of time.
In summary, there are ambitious plans for growth in the East Riding being driven
forward by key economic development stakeholders. The primary drivers of future
economic growth relate to:


Clean energy;



Advanced manufacturing including the rail related supply chain; and



Potential freeport designations.

2.3.6

The role of strategic employment locations

Enterprise Zones (EZs) have played an important role in attracting investment to
the East Riding. Five sites in the East Riding have Enterprise Zone status. These
comprise of sites at Elloughton-cum-Brough, Melton, Goole, Salt End and Hedon
Haven. A series of financial incentives have been put in place alongside simplified
planning approaches that will attract and support businesses in the renewable and
low carbon energy sector. These EZ sites will continue to be important in driving
future economic growth in the area.
The Local Plan (adopted 2016) identifies four strategic key employment sites:


Hedon Haven;
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These provide significant opportunities for employment development and are of
vital importance to achieving the economic growth aspirations of the East Riding.
The Council continues to push forward with a proactive economic development
strategy and has recently commissioned a strategic study of the M62/Energy
Corridor Strategic Development Zone (SDZ).
The East Riding Economic Strategy identifies a number of opportunities for future
economic growth. These can be considered by FEA as follows:
Goole & Selby
The FEA’s economy is centred on Goole with traditional employment sectors
associated with the port, and newer sectors including manufacturing and
engineering; logistics; financial and business services; and retail adding to the
economic base of the town. The port also has an important role in the renewable
and low carbon energy industry, and already plays an increasingly important role
in the import of biomass.
Its economic importance will be strengthened through investments in port facilities.
The Goole Renaissance Plan identifies scope for intensification of activities within
the port complex.
Goole is a prime location for storage and distribution investment, benefiting from
the presence of the port and the strong road and rail connections to other parts of
the country. Goole 36/Capitol Park, which provides large-scale premises for
distribution, warehousing and manufacturing, has attracted significant inward
investment to the East Riding over recent years. It has been identified as a Key
Employment Site accordingly and is also included within an Enterprise Zone.
Hull (comprising Beverley and Hull North, Haltemprice and Hull West and
Holderness and Hull East)
The FEA benefits from a significant concentration of the East Riding's employment
opportunities. There is a strong relationship between the FEA and the City of Hull.
This has been reflected in the past by high levels of people moving out of the City
into the East Riding, alongside significant flows of people who travel into the City
for employment.
The FEA has an important role in the overall economy of the East Riding and is
centred mainly on sites in and around the Major Haltemprice Settlements and
Beverley and along the East-West Multi-Modal Transport Corridor at Elloughtoncum-Brough, Melton and Salt End. A diverse range of businesses operate within
the FEA, with ports and logistics; tourism; renewable energy; manufacturing and
engineering (including chemicals); finance and business services; and transport
equipment being key economic sectors.
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Sites at Melton, Elloughton-cum-Brough, Salt End and Hedon Haven have been
designated as part of the ‘Humber Green Port Corridor Enterprise Zone’. The
Enterprise Zone, and the sites within it, will have a particularly important role in
supporting the growth of the renewable and low carbon energy sectors in the
Humber sub-region. Due to the scale of growth that is anticipated in these sectors,
further development land at Hedon Haven has been identified as being required to
cater for an expansion of the Port of Hull.
York (East)
The FEA is predominantly rural in character and has a population of 36,000 East
Riding residents, of which just over 9,000 live in Pocklington and 7,000 live in
Market Weighton16. There is a strong relationship between the FEA and York. The
relatively close proximity to the City places pressure on the FEA's settlements, as
an attractive location for those people working in York who want to live in a more
rural location.
Service and manufacturing employment development has taken place on industrial
estates close to Pocklington and, on a more limited scale, in Market Weighton. The
2014 Employment Land Review highlights that the role of both these industrial
estates in providing local employment opportunities should be supported in the
future. Development at these estates may also help to slow down the rate of outcommuting to York and the other larger centres outside the FEA. Industrial estates
at Holme on Spalding Moor and Full Sutton also have an important role in
contributing to the rural economy.
Bridlington & Wolds
Bridlington shares a number of common characteristics with Scarborough
(approximately 15 miles to the north), both of which are attractive coastal towns.
Whilst tourism is an important part of the economy, there is a particular focus on
regeneration initiatives that will help to strengthen the town's economic base.
There are major developments as part of the town’s regeneration strategy and to
address shortcomings in the performance of the town. The FEA has an important
role in the UK's energy industry, with energy from the Dogger Bank offshore wind
farm expected to come onshore just north of Ulrome.
One of the key issues for this FEA relates to its relative peripherality, as it is located
on the fringes of both the Hull and York catchments.

2.3.7

Inward Investment and indigenous business needs

There are important aspects influencing employment land demand for both
incoming inward investors and indigenous businesses. These include:


16

Inward investment pipeline;

Based on https://intel-hub.eastriding.gov.uk/parish-profile/
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These are considered below.
Inward investment pipeline
Council data shows a strong pipeline of both committed investments and enquiries.
There are 14 committed investments in this pipeline that are due to be completed in
the next few years. These are of a substantial value of in excess of £600m with
estimated job creation of approximately 3,000 jobs. Around half of the investments
are in the Manufacturing sector with other sectors represented including the
Transport & Distribution, Energy, Professional services, Public and other service
sectors.
Spatially, these comprise of developments across the Goole & Selby, Hull and York
(East) FEAs. The majority of investments (in terms of both number and value) are
in the Hull and Goole & Selby FEAs. There are two particularly large investments,
one of £200m in Goole by Siemens Rail and another of £140m in Saltend by Ineos
– both in the Manufacturing sector.
Further to committed investments, there is also a strong pipeline of investment
enquiries. Excluding retail, there are 18 active enquiries. These are associated with
an estimated £2bn of investment and creation of over 4,000 jobs. Around half of
the investments are in the Manufacturing sector with other sectors represented
including the Recycling/Renewables, Transport & Distribution, Engineering,
Energy, other services and Public sectors.
Spatially, two-thirds of the investments are in the Hull FEA. When measured by
investment value however, over 95% of investment is in the Hull FEA. The total
site area required is 368ha with an associated floorspace of approximately
370,000sqm. The Manufacturing sector accounts for over half of this requirement.
This strong pipeline of both committed investments and investment enquiries will
support further employment growth in the next few years.
In terms of indigenous business needs, sites along the East-West Multi-Modal
Transport Corridor are attractive locations (just as they are also for inward
investors). These include Hedon Haven, Humber Bridgehead, Meltonwest and
Goole 36/Capitol Park. The Economic Strategy also highlights the significance that
the large plot sizes offered has had in attracting inward investment to these
locations.
Cross boundary relationships in key economic sectors
The relationship with Hull is particularly strong. In recognition of this, a statement
of common ground has recently been agreed between ERYC and Hull City Council
to maximise positive outcomes in relation to a set of ‘strategic priorities’.
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The Hull FEA is the only one that extends over Hull as well as part of the East
Riding. It is the most extensive of the FEAs that extend over the East Riding,
reflecting the influence of Hull as Regional City and proximity to surrounding
areas. It includes key elements of the area’s strategic road and rail transport network
that provide connections to the rest of the UK, especially along the M62/A63 East
West Multi-Modal Transport Corridor. There are very strong commuting flows
between Hull and the East Riding. In particular, the largest flow of people is from
East Riding residents who work in Hull. This accounts for 24.0% of all East Riding
residents that are in employment. When Hull and East Riding is taken as a single
area there is a very high retention rate with 82.7% of Hull residents and 84.7% of
East Riding residents working within the combined area.
In terms of future sectoral employment growth, the further development of the clean
energy sector and related supply chain is a critical consideration for this crossboundary relationship. Substantial future investment is anticipated in the sector in
coming years that will generate demand for employment land in both Hull and the
East Riding. Other important sectors include the broader energy intensive sector,
engineering, ports and logistics.
Trends in working practices
The shape of modern work has evolved over recent years. Whilst some form of
property remains necessary, the way workplaces look and behave has been
undergoing substantial change. A range of factors has driven this trend. From the
perspective of businesses, there has been a need to improve the cost effectiveness
of their property portfolio, whilst also providing an environment that enables them
to attract staff, collaborate and innovate. From the perspective of individuals, there
has been a desire to work more flexibly and avoid the stresses of the daily commute.
A significant part of this is the move towards increased remote working and coworking.
There is the potential for changes in working practices to have an influence on
employment land demand in the East Riding. The potential for increased adoption
of remote and co-working in the future will however be reliant upon sufficiently
robust infrastructure being in place. Communications infrastructure (including fast
broadband and reliable mobile connectivity) is key, as are transport connections.
The availability of co-working spaces is also an important consideration.
The shape of future employment growth in terms of sectors will also affect to what
extent these changing working practices impact upon employment land
requirements. For example, whilst future changes may be significant in the
Professional Services sector, they are less relevant to production type activities such
as in the Manufacturing sector.

2.4

Implications for future demand

Overall, recent trends in local economic data indicate relatively strong economic
activity rates and healthy employment growth in the East Riding. The
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manufacturing sector has performed particularly strongly in terms of employment
growth. This is in contrast to trends in the sector nationally.
A strong pipeline of both committed investments and investment enquiries is also
supportive of continued future growth in coming years. Spatially, the relationship
with Hull is expected to continue to be important.
Changes in working practices mean that the shape of employment land demand is
expected to evolve in the future, reducing demand for traditional B1 type space.
Summary
















Economic activity rates are relatively strong in the East Riding.
Total employment increased by around 2.3% (+3,000 jobs) in 2009-2018. The
Manufacturing, Health and Retail sectors are the largest sectors in terms of total
employment, together accounting for around 35.4% of total employment.
The largest absolute expansions in employment in 2009-2018 were in the Manufacturing,
Business administration & support services, Professional, scientific & technical and
Transport & storage sectors.
The Manufacturing sector exhibited the strongest absolute growth of all sectors in 20092018, adding 5,000 jobs. The pattern of growth in the East Riding differs from that of the
national economy as a whole which shows long-term structural change in the economy
away from the Manufacturing.
The East Riding borders several other local authority areas with many flows of people,
goods, information and trade between them. It has particularly strong links with Hull and
York. The Humber Ports are also a powerful economic driver.
The majority of businesses (89.8%) in the East Riding are micro businesses with less than
10 employees. The economy is relatively diverse, but heavily dependent on small
businesses and a limited number of major employers (including the Manufacturing sector
and the Public sector).
The total business count in the East Riding increased by 14.7% in 2010-2019. In 20152018, new business births grew by 10.3%, a significantly higher rate than in surrounding
authorities, the Yorkshire and Humber region and nationally.
There are ambitious plans for growth in the East Riding being driven forward by both the
Humber, and York and North Yorkshire LEPs. The primary drivers of future economic
growth in East Riding relate to:
o

Clean energy;

o

Advanced manufacturing including the rail related supply chain;

o

Potential freeports designations;

o

Food manufacturing;

o

Agri-tech; and

o

Bio-renewables.
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The clean energy sector is a particularly significant and rapidly growing sector in the UK
economy. With its estuary, ports and associated marine assets, the Humber is uniquely
placed to benefit from this growth.
Strategic employment locations play an important role in enabling growth. The
M62/Energy Corridor Strategic Development Zone (SDZ) is attractive to investors and has
the potential to facilitate further growth.
There are important aspects influencing employment land demand for both incoming
inward investors and indigenous businesses. These include:
o

Inward investment pipeline;

o

Cross boundary relationships in key economic sectors; and

o

Trends in working practices (e.g. remote and co-working).

There is a strong pipeline of both committed investments and investment enquiries which
will support further employment growth in the next few years.

271768-00 | Issue | 12 May 2020
B:\FP&HSD\FP TEAM FILES\LOCAL PLAN\EVIDENCE BASE\EMPLOYMENT LAND\ELR 2019\10. FINAL\12.05.20 EAST RIDING ELR FINAL REPORT.DOCX

Page 26

East Riding of Yorkshire Council

Employment Land Review
Report

3

Future Requirements for Employment
Land

3.1

Overview

This section assesses the total requirement for additional employment space in the
East Riding in the period to 2040. The assessment considers demand across
industrial sectors making up the economy and the implications in terms of the types
of B-class use space required.

3.2

Approach

The following diagram illustrates the key stages of the approach to estimating the
future requirement for employment space.
This process requires a number of assumptions in order to convert forecasts of
growth in jobs across different industrial sectors to employment floorspace and land
requirements. These are outlined in following sub-sections in Figure 9.
Figure 9: Approach to assessing land requirements17
Employment growth scenarios by sector

Mapping employment in different sectors to B-class uses

Translating employment by use class to floorspace (sqm)

Translating floorspace to land requirements (ha)

Converting net to gross employment land requirements

17

Source: Edge (2019).

271768-00 | Issue | 12 May 2020
B:\FP&HSD\FP TEAM FILES\LOCAL PLAN\EVIDENCE BASE\EMPLOYMENT LAND\ELR 2019\10. FINAL\12.05.20 EAST RIDING ELR FINAL REPORT.DOCX

Page 27

East Riding of Yorkshire Council

3.3

Employment growth scenarios

3.3.1

Overview

Employment Land Review
Report

The ELR adopts a scenario-based approach to employment growth. This responds
to the need for the ELR to plan sufficiently for growth and take into account the
potential range of employment growth that could occur.
There are broadly three main forecasting techniques that can be used to forecast
employment land requirements. These are:


Labour demand forecasts – based on an economic model, these predict
changes in employment by sector;



Labour supply forecasts – these take demographic dynamics as the driver and
forecast changes in employment; and



Projections of past take-up – these roll forward trends in past take-up of
employment land and floorspace.

There are advantages and disadvantages associated with each:


Labour demand forecasts can be useful in understanding expected future
changes in the scale and sectoral composition of employment. They are
inherently limited however by their strong reliance upon past trends to drive
econometric forecasting models.



Labour supply-based techniques have similar advantages and disadvantages.



Projecting forward on the basis of past take-up has the advantage of utilising
available historic evidence on actual realised market demand. The disadvantage
with this approach however is that projecting take-up rates forward on a linear
basis assumes that the property market and economy will continue to behave as
it has in the past, and that demand is not constrained or subject to change by
other factors. This is a significant constraint in terms of establishing an informed
view of future demand.

The approach applied in the ELR is based on a combination of labour demand and
supply forecasts, which are considered in the context of evidence on historic,
market take-up. The advantage of this approach is that it enables both market
conditions and the expected impacts of economic development policy to be taken
into account. Overall, the approach is based on the consideration of a range of
evidence, both quantitative and qualitative, in order to inform the development of
alternative scenarios for future growth.
This approach is consistent with Planning Practice Guidance (PPG) that states that
Plan makers should consider:


Sectoral and employment forecasts and projections (labour demand);



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

3.3.2

Use of econometric forecasts

The employment growth scenarios developed are based on the Oxford Economics
Local Authority District Forecasting Model. This model is produced by Oxford
Economics and published quarterly.
Both of the scenarios tested use the October 2019 forecast. The underpinning
assumptions of the October 2019 forecast were locked on 21st October 2019. In
relation to the potential departure of the UK from the European Union, the
following assumptions were made:


That the UK is granted another extension to the Article 50 period until early2020;



A general election around the turn of the year yields a narrow Conservative
victory that enables the government to gain approval for the withdrawal
agreement; and



That the UK formally leaves the EU in early 2020, moving into a transition
period during which trading arrangements remain unchanged.

The Oxford Economics Local Authority District Forecasting Model sits within the
Oxford suite of forecasting models. This structure ensures that global and national
factors (such as developments in the Eurozone and UK Government fiscal policy)
have an appropriate impact on the forecasts at a local authority level.
The local forecasting model depends essentially upon three factors:


National/regional outlooks – all the forecasting models are fully consistent
with the broader global and national forecasts which are updated on a monthly
basis;



Historical trends in an area (which implicitly factor in supply side factors
impinging on demand), augmented where appropriate by local knowledge and
understanding of patterns of economic development built up over decades of
expertise; and



Fundamental economic relationships which interlink the various elements of
the outlook.

3.3.3

Future catalysts for employment growth

As identified in Section 2, important catalysts for employment growth in the East
Riding include:


Clean energy;
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Advanced manufacturing including the rail related supply chain; and



Potential freeports designations.

The clean energy sector is a particularly significant and rapidly growing sector in
the UK economy. With its estuary, ports and associated marine assets, the Humber
is uniquely placed to benefit from this growth. Strategic employment locations in
the East Riding are also expected to play an important role in enabling future
growth. In particular, the M62/Energy Corridor Strategic Development Zone (SDZ)
is attractive to investors and has the potential to facilitate further growth.
These future catalysts for employment growth are factored into the ‘higher growth’
scenario, one of the two scenarios tested.

3.3.4

Description of scenarios

The employment growth scenarios reflect a range of different potential outcomes
for employment growth in the East Riding in the period to 2040.
Two alternative scenarios are considered:


‘Baseline’ – This scenario is based on the latest October 2019 forecast using
the Oxford Economics model. This scenario reflects the expected baseline
economic performance based on long term historic employment trends and
assumptions in relation to UK macroeconomic growth; and



‘Higher growth’ – This scenario adds additional employment to the
‘baseline’ scenario based on committed development projects, inward
investment pipeline and additional ‘policy on’ growth. This scenario reflects
the potential for higher economic performance and could also be considered as
the ‘policy on’ scenario, reflecting the ambitions of ERYC and the Humber
LEP. It factors in the three identified catalysts for future employment growth.

It is noted that anticipating future employment growth is particularly challenging at
the time of this report. The current macroeconomic environment in the UK is
unique. In particular, there has been a period of protracted uncertainty relating to
the departure of the UK from the European Union. This has had an adverse impact
on the environment for business investment. Political uncertainty has also been a
factor, with a General Election being called toward the end of 2019.
As this report is written in early 2020, a new government has recently been elected.
This is a positive development in providing greater political certainty. The new
government is in its very early days and therefore the direction of national economic
policy is however subject to change. It should be noted that the econometric
forecasts (at October 2019) were produced pre-election.
In relation to the departure of the UK from the European Union, a Withdrawal
Agreement has now been passed into UK law. This provides for the UK exiting on
31st January 2020 moving into a transition period until 31st December 2020. In
practical terms, very little will change until the transition period ends. The nature
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of the trade agreements negotiated will shape the environment thereafter and this
represents an area of considerable uncertainty.
Despite this uncertainty, there are a number of positive factors locally that are
expected to support future economic growth in the East Riding. These include:


Recent trend growth in employment in the East Riding;



Major local economic drivers including development of the clean energy
sector, advanced manufacturing and potential designations of freeports; and



A proactive local economic development policy toward stimulating growth by
attracting new inward investment.

These factors are evidenced in Section 2.
Reflecting this range of possibilities, in this ELR the requirement for future
employment space is assessed under a range of future scenarios for economic
growth over the period to 2040, shown in Figure 10. This enables consideration of
the potential impacts of different levels of economic performance in the East
Riding.
Figure 10: ELR Employment Growth Scenarios to 204018
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In order to establish scenarios for future employment growth, it is necessary to make
a number of informed assumptions. Table 4 outlines the parameters of the scenarios
including the source of employment growth projections and, where applicable, key
assumptions applied.

18

Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence.
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Table 4: ELR employment growth scenarios - assumptions19
Employment Growth
2018-2040
Scenario

Total

Annual
average

Baseline

-9,723

Higher
growth

+15,066

Source

ELR assumptions

-442

Independently produced
Local Authority District
Forecasting Model
‘baseline’ forecast
(October 2019 release)

As per forecast

+685

Independently produced
Local Authority District
Forecasting Model
‘baseline’ forecast
(October 2019 release)
Assumptions made to
generate a ‘higher growth’
scenario based on this
forecast

This scenario adds additional
employment to the ‘baseline’
scenario based on committed
development projects, inward
investment pipeline and additional
‘policy on’ growth.
It factors in the three identified
catalysts for future employment
growth.
Data on inward investment from the
Council has been utilised.
This scenario includes:





Committed investments (2,957
jobs);
Pipeline investments (4,279
jobs); and
Additional policy stimulated
development (10,000 jobs)

These jobs (totaling 17,236) are
added into the ‘baseline’ model to
generate a higher scenario (note that
the end jobs output of the model is
greater as it takes into account the
knock on impact of new jobs
throughout the economy).

The East Riding’s future economic performance will depend on a number of factors.
These include the impacts of the three identified economic drivers once these have
been fully realised, specific policy measures to stimulate a higher rate of local
economic growth and the broader macroeconomic performance of the UK economy
(including in the period post the departure of the UK from the EU).
The scenarios can be considered to represent different outcomes. Whilst the
‘baseline’ forecasts could be considered robust in its own right, it remains that
19

Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence.
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trend-based forecasts that do not take into account some of the evidence collected
for this assessment. Reflecting the emphasis of the NPPF on supporting sustainable
economic growth, we have made amendments to assumptions of the ‘baseline’
forecast to reflect these local considerations in order to generate a ‘higher growth’
scenario.
The ‘baseline’ scenario is broadly considered to represent the pessimistic case
without taking account of the three identified local economic drivers and the impact
of economic development policy. It is based on the independently produced Local
Authority District Forecasting Model ‘baseline’ forecast (October 2019 release),
produced using econometric modelling of employment.
This is considered an appropriate pessimistic case because:


It is the latest forecast produced at a time of high economic and political
uncertainty; and



Recent trend data suggests that this projection is very pessimistic.

This is a more pessimistic outlook than the low scenario included in the 2014 ELR;
projecting an annual average change of -442 jobs compared with +339 jobs
previously.
The ‘higher growth’ scenario represents a more optimistic scenario, taking into
account the potential positive impacts generated in the future by the three identified
local economic drivers. In broad terms, this could also be considered to represent a
‘policy on’ environment with higher growth being achieved in specific sectors. In
particular, this scenario assumes growth in the Manufacturing and Transport &
Distribution sectors in the East Riding, in contrast to contractions projected in the
‘baseline’ scenario.
The ‘higher growth’ scenario is based on the October 2019 ‘baseline’ forecast with
adjustments made to provide a more optimistic scenario. This produces an annual
average jobs figure of +685. The high scenario in the 2014 ELR had a base annual
average jobs figure of +756 jobs.
The overall Compound Annual Growth Rate (CAGR) under the two scenarios is as
follows:


Baseline (-0.3%)



Higher growth (+0.4%)

The scenarios tested project growth of between -442 and +685 jobs per annum.
Comparing these levels with historic trends in the East Riding is challenging due to
constraints in obtaining consistent data over a sufficiently long-time period to
smooth out the effects of the economic cycle. In the period of economic expansion
in 2009-2018, the annual average growth was 333 jobs.
Overall, the width of the range between the ‘baseline’ and ‘higher growth’ scenarios
is wider in this ELR than the 2014 ELR. This reflects the higher level of uncertainty
attached to significant economic variables at this time compared with in 2014.
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Projections of past take-up

In addition to the employment-based scenarios (‘baseline’ and ‘higher growth’), a
further scenario based on historic employment land take-up is included. This is
considered contextually with the emphasis being on the ‘baseline’ and ‘higher
growth’ employment growth scenarios.

3.4

Mapping employment in different sectors to Bclass uses

The employment forecasts that inform the employment scenarios provide forecasts
for 19 industrial sectors.
Through the analysis undertaken for the ELR, the composition of employment in
these sectors has been considered in order to estimate the percentage of employment
that can typically be expected to take place in B-class employment floorspace. The
proportion of employment in different sectors that can be expected to take place in
the following B-class sectors has been estimated:


Office - Use Classes B1a (office) and B1b (research & development);



Industrial - Use Classes B1c (light industrial) and B2 (industrial);



Distribution - Use Class B8 (warehouse and distribution).

The analysis does not estimate requirements for retail floorspace. These
requirements are addressed in a retail study and are not within the scope of an ELR.
Table 5 outlines the distribution of space requirement by use class for employment
growth in each of the 19 industrial sectors. For example, this shows that 100% of
new jobs in the Finance & insurance sector are expected to require B1 office space.
Table 5: Employment sectors to B-class uses20
Use class

20

Sectors

Office
(B1)

Ind
(B1c/B2)

Dist
(B8)

Total
(B class)

1

Agriculture, forestry and fishing

0%

0%

0%

0%

2

Mining and quarrying

0%

0%

0%

0%

3

Manufacturing

0%

100%

0%

100%

4

Electricity, gas & steam

0%

84%

0%

84%

5

Water supply; sewerage, waste management

0%

84%

0%

84%

6

Construction

0%

0%

0%

0%

7

Wholesale and retail trade

0%

12%

35%

47%

8

Transportation and storage

0%

0%

79%

79%

Source: Edge (2019).
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9

Accommodation and food service activities

0%

0%

0%

0%

10

Information and communication

100%

0%

0%

100%

11

Financial and insurance activities

75%

0%

0%

75%

12

Real estate activities

75%

0%

0%

75%

13

Professional, scientific & technical activities

75%

0%

0%

75%

14

Administrative and support service activities

75%

0%

0%

75%

15

Public administration and defence

10%

0%

0%

10%

16

Education

0%

0%

0%

0%

17

Human health and social work activities

10%

0%

0%

10%

18

Arts, entertainment and recreation

0%

0%

0%

0%

19

Other service activities

35%

0%

0%

35%

These assumptions are based on professional experience and established convention
applied in undertaking ELRs nationally as well as best practice guidance on
Employment Land Reviews. A review of the local evidence base, including local
planning applications, has also informed the process. The assumptions are broadly
similar to those applied in the 2014 ELR.
Not all employment growth will be associated with allocated employment sites; a
considerable proportion of jobs in any area will be associated with existing
facilities, such as Public Health and Education that will accommodate significant
employment growth within existing premises. Accordingly, it is important to take
account of the distinction between growth in economic activity that requires
additional employment and that instead arises from productivity gains.

3.5

Translating employment by use class to
floorspace (sqm)

In order to translate employment by use class into floorspace requirements, an
average employment density (sqm per FTE job) is applied. This works out the gross
external area of floorspace, i.e. the footprint of buildings.
In this ELR, recent guidance in relation to employment densities published by the
HCA21 is utilised, as outlined in Table 6.
Table 6: Employment densities22

21
22

Use type

sqm per job

HCA Guide

Office space (B1, a, b)

17

Average of densities across B1a and B1b uses

Industrial space (B1c/B2)

42

Average of densities in B1c and B2

Storage and Distribution (B8)

81

Average of densities in B8

‘Employment Density Guide’ 3rd Edition, HCA (November 2015).
Source: Edge (2019) drawing on HCA Employment Density Guide.
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By comparison, the densities applied in the 2014 ELR were 16 sqm (B1), 67 sqm
(B2) and 67 sqm (B8). These were based on work undertaken by Roger Tym in
2010.

3.6

Translating floorspace to net land requirements
(ha)

Floorspace is translated into net land requirements by applying a plot ratio. The net
land requirement is the land required before replacement of employment land losses
and providing choice/competition in the market are considered.
Plot ratios describe the difference between the level of employment floorspace on
a site and the site area. A plot ratio of 1 means that a development of 10,000 sqm
gross external area (GEA) of floorspace would sit on a 1-hectare (10,000 sqm) site.
To work out the net land requirement for a set GEA of floorspace, the floorspace is
divided by the plot ratio. For example, a 10,000sqm GEA development would
require 25,000sqm of land (2.5ha).
Plot ratios are influenced by the height of buildings, parking standards and other
space requirements on the site (e.g. green space and communal areas). Plot ratios
are therefore used to work out the area of a site that would typically be occupied by
the footprint of buildings.
In this ELR, the average plot ratios applied are outlined in Table 7.
Table 7: Plot ratios23
Use type

Plot ratio

Office (B1, a, b)

0.4

Industrial (B1c, B2)

0.4

Distribution (B8)

0.4

These ratios are in line with recognised convention applied in ELRs across the
country. By comparison, a slightly lower figure of 0.35 was applied in the 2014
ELR. A review of recent local planning applications in the East Riding was also
undertaken to validate the plot ratio applied in this ELR (2020).

3.7

Converting net to gross employment land

The net employment land requirement figure is only a part of the process in
understanding employment land requirements. Relying on the net figure alone
could result in a significant underestimate of land required to support future
economic development.
There is a need to make allowances for:

23

Source: Edge (2019).
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Providing for choice and competition in the market.
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Allowance for choice and churn.
There is no standard approach to calculate the future loss of employment sites and
typically a simple assumption that a percentage of stock will be replaced each year
is made. In some cases, past losses are projected forward. The analysis within this
section does not take into account existing commitments. This aspect is considered
elsewhere in the ELR.
Allowing for choice and competition in the market is also important. Land can
remain in the development pipeline for a long time without delivering new
floorspace. At any one time there is a need to ensure that there is enough readily
available (unconstrained) land to meet the gross requirement for each employment
use. It is not desirable to have an exhausted land supply at the end of the plan period
i.e. no choice available. ELRs nationally typically apply a margin of between 20%
and 40%. In this ELR, a margin of 50% is applied to account for market choice.
This slightly higher rate has been adopted to reflect the diversity of demand that
may come forward. Due to the unique environment in the UK at the time of this
ELR, the shape of future growth is uncertain. Specific factors such as freeports and
the economic development policies of the new Government (for example in relation
to clean energy) will be influential in determining which sectors grow and therefore
the nature of employment land demand.

3.8

Historic take-up

Historic take-up figures can provide useful data in considering future demand.
Historic take-up is considered contextually in this ELR, with the emphasis being on
the ‘baseline’ and ‘higher growth’ employment growth scenarios.
In the period 2012/13 to 2018/19, there was significant variation in take-up levels
year to year with annual take-up ranging from 5.5ha to 16.5ha (Figure 11). In total,
take-up was 62.8ha during this period, equivalent to an annual average of 9.0ha.
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Figure 11: Historic employment land take-up24
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The majority of employment space take-up during the period 2012/13 to 2018/19
was B8 space. There was also a significant quantum of mixed space, comprising
B1/B2/B8 (Figure 12).
Figure 12: Historic take-up - employment space by use-class25
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Spatially, the Goole & Selby and Hull (taking its 3 constituents together) FEAs had
the greatest take-up levels (Figure 13). Together, these two FEAs accounted for the
order of 64% of total take-up during the period 2012/13 to 2018/19.

24
25

Source: ERYC data.
Source: ERYC data.
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Figure 13: Historic take-up - by FEA26
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Overall, the historic data on employment land take-up is supportive of a fairly
strong demand picture. Projecting forward, the annual average of 9ha per annum
would generate a demand of 198ha over the ELR period to 2040. This should be
treated with some caution however since it is based on a relatively short historic
time period (2012/13 to 2018/19) and significant variation has been recorded year
to year. It is noted that the importance of public sector funding for providing the
gap funding necessary for some sites in the East Riding is an important factor in
take-up. For example, the much higher take-up figure in 2015/16 occurred at time
of peak funding activity. This was highlighted during the stakeholder workshop.
Accordingly, the nature of the public sector funding environment in the future is
expected to be influential in terms of demand.

3.9

Employment Growth Scenarios

In the baseline scenario, overall employment is projected to contract by a total of 9,723 jobs over the period from 2018 to 2040; this is equivalent to an annual average
contraction of -442 jobs.
In the higher growth scenario, overall employment is projected to expand by a total
of 15,066 jobs over the period from 2018 to 2040; this is equivalent to an annual
average growth rate of 685 jobs.
The structural pattern of growth by industrial sector for each of the employment
growth scenarios is shown in Figure 14. Only a proportion of the growth in these
sectors is assumed to translate into a requirement for core B-class space. Table 8
provides an overview of projected employment growth translated into B-class
floorspace class categories.

26

Source: ERYC data.
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Figure 14: ELR Employment Growth Scenarios - change by sector27
Change in employment to 2040
-10,000-8,000 -6,000 -4,000 -2,000 2,000 4,000
Agriculture, forestry and fishing
Mining and quarrying
Manufacturing
Electricity, gas, & steam
Water supply; sewerage, waste
management
Construction
Wholesale and retail trade
Transportation and storage
Accommodation and food service activities
Information and communication
Financial and insurance activities
Real estate activities
Professional, scientific and technical
activities
Administrative and support service
activities
Public administration and defence
Education
Human health and social work activities
Arts, entertainment and recreation
Other service activities
Baseline

Higher growth

27

Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence.
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Table 8: B-class employment change translated to ELR, 2018-204028
Total B-class employment change
2018-2040, FTEs
Industrial Sector

Baseline

Higher growth

Agriculture, forestry and fishing

0

0

Mining and quarrying

0

0

Manufacturing

-7,549

3,323

Electricity, gas, & steam

-57

-16

Water supply; sewerage, waste management

-207

944

Construction

0

0

Wholesale and retail trade

-564

432

Transportation and storage

-639

2,540

Accommodation and food service activities

0

0

Information and communication

889

996

Financial and insurance activities

-51

32

Real estate activities

-31

29

Professional, scientific and technical activities

785

1,493

Administrative and support service activities

834

1,753

Public administration and defence

-139

-89

Education

0

0

Human health and social work activities

66

101

Arts, entertainment and recreation

0

0

Other service activities

-1

144

Total

-6,664

11,682

Annual average employment change

-303

531

Considering just the proportion of jobs that translate to B-class uses, only the higher
growth scenario generates an overall positive figure, shown in Table 8. The
forecasts indicate an overall B-class employment change of between -6,664 to
+11,682 jobs in the core B-class use categories over the period to 2040. This equates
to an annual average change of between -303 and +531 jobs.
Table 9 shows the breakdown of job by B-class use type. This shows that the change
in jobs relating to B2 and B8 uses is negative in the baseline scenario.
The change in B1 related jobs is positive in both the baseline and higher growth
scenarios. The main driver of the change in demand for B1 office space is the
Professional services sector and other private services.

28

Source: Edge (2019) using independently produced forecasts. Include rounding.
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The change in jobs is positive across B1, B2 and B8 uses in the higher growth
scenario. The main driver of the change in demand for B2 industrial space is the
Manufacturing sector. For B8 space, it is primarily the Transport & storage sector
that drives growth.
Table 9: B-class Employment change translated to ELR, 2018-204029
Scenario

B1

B2

B8

Total B-class

Baseline

2,352

-7,952

-1,063

-6,664

Higher growth

4,460

4,357

2,865

11,682

The baseline projection for the future indicates a contraction in employment in the
East Riding over the period to 2040. Nonetheless, there exist significant factors that
are expected to support future economic growth in the East Riding. These include:


Recent trend growth in employment in the East Riding (see Section 2);



Major local economic drivers including development of the clean energy
sector, advanced manufacturing and potential designations of freeports; and



A proactive local economic development policy toward stimulating growth by
attracting new inward investment.

These support a more positive employment growth figure more in line with the
expansion modelled in the higher growth scenario.

3.10

Floorspace Requirement

Drawing together the results from the alternative employment growth scenarios,
Table 10 summarises the net floorspace requirement up to 2040 by core B-class use.
Table 10: Net GEA floorspace requirements (sqm), 2018-204030
Sqm GEA
Scenario

B1

B2

B8

Total b-class

Baseline

38,971

-330,019

-85,787

-376,835

Higher growth

73,906

180,817

231,104

485,827

These forecasts reflect a range of potential space requirements. For office space
(B1, a, b), the range is between -38,971 sqm and +73,906 sqm. For industrial space
(B1c/B2), it is from -330,019 sqm to +180,817 sqm. For distribution (B8), the range
of requirement is between -85,787 sqm and +231,104 sqm.

29

Source: Edge (2019) using independently produced forecasts. Include rounding.
Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence. Include rounding.
30
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Net Employment Land Requirement

Net GEA floorspace requirements are translated into net land requirements by
applying a plot ratio (using the plot ratios established in Table 7). The resulting land
requirements are set out in Table 11:
Table 11: Net land requirements (ha), 2018-204031
Net land requirement (Ha)
Scenario

B1

B2

B8

Total B-class

Baseline

9.7

-82.5

-21.4

-94.2

Higher growth32

18.5

45.2

57.8

121.5

3.12

Gross Employment Land Requirement

To allow for choice and competition in the market, a margin should be applied. This
yields the gross employment land requirement. The results of applying a 50%
margin are shown in Table 12. It should be noted that the 50% margin is applied
only to those sectors that are projected to grow. Accordingly, the difference in the
aggregate figures in Table 11 and Table 12 is not always 50%. Table 13 provides
the average annual land requirement for B-class space.
Table 12: Gross land requirements (ha), 2018-204033
Gross land requirement (Ha)
Scenario

B1

B2

B8

Total B-class

Baseline

15.1

-82.5

-21.4

-88.9

Higher growth34

27.8

67.3

83.4

178.5

Table 13: Gross land requirements, average annual (ha), 2018-204035
Gross land requirement (Ha) - Annual average
Scenario

B1

B2

B8

Total B-class

Baseline

0.7

-3.8

-1.0

-4.0

Higher growth

1.3

3.1

3.8

8.1

31

Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence. Include rounding.
32
It should be noted that the 50% margin is applied only to those sectors that are projected to grow
Accordingly, the difference in the aggregate figures in Table 11 and Table 12 is not always 50%.
See Figure 14 and Table 8 for growing sectors.
33
Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence. Margin only applied to positive requirements. Include rounding.
34
It should be noted that the 50% margin is applied only to those sectors that are projected to grow
Accordingly, the difference in the aggregate figures in Table 11 and Table 12 is not always 50%.
See Figure 14 and Table 8 for growing sectors
35
Source: Edge (2019) drawing on independently produced employment forecasts and local
evidence. Include rounding.
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Overall, the results indicate a gross employment land requirement over the ELR
period in the range of -88.9 ha to +178.5 ha. This equates to an annual average of
between -4.0 ha and +8.1 ha.
Across the use classes, in the higher growth scenario the greatest requirement is for
B8 space closely followed by B2 space. This is largely driven by the growth of the
Manufacturing and Transport & distribution sectors. There is a positive B1
requirement across both the baseline and higher employment growth scenarios
tested. This is of a much smaller magnitude than that for B2 and B8 space however.

3.13

Estimated requirement by Functional Economic
Area

To allow an analysis at FEA level, the land requirements associated with the
econometric modelling can be disaggregated by FEA based on evidence provided
by historic take-up data. Historic take-up data has been analysed on a per FEA
basis to understand the proportion of overall take-up falling within each FEA.
These proportions have then been applied to the employment land demand figures
for the baseline and higher growth scenarios. Historic trends are useful in
estimating how future demand may be distributed spatially. Some caution is
required however, and the results should be interpreted in the context of other
evidence/policy. It should be noted that the spatial distribution of demand across
FEAs may change over time, for example due to changes in land availability or
policy direction through the Local Plan.
Table 14 and Table 15 summarise the results for gross land requirement over the
ELR period for the baseline and higher growth scenarios. In the higher growth
scenario, the majority of the requirement is in the Goole & Selby and Hull FEAs
(taking Hull’s 3 constituents together). Together, these FEAs account for 114.6 ha
of the total estimated requirement of 178.5 ha.
This disaggregation is indicative and should be interpreted in conjunction with the
commercial property market analysis.
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Table 14: Gross land requirements (ha), 2018-2040 - by Functional Economic Area
(baseline scenario)36
Baseline Scenario
Gross land requirement (Ha)
Functional Economic
Area

B1

B2

B8

Total B-class

Goole & Selby

6.8

-37.1

-9.6

-40.0

Hull:


Beverley & Hull
North

0.4

-2.2

-0.6

-2.4



Haltemprice &
Hull West

2.4

-13.1

-3.4

-14.1



Holderness & Hull
East

0.1

-0.5

-0.1

-0.6

York (East)

2.2

-12.2

-3.2

-13.2

Bridlington & Wolds

3.2

-17.3

-4.5

-18.6

Total (baseline)

15.1

-82.5

-21.4

-88.9

Table 15: Gross land requirements (ha), 2018-2040 - by sub-area (higher growth
scenario)37
Higher growth scenario
Gross land requirement (Ha)
Functional Economic
Area

B1

B2

B8

Total b-class

Goole & Selby

12.5

30.3

37.5

80.3

Hull:

36



Beverley & Hull
North

0.7

1.8

2.2

4.8



Haltemprice &
Hull West

4.4

10.7

13.3

28.4



Holderness & Hull
East

0.2

0.4

0.5

1.1

York (East)

4.1

10.0

12.4

26.5

Bridlington & Wolds

5.8

14.1

17.5

37.4

Total (higher growth)

27.8

67.3

83.4

178.5

Source:
evidence.
37
Source:
evidence.

Edge (2019) drawing on independently produced employment forecasts and local
Margin only applied to positive requirements. Include rounding.
Edge (2019) drawing on independently produced employment forecasts and local
Include rounding
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Implications

The scenarios tested using econometric forecasts represent one part of the picture
in considering future employment land demand. The results should be considered
alongside other evidence outlined in this ELR such as historic take-up, the property
market analysis and the views of businesses on the ground gained through the
stakeholder engagement.
The historic data on employment land take-up is supportive of a fairly strong
demand picture – subject to caveats – with an annual average of 9ha per annum.
This would suggest planning for towards the upper end of the range indicated by
the scenarios.
Summary





Anticipating future employment growth is particularly challenging at the time of this
report. The current macroeconomic environment in the UK is unique. In particular, there
has been a period of protracted uncertainty relating to the departure of the UK from the
European Union. It should be noted that the econometric forecasts were produced preelection;
Despite this uncertainty, there are a number of positive factors locally that are expected to
support future economic growth in the East Riding. These include:
o
o
o






The ELR adopts a scenario-based approach to employment growth. This responds to the
need for the ELR to plan sufficiently for growth and take into account the potential range of
employment growth that could occur;
The employment growth scenarios developed are based on the Oxford Economics Local
Authority District Forecasting Model;
Both of the scenarios tested use the October 2019 forecast. The underpinning assumptions
of the October 2019 forecast were locked on 21st October 2019. In relation to the potential
departure of the UK from the European Union, the following assumptions were made:
o
o
o



Recent trend growth in employment in the East Riding;
Major local economic drivers including development of the clean energy sector,
advanced manufacturing and potential designations of freeports; and
A proactive local economic development policy toward stimulating growth by
attracting new inward investment.

That the UK is granted another extension to the Article 50 period until early- 2020;
A general election around the turn of the year yields a narrow Conservative victory
that enables the government to gain approval for the withdrawal agreement; and
That the UK formally leaves the EU in early 2020, moving into a transition period
during which trading arrangements remain unchanged.

In the baseline scenario, overall employment is projected to contract by a total of -9,723
jobs over the period from 2018 to 2040; this is equivalent to an annual average contraction
of -442 jobs. In the higher growth scenario, overall employment is projected to expand by a
total of 15,066 jobs over the period from 2018 to 2040; this is equivalent to an annual
average growth rate of 685 jobs;
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The higher growth scenario adds additional employment to the ‘baseline’ scenario based on
committed development projects, inward investment pipeline and additional ‘policy on’
growth. This scenario reflects the potential for higher economic performance and could
also be considered as the ‘policy on’ scenario, reflecting the ambitions of ERYC and the
Humber LEP. It factors in the three identified catalysts for future employment growth;
Considering just the proportion of jobs that translate to B-class uses, only the higher growth
scenario generates an overall positive figure. The forecasts indicate an overall B-class
employment change of between -6,664 to +11,682 jobs in the core B-class use categories
over the period to 2040. This equates to an annual average change of between -303 and
+531 jobs;
The results indicate a gross employment land requirement over the ELR period in the range
of -88.9 ha to +178.5 ha. This equates to an annual average of between -4.0 ha and +8.1 ha;
Across the use classes, in the higher growth scenario the greatest requirement is for B8
space closely followed by B2 space. This is largely driven by the growth of the
Manufacturing and Transport & distribution sectors. There is a positive B1 requirement
across both the baseline and higher employment growth scenarios tested. This is of a much
smaller magnitude than that for B2 and B8 space however;
In the higher growth scenario, the majority of the requirement is in the Goole & Selby and
Hull (taking Hull’s 3 constituents together) FEAs. Together, these FEAs account for 114.6
ha of the total estimated requirement of 178.5 ha. This disaggregation is indicative and
should be interpreted in conjunction with the commercial property market analysis;
The scenarios tested using econometric forecasts should be considered alongside other
evidence outlined in this ELR such as historic take-up, the property market analysis and the
views of businesses on the ground. The historic data on employment land take-up is
supportive of a fairly strong demand picture – subject to caveats – with an annual average
of 9ha per annum. This would suggest planning for towards the upper end of the range
indicated by the scenarios.
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To engage with the business community and key stakeholders, including
neighbouring authorities and LEPs, interviews were held along with
questionnaires and a workshop. The purpose of the engagement was to gain a
local understanding of current market trends and an insight into whether there is
considered to be sufficient or insufficient available land for existing and future
businesses in East Riding.

4.2

Approach

The approach to engagement with the business community and key stakeholders
was as follows:


Questionnaires sent to 30 businesses located within East Riding



Interviews with neighbouring authorities and LEPs



Stakeholder workshop held at County Hall, Beverley on 24th January 2020

4.2.1

Questionnaires

30 questionnaires were sent out to businesses located within East Riding; 20
responded from the following sectors: property investment, property development,
property agents, manufacturing, food retail and distribution.

4.2.2

Interviews

Semi-structured telephone interviews were conducted with neighbouring
authorities and LEPs between December 2019 and January 2020. The purpose of
these interviews was to gain insight into how the neighbouring authorities and
LEPs value the economic relationships between East Riding and the wider region
and any opportunities or constraints.
The following neighbouring authorities and LEPs took part in the interviews:


Doncaster Council



Humber LEP



North East Lincolnshire Council



North Yorkshire County Council



Scarborough Borough Council



Hull City Council



Selby District Council
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A meeting was also held with ABP and there representatives to understand their
intentions for the strategic allocation at Hedon Haven.

4.2.3

Stakeholder Workshop

Invites were sent out to key stakeholders within the East Riding, neighbouring
authorities and LEPs. The workshop was held in County Hall, Beverley on 24th
January 2020.
The list of attendance can be seen below in Table 16:
Table 16: List of stakeholder workshop organisations
Organisation

Sector

Location

Allenby Commercial/ Venture
Business Parks

Property Development

Hull

Cepac

Manufacturer

East Riding

Clark Weightman

Quantity Surveyors

East Riding

Clubleys

Estate and Letting Agents

East Riding

Danbrit

Shipping Services

East Riding

Doncaster Council

LPA

Doncaster

Horncastle Group Plc

Property Development

East Riding

Howden Joinery Group Plc

Manufacturer

East Riding

Hull City Council

LPA

Hull

Humber LEP

LEP

Hull

J R Rix & Sons Ltd

Shipping Services

Hull

North Lincolnshire Council

LPA

North Lincolnshire

Scarborough Borough Council

LPA

Scarborough

Scotts Property LLP

Commercial Property

Hull

Topham Larard

Commercial Property

East Riding

Wykeland

Property Development

Hull

4.3

Findings: Questionnaire

4.3.1

Overview

The questionnaire responses have been structured in the following themes:


Current operational requirements



Current supply



Future operational requirements



Connectivity
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Opportunities/ constraints



Brexit

4.3.2
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Current Operational Requirements

As seen in Table 17 below, over half of the respondents have been in their
premises for 10+ years, which is promising in terms of business retention for East
Riding.
Table 17: Years in current premises

0-5 years
16.6%

Years in current premises
5-10 years
25%

10+ years
58.4%

The majority of questionnaire respondents are within small and medium size
businesses, as seen in Table 18. In the 50+ category, one company had 4200
employees, one company had 650 employees, but the remaining companies
employed between 75 and 95 people.
Table 18: Number of employees

0-10
16.6%

4.3.3

Number of employees
11-25
25-50
25%
8.4%

50+
50%

Current Supply

60% of respondents considered there are sufficient sites available in the shortterm across the East Riding. Pocklington, Stamford Bridge, Bridlington and
Withernsea are considered as having sites suitable for future expansion, and the
majority of respondents considered there needed to be more sites around Melton
through to Goole and Howden.
The areas where there are considered insufficient employment opportunities
available are along the A63/M62 corridor, highlighted by 40% of respondents. An
additional 40% said Beverley had insufficient employment supply and the
remaining 20% considered there to be adequate sites across East Riding.

4.3.4

Future Operational Requirements

58.3% of respondents stated their premises were fit for purpose for the next 5
years, with 41.7% stating not suitable. As seen in Figure 15 below, 63.6% would
prefer to purchase future premises, 27.3% would prefer to rent and 9.1% are
flexible. Therefore, ensuring land available for existing businesses to relocate
within East Riding to more suitable premises, as well as varying letting/ to buy
options, provides opportunity and choice.
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Figure 15: Organisations’ preference to purchase or rent

Purchase

Rent

Flexible

The 66.7% of businesses that anticipate expanding within the next 5/10 years
(Figure 16 below) would expand within the current area and 91.2% of respondents
would choose to be relocate nearby as opposed to outside the region. Of those
who would relocate, Howden/ Goole, Beverley or along the A63/M62 corridor
were the frequent responses.
In two instances, if the right location was not available then they would look at
satellite operations in West or South Yorkshire. In several responses, those who
would like to relocate within the region, caveated their answer with if suitable
options available and if nothing was available, another county would be
considered.
For existing businesses to expand within the East Riding options must be made
available in the right locations to avoid businesses relocating elsewhere. This
means that land adjacent to existing employment land that is considered suitable,
should be brought forward within the ELR to meet demand.
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Staff

Business space

0.00%

10.00%

20.00%

30.00%

Uncertain

40.00%

No

50.00%

60.00%

70.00%

80.00%

Yes

Figure 16: Percentage of businesses that anticipate expansion in the next 5-10 years

From the responses relating to future operational requirements of the businesses
asked, it can be said that existing businesses are performing well and adapting to
changing markets as above 60% are anticipating expansion of both staff and
business space.

4.3.5

Connectivity

52.7% of respondents rely on ease of road access and connection to the M62
motorway. As seen in Figure 17 below, over half of the respondents source their
materials from local supply chains. So although the M62 corridor is important for
regional connectivity, the network between other towns is also important to meet
the needs of locally sourced businesses. Additionally, only 40% of employees are
prepared to travel for work therefore, proximity to workforce has to be a
consideration when identifying suitable land as 60% of employees are locally
based.
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Figure 17: Where businesses source their materials from

0.00%

10.00%

20.00%

Europe

4.3.6

30.00%

40.00%

Regional and national

50.00%

60.00%

Local

Opportunities/ Constraints

The following factors that determine the businesses’ choice of location are
considered a priority:
1.
2.
3.
4.
5.
6.
7.

Accessibility
Quality of location
Quality of premises
Parking and digital connectivity
Proximity to workforce
Proximity to customers
Proximity to supply chain

As accessibility, quality of location and proximity to workforce are the top
determinants for a businesses’ choice of location, sites that are constrained by
these factors during assessment, will be considered unsuitable. To ensure
proximity to customers and supply chains, there needs to be available land to
provide opportunities for clustering and opportunities to be contained locally, to
retain existing business and attract new investment.
Arising from the questionnaire, existing infrastructure was identified as a
constraint but would provide opportunity if road links to the main docks in Hull
were improved to assist the wider region. Additionally, engaging with service
providers to unlock power supplies would also present opportunity for businesses.
It was also suggested that Hull and East Riding should agree a joint marketing
plan for employment.
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Brexit

A number of stakeholder responses came before the election result and some postelection. Up to the election decision, the replies were that 70% were affected by
Brexit and 30% not – those unaffected tended to be more within the service
sector.
Summary
 Over 60% of businesses anticipate expansion of staff and premises in the next 5-10 years
and over 90% would stay within East Riding preferably, where there are suitable sites.
 The A63/M62 corridor and Beverley are considered to have insufficient available sites.
 Over half of the businesses rely on ease of road access and connection to the M62
motorway.
 Over half of the businesses source their materials locally.
 A mix of land which is available to purchase and rent to meet the needs of different types
of businesses is required.
 Only 40% of employees are prepared to travel for work and therefore, local employment
locations are important.
 Accessibility and quality of location are the top priorities that determine businesses’ choice
of location.
 Pre-election, 70% of businesses have been affected by Brexit which may impact land takeup in the short-term.

4.4

Findings: Interviews and Stakeholder Workshop

4.4.1

Overview

The findings from the interviews with neighbouring authorities and LEPs are
structured into the following themes:


Economic relationships between East Riding and the wider region



Economic corridors and locations in East Riding



Growth sectors and opportunities



Right supply in the right locations

4.4.2

Economic relationships between East Riding and the
wider region

Since 2012 a key change has been the increase in volume of people crossing the
Humber Bridge and the vast majority of movement is commuters, which has
changed the dynamic of the region. There are strong economic connections
between East Riding and Northern Lincolnshire and due to the reduction in bridge
fares across the Humber Bridge to £1.50 from £3.00 in 2012, linkages to the north
have become more financially viable for businesses. Residents who live south of
the Humber are also commuting to Hull and East Riding to work.
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There are common areas of interest between North Yorkshire and the East Riding.
The Councils currently share a LEP with York which sets direction for capturing
new opportunities with the neighbouring authorities, including infrastructure
improvement38. Another cross-boundary issue could be to look at traditional
farming areas, especially in low lying areas, to understand where there could be
diversification in the market, for example, carbon sequestration to recognise the
economic value of the land.
Hull is constrained by the administrative boundary but functions as the regional
city and the Councils work closely together in terms of plan making to reinforce
cross boundary thinking, this includes sequential testing for office accommodation
in Hull City Centre.
Doncaster is considered a separate economic area but there are recognised benefits
of working together to provide jobs, so the relationship may change in the future.
Scarborough is fairly self-contained in terms of employment land supply and
industry but there is a link in terms of the flow of commercial goods with East
Riding.
The economic relationship between Selby and East Riding has one touchpoint
around Selby/ Goole along the M62 corridor but as the eastern edge of Selby’s
district is more rural, there is less focus on development with the area extending
into East Riding.
The local authorities on the north and south bank of the Humber work closely
together at regular meetings to discuss strategies to feed into the Humber LEP.
Future policies are seeking to build on the momentum of Functional Economic
Areas and the extent of opportunities for people and business across a wider
geography.

4.4.3

Economic corridors and locations in East Riding

The M62 is considered a key growth corridor with potential to become a green
energy corridor. There is perceived substantial pressure along this corridor but
focusing development eastwards along the corridor could result in access to a less
congested road network and reach a readily available workforce. The A63/M62 is
also subject to road improvement schemes which should help to improve flow. A
long-term aim of the Humber LEP is to introduce policies to encourage access to
employment opportunities by public transport rather than car, with new links to
rail access and active travel infrastructure. This is a current dilemma for large
employment growth areas along the corridor where there is very little public
transport access.

38

ERYC is unlikely to be a member of the YNYER LEP beyond March though this is yet to be
confirmed by Government. However, ERYC will retain membership on some LEP boards until
March 2021 and working relationships will be maintained.
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The A63/M62 corridor is an important area for growth but the East Riding
Economic Strategy must balance this with delivering sustainable growth in rural
areas and market towns to meet local demand.

4.4.4

Growth sectors and opportunities

The current focus for large-scale logistics sites is in neighbouring authorities
outside of the authority boundary, so East Riding’s logistics offer may be limited
unless there are suitable large-scale development opportunities. However, food
technology, in rural areas, and clean energy and advanced manufacturing are
likely to be the sectors for growth and opportunity.
Interest in the energy sector has gathered speed and there is the potential to attract
businesses off the back of hydrogen and carbon capture opportunities. A portfolio
of sites linked to existing power/ gas/ sub-stations and landing points is required
for offshore wind – which East Riding has appropriate land for, largely located
around Salt End and Paull. Additionally, there are opportunities around Goole to
link into Drax and the bioenergy carbon capture storage facility, which may be an
anchor project for this area.
Whilst the region is starting to see more speculative builds, this is low compared
to other parts of the country. There is a shortage of speculative build space with
infrastructure in place for developers with tight time scales. Some local
developers highlight issues with viability gaps, in relation to flood risk for
example, and the need for a public grant or partner.
The Humber LEP are preparing to pitch to Government for freeport status,
considered as a gateway to create incentives and opportunities for port-related
development along the Humber, where the infrastructure is already in place.

4.4.5

Right land supply in the right locations

The market towns lend themselves to small-scale local service uses which could
capture a more skilled workforce, as well as light industrial uses in these areas. In
the coastal communities, where there are issues of market stagnation and less
inward investment is anticipated, space for small and medium size enterprises
could be provided as well as readdressing the retail/ leisure offer to increase
tourism and caravanning.
Office accommodation relating to knowledge driven jobs are to be concentrated in
Hull City Centre to form an effective cluster and a centre for digital innovation.
That said, providing choice for businesses is important and therefore, there is still
opportunity to provide an office offer within East Riding, particularly in Beverley.
In interview discussions, stakeholder views were that clean energy and wind
energy sectors, which require a large amount of land, could locate around Paull/
Hedon Haven. Growth in wind energy / the clean energy sector is part of the
Government manifesto and the Humber and East Riding are well placed to meet
this demand.
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Summary

More commuters are using the Humber Bridge crossing, which has changed the dynamic of
the region;
 Freeport status would create incentive for business to be located along the port;
 Knowledge driven jobs should be focused in Hull to form an effective cluster and a centre
for digital innovation but with choice provided for businesses with an office offer in
Beverley;
 The availability of suitably large sites is key to attracting clean energy sector investment
off the back of hydrogen and carbon capture opportunities.
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This section describes the current commercial property market in the East Riding
of Yorkshire, including recent trends in demand for and supply of office and
industrial premises as well as commercial land. The work draws upon PPH
Commercial’s extensive experience of the local and regional property market as
well as PPH in house monitoring data and published market reports.
During the final 6 months of 2018 and throughout 2019 the UK commercial
property market has been impacted by the Brexit issues and the recent general
election. This uncertainty has resulted in a reduction of speculative commercial
development being undertaken, which has therefore started to restrict availability
of office and industrial space.
This is particularly the case in East Riding which has seen a significant decline in
its current office and industrial space availability, but also has resulted in rental
and capital values increasing due to the lack of availability. The present demand
has come from both the owner occupier and investor market as well as expanding
tenants.
As a result of the Brexit issues speculative commercial development has become
virtually non-existent in the East Riding and whilst some buildings have been
constructed particularly around Melton West, Melton and Bridgehead, Hessle,
these have all been on a bespoke basis, with an end occupier already secured.
This lack of supply is also affecting decision making by businesses within the
region resulting in some companies operating from inadequate premises as they
are unable to source suitable new space in East Riding

5.2

Industrial Market

The East Riding of Yorkshire Council boundary covers a large geographical area,
therefore demand for industrial space in the region is generated from a wide
variety of manufacturing and service related industries, with the key drivers in the
region including a strong presence in the caravan industry and portable building
accommodation as well as their associated supply chains, the renewable energy
sector, food production/distribution and a varied service sector. Agriculture is also
very prominent in the area.
The boundaries of East Riding wrap round the entire boundary of Kingston upon
Hull City Council, with the exception of its southern boundary along the Humber
Estuary. As such, the areas operate as a single economic region as the industrial
market in the area is more self-contained than many cities in west and south
Yorkshire. This is a reflection of the geographical location of East Riding as well
as Hull at the end of the M62 motorway, which gives rise to limited competition
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from other nearby towns and cities perhaps with the exception of the southern end
of East Riding at Goole. The key industrial areas in East Riding are as follows.
Figure 18: East Riding’s key industrial areas.

1. Priory Park West, Saxon Way, Hessle, East Yorkshire
This is the 40-acre (16.18 Ha) section of Priory Park falling within the East
Riding of Yorkshire boundary. The estate is nearly fully developed with a wide
range of motor trade, service industries and office in occupation. A 1.41ha site
remains to be developed. The site is located some 4½ miles west of Hull city
centre alongside the A63 dual carriageway at Hessle.
2. Meltonwest, Melton, East Yorkshire
Initially this comprises approximately 40 acres (16.18 Ha) to the west of the
overall Melton Park site. Following the acquisition by Wykeland Ltd of the
interest formally owned by St Modwen in December 2018, 112 acres net (49.3 ha)
of developable land remained at that time. However with subsequent extensive
take up and reservations since December 2018, only 31 acres (12.55 ha) remain.
The site is located some 11 miles west of Hull city centre.
A number of the sites at Meltonwest have been developed for Hull based
companies who have not been able to secure any land within the Hull Council
area, so therefore relocated into East Riding. These include Heron Frozen Foods
Ltd, Kohla Mira, Needlers, Allam Marine, Humberside Police and others.
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3. Humber Enterprise Park (HEP) Brough
Located on the site of the former British Aerospace site at Brough, Some 11 miles
west of Hull City Centre. The complex comprises a range of refurbished offices
and industrial space
4. Green Park, Newport
This site is located just off Junction 38 of the M62 motorway and extends to
approximately 8 acres (3.24 Ha). The site has already been partially developed for
a 20,000 sq ft distribution unit and small offices, with a further office building
currently under construction. Only 6 acres (2.428 Ha) of the site remain.
5. Goole 36/Capitol Park, Goole
This site is located on the western boundary of East Riding, approximately 1 mile
from Goole town centre. Located next to Junction 36 of the M62 motorway, the
site extends to in total approximately 300 acres (121.4 Ha). Extensive parts of the
site have already been developed by Guardian Glass and Tesco, with a further
major development for Siemens ongoing. Only 29 acres (11.74 Ha) of
development land remains.
6. Ozone, Howden
The site of Ozone, Howden, is located just off Junction 37 of the M62 motorway.
The site has been extensively developed and is currently home for several regional
and national companies. The site extended to around 30 acres (12.14 Ha) and is
fully developed.
7. Grovehill Industrial Estate, Beverley
The estate comprises a number of industrial buildings located on Grovehill Road
and Annie Reed Road, approximately 2 miles from Beverley town centre. Direct
access is available to the southern orbital ring road around Beverley and it gives
easy access into Hull and to York in the west. The area is fully developed with the
exception of approximately 5 acres (2.02 Ha) known as Capital Park, to the rear of
the Council’s existing Highways Depot. A 4.93ha Council owned site is currently
allocated for mixed use including comparison retail and employment
development. Currently there is no land available on the estate for owner
occupation.
8. Swinemoor Lane Industrial Estate, Beverley
This comprises a number of adjoining industrial buildings on Swinemoor Lane
and Barmston Road. The estate is fully developed with some small to medium
sized units currently available on trade park. Only 1 acre (0.40 Ha) remains on the
site for development, which will be built out on a speculative basis over the next
12-18 months. It is located to the east of Beverley town centre approximately 1½
miles away.
9. Becklands Park Industrial Estate, York Road, Market Weighton
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Situated on the edge of the town centre of Market Weighton, this small industrial
estate is the home to approximately 12 primarily local businesses serving the
surrounding area. There are two undeveloped employment allocations nearby of
2.32ha and 5.68ha. Access to the estate is just off the A1079.
10. Pocklington Industrial Estate, Pocklington
This industrial estate comprises a former airfield which is already the home to
over 66 businesses. Located to the west of the town of Pocklington, the site is
alongside the A1079. This therefore ensures easy access into York and connecting
to the A64 motorway. The site has been developed out over the last 30 years and
there are a number of plots remaining in this location as well as allocated
expansion land to the east and west. A large element of the occupiers are locally
based.
11. Carnaby Industrial Estate, Bridlington
This is a former airfield site which has been developed over the last 35 years.
Located approximately 2 miles from Bridlington, the site is alongside the A614.
There are several areas of land still remaining to the west of the estate for further
development, and a 6.85ha allocated expansion to the north. The site is already the
home to a number of local and regional companies.
12. Bessingby Industrial Estate, Bridlington
This is a small industrial estate located approximately 1 mile from the town centre
which has been developed over the last 40 years and is now fully complete.
13. Hedon Haven, Hedon
This site owned by Associated British Ports extends to approximately 453 acres
(183.3 Ha) located between Hedon and Paull next to the Saltend chemicals park.
Development on site is yet to commence. As with the Yorkshire Energy Park, this
is located to the east of the county, close to the market town of Hedon.
14. Yorkshire Energy Park, Hedon
This site was recently granted a resolution to grant planning approval and has
been referred to the National Planning Casework Unit who may decide to call in
the application for determination by the Secretary of State. The site extends to
approximately 215 acres (87 Ha) on a former airfield site. The site development is
yet to commence, but there are a number of potential occupiers which will provide
job opportunities in the area. This is located to the east of the county alongside the
market town of Hedon to the north of the A1033.
15. Kelleythorpe Industrial Estate, Driffield
The initial phases of Kelleythorpe Industrial Estate extended to 72 acres (29.13
Ha) and have been fully completed. There is still several hectares of allocated
employment land available for development on this site, which is located
approximately 1 mile from the market town of Driffield. There is continuing
demand for space on the site. It is understood that there is a possibility of a further
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extension at the rear of the site for an additional 40 acres (16.18 Ha), but this has
yet to be allocated. Limited land also remains at Skerne Road, Driffield.
There are smaller areas of industrial land accommodation within the market area.
These include Old Bridge Road in Hornsea, Becklands Park Industrial Estate at
Market Weighton, Full Sutton Industrial Estate, Breighton Airfield and Hull
Road, Withernsea. Businesses located in these areas are more service related
serving the immediate local economy as opposed to regional operations.
Companies are attracted to the area due to the excellent road communication links
to the M62, the labour costs have proved more attractive as well as the cost of
living within the region.
As will be highlighted later within the report, demand for industrial
accommodation is outstripping supply and there are few quality sites in the right
location remaining for development which is causing pressure within the market
place.

5.3

Industrial Occupiers

East Riding is categorised by a diverse business base and as such demand for
industrial accommodation particularly close to the M62 motorway, is often
generated by local occupiers from a range of sectors.
On average 95% of all transactions concluded are local moves for companies
either expanding or conversely contracting their space but improving the quality
of the building. The region sees a lot of indigenous growth.
Demand by inward investors is limited but East Riding has achieved some success
in the past few years with particularly attracting Guardian Glass, Tesco and
Siemens Mobility to the region.
In the current market potential occupiers are looking for modern quality-built
accommodation with immediate access, but with flexibility on the length of lease
taken if on a rental basis, which often restricts their opportunities due to lack of
availability.
If they were to look at design and build options such as those given on some of
the available sites, then there will be a time constraint in the construction of the
accommodation and therefore availability. The owners/landlords will also require
long term leases which in some instance’s businesses are simply not able or
unwilling to give.
To improve the level of industrial accommodation in the market it is necessary for
continuing speculative development to be undertaken as happened throughout the
region in the late 1980’s and early 1990’s. This had a chain effect of companies
taking new accommodation and then releasing existing perhaps older space into
the market place for others to step into. This supply chain has become very
restricted in the last 3 years.
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Industrial Accommodation Statistics

To give some clarity on employment space statistics in the region we have carried
out an appraisal on overall accommodation from statistics provided by the
Valuation Office Agency (VOA) initially in 2012, but subsequently updated by
information from the PPH monitoring system, as well as the EGi database.
Table 19: Comparison of industrial floorspace in East Riding and Hull (as at December
2019).
Local Authority

Overall floor space
(sq m) – includes
available and
occupied space.

Available floorspace
(sq m)39

Percentage vacant
space

East Riding

2,517,900

38,306

1.52%

Hull

2,467,000

61,362

2.59%

In terms of overall space in the East Riding area overall space includes
surrounding towns of Goole, Beverley, Driffield, Bridlington, Hornsea,
Pocklington, Market Weighton, Stamford Bridge and Withernsea.
The following charts compare current vacancy rates with previous years.
Figure 19: East Riding industrial vacancy rates
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39

sourced information from EGi availability schedule
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Figure 20: Kingston Upon Hull City Council industrial vacancy rates
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In both areas the availability rate is significantly reducing year on year and this is
now causing difficulties within the market place for businesses looking to either
expand, relocate or for new inward investments.
Industrial Market and Transaction Information
Over the last 2 years the general commercial property sector throughout the
country has continued to be affected by Brexit particularly in the north of
England. However, the commercial property market in the Humber region has
remained resilient, due to the lack of availability and restricted site availability.
From an industrial perspective demand for space particularly at the medium to
larger end of the market has remained reasonable with several outstanding
requirements for units from 50000 sq ft (4645 sq m) to 200000 sq ft (18580 sq m )
but very limited choice for occupiers both in terms of existing quality of space and
new build opportunities.
To give some clarity to the situation take up of existing or new build industrial
space on allocated sites in the last 6 years taken in East Riding is as follows
(Table 20):
Table 20: Take up of existing industrial space in the last 6 years in East Riding40
YEAR

SQ FT

SQ M

2012

432,061

40,139

2013

490,000

45,521

2014

319,000

29,635

40

Sourced from monitoring through the PPH database and the EGI deals done schedule.
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2015

993,500

92,297

2016

555,500

51,606

2017

585,600

54,402

2018

671,000

62,336

2019

495,815

46,061

Figure 21: Take up of existing industrial space in East Riding (sq ft).
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Within the combined areas of Hull and East Riding the overall transaction rates
are as follows (Table 21).
Table 21: Transaction rates for East Riding and Hull41
YEAR

SQ FT

SQ M

2012

1,251,000

116,219

2013

1,190,000

110,551

2014

1,238,000

115,011

2015

1,987,000

184,593

2016

1,010,000

93,829

2017

1,298,000

120,585

41

Data collated by EGI property link database and the PPH monitoring databases.
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2018

1,220,000

113,339

2019

858,723

79,776

Figure 22: Industrial transaction rates for East Riding (sq ft)
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The above highlights that both areas have similar take up.

5.5

Industrial Market Values

Across East Riding there is a wide variety of values within the industrial and
office sector.
The towns to the east of the authority tend to be at a lower value when compared
perhaps to the western boundaries alongside the A63 motorway.
This can be characterised in the following Table 22.
Table 22: Industrial market values
Location

Industrial Rents

Industrial Values

£ per sq ft

£ per sq m

£ per sq ft

£ per sq m

Bridlington

£2.50-£4.00

£27.00-£45.00

£34.00-£40.00

£366.00-£430.00

Pocklington

£3.25-£4.25

£35.00-£46.00

£40.00-£45.00

£430.00-£484.00

Beverley

£4.25-£5.00

£46.00-£53.80

£55.00-£60.00

£592.00-£646.00

Meltonwest

£5.50-£6.50

£59.00-£70.00

£75.00-£85.00

£807.00-£915.00
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Goole

£4.00-£5.50

£45.00-£59.00

£50.00-£60.00

£538.00 -£645.00

Driffield

£3.25-£4.25

£35.00-£46.00

£45.00-£50.00

£484.00-£538.00

(The above figures are compiled from the PPH monitoring database as well as the
EGi property link database).
This variation is not unusual within the region and this is also reflected through
the industrial land values in those locations. For example, in Carnaby Industrial
Estate in Bridlington rents achieve around £75,000 per acre whereas at
Meltonwest it is approximately £250,000 per acre.
As has been highlighted earlier, with the pressures on availability in the market
place, the capital values in certain areas such as Meltonwest and along the A63 to
the M62 have improved strongly in the last 3 years.

5.6

Commercial Land Sales/Requirement

Demand for commercial land for both owner occupation and development
remains strong and has been for the last five years.
Developers are actively seeking sites for industrial and commercial development
but with restricted availability, transactions in the East Riding area land sales have
been limited to mainly Capitol Park at Goole, Ozone at Howden and Meltonwest
at Melton. The 3 sites comprised approximately 480 acres (194.33 ha) of which
only 29 acres (11.74 ha) remains at Goole and 31 acres (12.55 ha) at Melton.
Currently there is a strong demand from owner occupiers for sites from 0.5 acres
through to single sites of 3 acres particularly along the Humber Estuary/A63/M62
corridor, and again there is very restricted, if any, availability. Along the corridor,
24 acres (9.71 ha) was taken up in the last 18 months.
The position is also very similar for requirements by owner occupiers for open
storage use, i.e. haulage, car storage, open timber storage and aggregate yards
where there is a continuing demand. Unless such users are prepared to locate on
the former airfield sites to the north and west of the region, there are few
opportunities available. Most open storage users require motorway access and the
old airfields tend to be some distance away from the M62.
At present in the region, the largest single site available for direct sale is 8 acres at
Stonepit Lane, South Cave. The owners are, however, only prepared to sell the
site on a single basis and not divide into smaller plots but have already received
strong interest as a whole.

5.7

Office Market

The majority of East Riding’s modern or new office stock is situated between
Beverley, Willerby and the business parks running alongside the A63 / M62
corridor, particularly around the Humber Bridge.
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Within these areas there are effectively 3 separate office markets as follows:


New Grade A office space.



Modern refurbished office space constructed from 1980 – 2005.



Older non-refurbished office stock in need of refurbishment although this is all
limited in East Riding.

The main office availability in East Riding is currently located around 5 main
sites as follows:
1.

Bridgehead, Hessle

2.

Albion Mills, Willerby

3.

Priory Park West, Hessle

4.

Humber Enterprise Park, (former BAE site) Brough

5.

Flemingate House/Minstergate House, Beverley

Figure 23: Main office locations in East Riding

The majority of office locations within East Riding are located within the
Haltemprice & Hull West FEA in close proximity to Hull. The city of Hull is the
regional centre for Humber with a city centre office market focused on attracting
knowledge-based sectors. It is important for Hull to retain a centralised offer to
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encourage clustering of Grade A space for head office uses. In contrast, East
Riding provides an out of town location offering choice to business support and
service sectors seeking an alternative type of premises. This position is reflected
in the emerging Statement of Common Ground between Hull and ERYC.
The majority of sites in East Riding brought forward for B1 office use have been
fully completed, with the exception of small areas at Willerby Hill Business Park
and Flemingate Beverley, and Bridgehead where the final phase of 13.43 acres
(5.43 ha) has been released of which 6 acres (2.43 ha) are already under offer.
Demand remains for offices in this area as can be seen from the quick take up of 6
acres in 12 months.
In Beverley there was limited office space apart from the refurbishment of the
former Hall premises, which has been vacated by East Riding of Yorkshire
Council. This created a range of refurbished suites of 2500 sq ft (2322.5 sq m) in a
part Grade A quality office building, which was let to solicitors, banks and the
Police Authority.
Beverley’s popularity as an office destination has improved in the last 15 years,
and this has resulted in approximately 10,350 sq ft (962 sq m) of new offices
being built as part of the Flemingate development on the edge of the town centre
by the railway station. These Grade A offices have now been fully let and as such
the refurbishment of an adjacent building known as Minster House is currently
underway, creating approximately 9,000 sq ft (836 sq m), although a third has
already been pre-let due to latest demand. There is also a remaining office plot
available opposite the Premier Inn.

5.8

Office Occupiers

As with the industrial market the office sector also has a very diverse base of
office users many of which are primarily in the service sector.
These sectors include pharmaceutical companies, engineering companies,
solicitors, accountants, banks, chartered surveyors, energy companies as well as a
number of business centres.
Around 95% of these are local or regionally based companies who when
relocating are staying within the East Riding region. A number have relocated
from old 1970’s buildings within Hull City Centre into the East Riding area at
such developments as Hesslewood Office Park, Riverside Building (Hessle),
Albion Mills, Humber Bridgehead and Priory Park. These are all mainly alongside
the A63/M62 corridor or close by, which is important for accessibility for both
staff and customers.
In the current market potential occupiers are primarily looking for Grade A/B
office space with car parking which is available in these areas.
As a result over 525000 sq ft (48772 sq m) of older non refurbished (Grade D &
E) city centre office buildings in nearby Hull have now been converted to
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residential which has created further office demand for decentralisation from this
area into East Riding.
Office occupiers in the nearby towns of Beverley, Pocklington, Market Weighton,
Hornsea and Bridlington tend to be either local authority occupation or very local
businesses operating on small business parks or in offices located above retail
units in the town centres. At present the only location for speculative office
development of any size within the region is at Bridgehead by the Humber Bridge
but the majority of this is on a larger scale for owner occupation.

5.9

Current Office Demand

Although the market place has been impacted by Brexit with companies holding
off on office relocation decisions, this has resulted in the take-up rate of offices
throughout the region has slightly reduced, but also this has primarily been due to
lack of quality and availability.
The majority of the requirements are at the higher end of the market for Grade A
and Grade B space and, as with many northern cities, speculative development has
been limited undertaken other than on a bespoke basis with long term leases, such
as those being obtained at Bridgehead.
Unless there are further speculative schemes brought to the market in the correct
locations, availability of quality space will continue to be restricted going forward
and therefore the only options for companies will be bespoke design and build
packages, but again these may be limited.

5.10

Office Accommodation Statistics

5.10.1

Overview

As with the industrial accommodation there are various statistics provided by the
VOA initially in 2012 in relation to office accommodation in the region. This has
been updated both from the PPH monitoring database but also other national
databases to give a clear view as to the availability at present calculated to January
2019.
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Table 23: Comparison of office floorspace in East Riding and Hull (as at December
2019).
Local Authority

Overall floor space
(sq m) – includes
available and
occupied space.

Available floorspace
(sq m)42

Percentage vacant
space

East Riding

225,580

14,550

6.45%

Hull

291,259

17,286

5.93%

East Riding office space is located in market towns such as Goole, Bridlington,
Pocklington, Stamford Bridge, Beverley, Willerby, Cottingham and Hornsea.

Figure 24 shows a significant reduction in availability when compared with
previous years.

42

compiled from the PPH monitoring database as well as the EGi property link database
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Figure 24: East Riding of Yorkshire Council - office vacancy rates
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Figure 25: Kingston upon Hull City Council - office vacancy rates
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*525000 sq ft of older offices sold for residential conversion in Kingston Upon
Hull.
The demand as mentioned earlier has improved but with the lack of speculative
development this is showing a sign of reducing availability and if this trend
continues the office market will have difficulties in perhaps 5 years with a total
lack of availability for quality accommodation for new occupiers.
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Office Transaction Levels

To give some clarity to the above, we have set out below a schedule of the office
take-up rate in the East Riding since 2008, in Table 24.
Table 24: Overall office transactions per sq ft East Riding
Sq Ft

Sq M

2008

38,322

3,560

2009

96,661

8,980

2010

78,671

7,309

2011

108,240

10,056

2012

67,116

6,235

2013

70,854

6,582

2014

120,120

11,159

2015

93,708

8,706

2016

127,680

11,862

2017

84,058

7,809

2018

69,914

6,495

2019

67,938

6,311
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Figure 26: Office transactions in East Riding (sq ft)
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5.10.3

East Riding and Hull office take-up rates

To put the above figures into some context having regard to the close boundary of
Hull City Council, the overall take-up rate of offices in the economic region on a
combined basis is shown in Table 25:
Table 25: Overall take up sq ft East Riding and Hull
Sq Ft

Sq M

2008

95,807

8,900

2009

199,302

18,515

2010

151,000

14,028

2011

220,000

20,438

2012

141,000

13,099

2013

147,000

13,656

2014

231,000

21,460

2015

171,000

15,886

2016

210,000

19,509

2017

177,702

16,509
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2018

154,678

14,370

2019

167,900

15,598

Figure 27: Office take-up in East Riding (sq ft)
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5.11

Office Values

As with the industrial sector, the office market across East Riding is particularly
diverse in terms of its values. In the existing modern office accommodation
situated to the south of the region around the Humber Bridge, Beverley and
Willerby, the values are at the highest level when compared perhaps with office
space in Driffield and Bridlington to the north of the County.
This can be highlighted as follows (Table 25):
Table 26: Office values
Location

Office Rents

Office Values

£ per sq ft

£ per sq m

£ per sq ft

£ per sq m

Bridlington

£5.00-£7.00

£54.00-£75.00

£50.00-£70.00

£538.00-£753.00

Pocklington

£6.00-£8.00

£65.00-£86.00

£50.00-£70.00

£538.00-£753.00

Beverley

£8.00-£15.00

£86.00-£161.00

£80.00-£125.00

£861.00-£1346.00
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£145.00-£205.00

£120.00-£200.00

£1292.00-£2153.00

Whilst there is a wide range of rental and capital values as noted above, this is
reflective of the fact that in Driffield and Bridlington the office accommodation
tends to be located above shops or within converted former houses as opposed to
new modern space which is found in Willerby, Beverley and Hessle.
The rental and capital values, particularly in the higher end of the market, has
shown significant improvement in the last 3 years, again due to lack of
availability.
Summary


The strength of the market in East Riding in both the industrial and office sectors is
improving year on year, particularly from 2016.



The lack of speculative development in both the industrial and office units into the
market place has resulted in a reduction in the supply chain, particularly for second
hand space.



Whilst looking collectively across the region, there are sectors, particularly in the north
and east where there is employment land available, particularly around the docks to the
east of Hull, Bridlington and some of the older airfields. These are, however, a
considerable distance from the M62 motorway, which often affects decisions in terms
of accessibility, but also the main centres for administration such as Hull and Beverley
are not in easy reach and therefore particularly for the office sector, they need to be
closer to these areas for quality inward investment.



In terms of industrial accommodation, transportation is an issue and further sites
between Brough and Goole, as well as Beverley and Driffield, need to be brought to
the market to create further choice and opportunities for development by existing
businesses or speculative investors to improve the supply chain across the board.



Lack of quality employment land remains an issue for the growth and expansion of
East Riding’s economy.
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This section sets out our findings from a review of potential employment land
supply in East Riding and considers the deliverability of supply.
In total 81 sites in East Riding were reviewed. Sites were provided by East Riding
of Yorkshire Council and include existing employment land allocations in the
2016 adopted Local Plan and land bids submitted to the Council through the Call
for Sites.

6.2

Methodology

6.2.1

Overview

The methodology for reviewing each site is included in Appendix A. The
methodology was agreed with ERYC in November 2019 and follows a similar
approach defined in the Local Plan Site Assessment Methodology to ensure
consistency. ERYC officers also provided the suitability information for the 81
sites considered for the review.

6.2.2

Review of employment sites

In the first instance the Council completed an initial assessment of suitability of
all 81 sites which Arup verified through desk-based analysis and site visits. Arup
carried out further site visits in January 2020. As a result of discussions with
ERYC, 51 of the 81 sites were visited and on-site assessments completed. The
remaining 30 sites were either:


Allocated sites with extant planning permission;



Small sites;



Sites which are inaccessible; or



Sites which are in isolated locations where there are alternative options in
close proximity to existing employment locations.

A desk-based review was completed for these 30 sites.
The findings of the assessment were discussed in the Employment Land Review
stakeholder workshop held at the end of January 2020.
A proforma was used to capture the required information for each site. The site
assessment methodology and employment land supply summary are included in
Appendix A. The completed site proformas are provided in Appendix B.
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Deliverability

In order to identify a future supply of deliverable employment land, the ELR
reviewed each site against suitability, availability and achievability criteria (see
Appendix B).
For the purposes of the ELR, deliverable sites are defined as those which are
available where a landowner is willing for the site to be considered for
employment uses, suitable for B-use class development, and achievable for
delivery within the timescales of the Local Plan.
Deliverable sites are also those which are available, potentially suitable and / or
potentially achievable where mitigation can be put in place to overcome
constraints.
Sites which are not available, not suitable and / or not achievable are not
considered deliverable and therefore, have been sifted out of the Employment
Land Review demand / supply analysis in section 7. Sites have been sifted based
on the methodology set out in Appendix A. This assessment is based on the
information available in January 2020 and therefore additional information
provided by site promotors or landowners subsequent to this through the Local
Plan process could result in further sites being considered deliverable within the
plan period.

6.2.4

Defining land supply for B-use Classes

The indicative breakdown of land supply for B-use classes for each site was
informed by a combination of market analysis, professional judgement and the
proportionate distribution across B-use classes on the demand side analysis.
This provides an indication of the what B-use class mix each site could potentially
accommodate, however the land use mix will ultimately be decided through a
combination of Local Plan policy guidance and the market through the planning
application process.

6.3

Potential Supply

There is a significant amount of potential employment land in East Riding
totalling 2,775.81ha (gross) over 81 sites. Appendix A details all the sites
included in this ELR. Figure 28 looks at the potential supply in more detail. The
scale of land supply across the different functional economic areas varies
considerably, with the majority of land supply located in Goole and Selby, and
Haltemprice and Hull West functional economic areas. It should be noted that
quantum of potential supply associated with the Pollington land bid (site 32)43
significantly skews the figures in this location.
43

This was submitted to ERYC as a land bid under the call for sites. It is a proposal for a
significant settlement extension of residential and employment uses, and comprises of 403 hectares
of employment land.
271768-00 | Issue | 12 May 2020
B:\FP&HSD\FP TEAM FILES\LOCAL PLAN\EVIDENCE BASE\EMPLOYMENT LAND\ELR 2019\10. FINAL\12.05.20 EAST RIDING ELR FINAL REPORT.DOCX

Page 80

East Riding of Yorkshire Council

Employment Land Review
Report

Figure 28: Potential deliverable employment land supply (ha) per FEA

6.4

Employment Land Supply in Functional
Economic Areas

When assessing employment land supply, it is important to consider the variation
across Functional Economic Areas in the authority. It is possible to develop a
picture of the potential employment land portfolio by applying locally specific
considerations relating to market performance, location and quality of land
supply.

6.4.1

Beverley and Hull North

This FEA forms part of the boundary with the Hull administrative area and
benefits from strong economic connections between East Riding and Hull.
Beverley is the main town within the FEA and a principal town for the authority.
In terms of employment land supply, this is mainly clustered to the northwest and
south of Beverley where the majority of allocations from the Allocations
Document (adopted 2016) have planning permission.
There is potential supply from new sites offered through the call for sites towards
the south of Beverley off the A1074 and the A1179 which have the potential to
meet the needs of SME businesses centred around Beverley. It is likely the
preferred employment land locations will be those with existing connections to
the town or business parks located on the edge of Beverley.

6.4.2

Holderness and Hull East

This FEA forms the eastern boundary to Hull administrative area and the Port of
Hull. The area is primarily characterised by rural and coastal communities
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including Withernsea. The main town in the FEA is Hedon, located to the east of
Hull.
The amount of employment land supply in this location is skewed by the strategic
allocation at Hedon Haven (Paull) which comprises of 205ha. This land is owned
by Associated British Ports and forms the location of one of the few remaining
potential deep-water ports in the north of England. The land is currently formed of
cropped fields adjacent to the existing port and manufacturing area at Saltend
Chemicals Park. The site allocation in the 2016 Allocations Document was
justified by the potential inward investment arising from Siemens which is located
in Green Port, Hull. Hedon Haven remains a potential location for a deep-water
port, to support port related uses and / or users requiring large scale sites.
A further site is located to the north of the A1033 (site 68) adjacent to Salt End
industrial estate. This could meet potential future demand for general B-use
classes should demand arise in this location. The site forms the eastern part of the
East-West Axis along the Humber corridor and would benefit from planned
infrastructure investment along the A63, through Hull, to alleviate traffic
congestion.

6.4.3

Haltemprice and Hull West

This FEA is a focus for economic activity within East Riding and benefits from
good accessibility along the A63 between Goole and Hull, and over the Humber
Bridge into northern Lincolnshire. There is a diverse range of supply in this
location, much with existing interest, such as:


Land clustered along the A1079 to the south and south-east of Beverley;



Remaining allocations with planning permission at Priory Park West and
Hessle;



The remaining allocation with planning permission at Humber Bridgehead and
further expansion land to the west of the existing office park;



Allocations and potential expansion land at Meltonwest Business Park;



An allocation to the east and new land identified through call for sites to the
north of Newport (off the A63 / M62); and



New land identified through call for sites at Gilberdyke off the M62.

6.4.4

Goole and Selby

This FEA forms part of the East-West Axis strategic economic corridor for East
Riding and is well connected via the M62 / A63. It is also the location for the
inland port.
The main employment sites in this FEA are:
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Goole 36/Capitol Park which is the chosen location for Siemens Mobility.
There is ongoing development activity and market interest in this industrial
estate and the potential for new expansion land to the west. The estate is well
connected to the M62/A63, however further infrastructure investment may be
required to support expansion of the estate.



Ozone is currently at capacity and all units are occupied. There is potential
employment land supply around Howden with possible expansion space for
Ozone.

A land bid was also proposed around Pollington, to the west of Goole. Any
development in this location would be dependent on infrastructure investment to
improve road capacity and connections onto the M62.

6.4.5

York (East)

This FEA forms the western boundary between East Riding and York. It is
characterised by rural market towns and villages. The main towns within this area
are Market Weighton and Pocklington which are accessed off the A1079
connecting York and Beverley.
There is small scale employment space around Market Weighton to support the
needs of the micro-economy. This was allocated in the 2016 Local Plan to meet
local needs.
Pocklington Industrial Estate is located in this FEA, just outside Pocklington. The
estate comprises of a former airfield and has recently benefitted from a service
station area along the A1079 frontage. Within the estate, supply is available from
a number of plots and expansion land, also allocated in the 2016 Local Plan.

6.4.6

Bridlington and the Wolds

This FEA is located in the northern part of the authority and is characterised by
rural and coastal communities. The main towns located in the Bridlington and
Wolds FEA are Bridlington and Driffield. Bridlington is accessible via the A614 /
A165 and Driffield via the A614 / A166.
Demand in this FEA is driven by local need from small and medium sized
enterprises. Employment land supply in this area is primarily from sites allocated
in the 2016 Allocations Document to meet this local need. Carnaby Industrial
Estate (Bridlington) and Kelleythorpe Industrial Estate (Driffield) are the main
employment sites in this FEA:


Carnaby Industrial Estate benefitted from funding to develop a fully
serviced estate. There are a variety of vacant plots within the estate, some
of which are being marketed or used as set down space for the steel
fabrication works. There are extant permissions on the majority of vacant
plots and there has been recent development activity with a small unit built
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and occupied. There is an allocation adjacent to the estate to allow for
expansion space should the industrial estate reach capacity.


Kelleythorpe Industrial Estate is an active estate comprising of a cluster of
agricultural and food related sectors. There is a couple of vacant plots
within the estate allocated in the Local Plan 2016 and potential unallocated
expansion space at the end of Pexton Road. Both of these plots would
support B2 / B8 uses.

Summary


81 sites have been reviewed for potential employment land supply for East Riding.
Criteria have been used to identify if a site is available, suitable for employment
related uses and achievable within Local Plan timescales. The site assessment
methodology is provided in Appendix A.



The 81 sites represent a potential land supply of 2,775.81ha (gross).



A high proportion of the deliverable employment land supply is located in the Goole &
Selby, and Haltemprice & Hull West FEAs.
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This section draws together the forecast demand for B-class employment land in
East Riding and the review of deliverable employment land, in order to identify
the potential employment land portfolio up to 2040.
This section considers the demand-supply balance for the authority and how this
is reflected in each functional economic area. It concludes by setting out
considerations for future policy resulting from the demand-supply analysis.

7.2

Recommending a Demand Scenario

In recommending a demand scenario for East Riding, a range of evidence has
been considered reflecting local economic circumstances and strategic economic
policy direction. The demand scenarios identified in section 3 were also tested
with stakeholders in the workshop at the end of January 2020 to gain feedback on
the appropriate scenario for East Riding.
The baseline and higher growth scenarios show a broad range extending from
negative demand of -88 ha to positive demand of +178.5 ha up to 2040. The width
of range between the baseline and higher growth scenario is greater in this ELR
than the 2014 ELR. This reflects the higher level of uncertainty attached to
significant economic variables compared to 2014 relating to the UK’s departure
from the EU and associated trade agreements currently under negotiation.
It is important for the ELR to take account of local economic circumstances.
Reflecting the emphasis from the NPPF on supporting sustainable economic
growth, local considerations regarding inward investment and ‘policy on growth’
have been applied to the baseline forecast to generate a higher growth scenario.
Evidence from the ELR indicates ERYC could plan for the higher growth scenario
for employment land demand to 2040.
Higher Growth Scenario - Gross demand of +178.5ha or 8ha per annum up to 2040.

The higher growth scenario is considered appropriate to use as the forecast for
future employment land demand for the following reasons:
1. It takes account of the job growth created by committed development,
inward investment and ‘policy on growth’:
a. Committed development projects (2,957 jobs);
b. Inward investment pipeline (4,279 jobs); and
c. Additional ‘policy on’ growth (10,000 jobs), reflecting the ambitions
of ERYC and the Humber LEP.
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‘Policy on’ growth factors in three catalysts of future employment growth relating
to clean energy (which East Riding is well placed to capitalise on); advanced
manufacturing including the rail related supply chain; and potential designations
of freeports.
2. It aligns with evidence from historic employment land take-up. Historic
take-up between 2012/13 and 2018/19 was an average of 9.0ha per annum,
although there has been significant variation over this period ranging from
annual take-up of 5.5ha to 16.5ha.
3. The trend in recent job growth demonstrates East Riding has the
potential to achieve a higher growth trend. In terms of job growth, total
employment increased by around 2.3% between 2009 and 2018 with highest
growth in manufacturing, health and retail sectors.

7.3

Employment Land Supply

It is clear that future decision-making on Local Plan allocations for employment
land should focus on identifying the right sites in the right location. This means
considering a portfolio which takes account of quality, deliverability and location
in order to support a balanced and sustainable economic growth strategy.
There is a significant amount of potential employment land in East Riding with a
gross supply of 1790 hectares and a developable supply of 1400.79 hectares44 of
deliverable employment land. This land supply is considered suitable, available,
achievable and therefore deliverable.
East Riding Employment Land Supply:


Gross supply is 1790 hectares of deliverable employment land.



Developable supply is 1400.79 hectares of deliverable employment land.

Potential supply in East Riding is skewed by a large-scale land bid submitted to
ERYC through the call for sites process:


Goole & Selby FEA: Site 32 Pollington 401 hectares (gross).

The potential supply position is also skewed by the large allocation at Hedon
Haven (a Local Plan key employment site):


Holderness & Hull East FEA: Site 77 Hedon Haven 205 hectares (gross).

44

This amount results from applying a % developable area (to remove site-based constraints such
as flood risk).
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Demand-Supply Balance by Functional Economic
Area

This section considers demand and supply by FEA and concludes whether more
or less land needs to be found in each location and for which B-use classes, taking
account of forecast demand, potential deliverable land supply and commercial
market analysis.
Section 3 summarises the approach used to estimate the forecast demand by FEA
for each B-use class requirement. The gross land requirement for the baseline and
higher growth scenarios were disaggregated by FEA based on the proportions
evidence in historic take-up data. Section 3 highlights this is an indicative view,
therefore the summary below considers the quantum for gross land requirement
per FEA for the higher growth scenario in conjunction with a summary of the
commercial market analysis.

7.4.1

Beverley and Hull North

Market summary
This is a substantial FEA including Kingswood to the north of Hull, Hornsea in
the east and the market town of Beverley to the west.
There is a substantial amount of agricultural land within this FEA. There are
major industrial areas to the north of the A1079 accessed from the A1174 leading
to Beverley as well as the office, retail and business market in the centre of
Beverley.
Whilst the eastern area around Hornsea services a primarily localised market,
Beverley is more regionally based and interacts with the entire authority. Road
links have been significantly improved in the area in the last 5 years which has
further enhanced occupation levels. There is very limited commercial site
availability at this time with limited choice and supply.
Demand-Supply Analysis
The demand supply analysis for Beverley & Hull North is shown in Figure 28
below. This shows the distribution across B-class uses for gross demand figures
and net supply figures.
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Figure 28: Demand-supply in Beverley & Hull North

Using the higher growth scenario, total demand for Beverley & Hull North FEA is
4.7 hectares (gross), with demand across all B-use classes. Taking account of the
market summary, the proportionate demand in this FEA may be due to recent
limited historic take-up resulting from constrained supply.
The principal town of Beverley is located in this FEA and it benefits from a strong
economic relationship with Hull. The commercial market assessment (see section
5) shows there is demand in this location. There are also policy aspirations to
sustain growth in and around Beverley.
Figure 28 shows deliverable supply of employment land exceeds forecast demand
within this FEA. There is the potential for deliverable sites currently allocated in
2016 Local Plan to provide a supply of employment land across all B-use classes
in line with forecast demand.
However, taking account of market assessment and stakeholder engagement
evidence in this ELR it may be appropriate to plan for additional supply in this
FEA. Land allocated for employment in the 2016 Local Plan is also largely taken
up by extant or current planning permissions.
Further potential supply could be sourced from new sites located around Beverley.
ERYC should also consider localised need from the caravan sector located at
Catfoss Airfield (Brandesburton); and continued supply in rural and coastal
communities to support micro-economies at Tickton and Hornsea. Planning for
more supply compared to forecast demand would allow for choice, churn and
flexibility within this FEA.
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Table 27: Potential employment supply in Beverley & Hull North.
Beverley & Hull North
FEA

Undeveloped Existing
Local Plan
Allocations

Call for sites or
promoted sites.

Location

Gross
(ha)

Net
Developable
Area (ha)

Gross
(ha)

Net
Developable
Area (ha)

Beverley

47.6

42.84

31.63

19.81

Hornsea

2.73

2.73

0

0

Tickton

0

0

26.07

26.07

Brandesburton

0

0

84.69

67.75

Total

50.33

45.57

142.39

113.63

7.4.2

Holderness and Hull East

Market summary
This economic area from Hedon in the west across to Withernsea and Spurn Point
in the east, includes a substantial area of rural land and smaller business
accommodation in Withernsea. On the western boundary around Hedon there is a
significant element of renewable industry and port related activity with land
supply and market demand in the locality.
Demand-Supply Analysis
The demand supply analysis for Holderness & Hull East is shown in Figure 30
below. This shows the distribution across B-class uses for gross demand figures
and net supply figures.
Figure 30: Demand-supply in Holderness & Hull East
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Using the higher growth scenario, total demand for Holderness & Hull East FEA
is 1.6 hectares (gross). Forecast demand in this FEA reflects historic trends with a
take-up in general B-class uses. It does not reflect the market opportunities and
associated potential demand relating to clean energy and port related activities.
Table 28 shows deliverable supply of potential employment land exceeds forecast
demand within this FEA. However, taking account of market assessment and
stakeholder engagement evidence in this ELR it may be appropriate to plan for
additional supply in this FEA to provide the opportunity for strategic economic
objectives (summarised in section 2) to be met. This could be achieved through
the continuation of the Key Site at Hedon Haven (allocated in the 2016 Local
Plan) and potential new supply located around Hedon. This could provide
sufficient land to meet large floorplate requirements to support port related uses
and make provision for general B-use class demand within the FEA.
Small scale land supply could also be put in place to support the micro-economies
of rural and coastal communities around Burstwick and Withernsea.
Table 28: Potential employment land supply for Holderness & Hull East.
Holderness & Hull East FEA

Undeveloped Existing
Local Plan Allocations

Call for sites or
promoted sites.

Location

Gross
(ha)

Net
Developable
Area (ha)

Gross
(ha)

Net
Developable
Area (ha)

Hedon

204.96

184.46

86.96

69.57

Burstwick

0

0

2.2

1.76

Withernsea

2.81

2.81

0

0

Total

207.77

187.27

89.16

71.33
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Haltemprice and Hull West

Market summary
This FEA forms part of the golden strip in terms of the economic area of the
region from the Hull City Council boundary in the east close to the Humber
Bridge alongside the estuary through to Gilberdyke in the west incorporating
sections of the M62 and A63 road network.
This economic area includes a substantial element of industrial occupation for
manufacturing/ distribution users as well as the main office areas (excluding
Beverley) in the authority. The area has seen substantial development in the last 5
years particularly in the industrial sector and land availability is now restricted.
Demand-Supply Analysis
The demand supply analysis for Haltemprice & Hull West is shown in Figure 31
below. This shows the distribution across B-class uses for gross demand figures
and net supply figures.
Figure 31: Demand-supply in Haltemprice & Hull West

Haltemprice and Hull West FEA presents a similar picture to Beverley and Hull
North, as potential land supply across all B-class uses is greater than forecast
demand. Using the higher growth scenario, total demand for Haltemprice & Hull
West FEA is 28.4 hectares (gross).
The market summary shows that Haltemprice & Hull West FEA is a key area for
East Riding to support future economic growth. The FEA forms part of the EastWest Axis and benefits from cross boundary links with Hull and also with
Northern Lincolnshire, across the Humber Bridge.
There is the potential for deliverable sites currently allocated in 2016 Local Plan
to provide a supply of employment land across all B-use classes in line with
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forecast demand. However, taking account of market assessment and stakeholder
engagement evidence in this ELR it may be appropriate to plan for additional
supply to respond to market demand hotspots around Hessle and Melton where
there are already commitments against allocations and the availability of existing
supply is limited.
ERYC could also consider the option to plan for flexibility in future supply in this
FEA by allocating sites to meet forecast demand supported by policies to allow
for employment to locate within broad locations once allocations have been built
out. Future opportunities could then be considered around Hessle, Melton and
North Ferriby. This will support choice and churn to alleviate current supply-side
market constraints.
Table 29: Potential employment land supply for Haltemprice & Hull West.
Haltemprice & Hull West FEA

Undeveloped Existing
Local Plan Allocations

Call for sites or
promoted sites.

Location

Gross
(ha)

Net
Developable
Area (ha)

Gross
(ha)

Net
Developable
Area (ha)

Hessle

25.91

14.39

5.45

5.45

North Ferriby

59.51

52.07

Brough

57.99

32.33

Melton

64.45

60.00

2.6

2.60

Newport

7.45

4.92

1.87

1.87

39.93

29.95

2.72

2.04

Gilberdyke
Anlaby

1.13

1.13

Dunswell

4.93

4.93

Willerby

4.2

4.20

1.42

1.42

Total

108.07

89.57

171.49

127.72

The quantum of land supply to support B1 office growth in the Haltemprice &
Hull West FEA should be balanced against supply within the City of Hull, with
the recognition that Hull is a regional city and an important location to focus
clustering of knowledge sectors. Space for B1 (a) office uses within the
Haltemprice and Hull West FEA presents an opportunity to offer choice to the
market for business and other supporting services seeking out of centre business
park locations.

7.4.4

Goole and Selby

Market summary
Covering the towns of Goole and Howden this includes a significant element of
distribution and industrial accommodation surrounding the main docks as well as
Goole 36/Capitol Park, Goole and The Ozone development at Howden. It is an
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important area which leads from the M62 through to the national motorway
network and is a popular business location serving the regional area.
Demand-Supply Analysis
The demand supply analysis for Goole & Selby is shown in Figure 32 below. This
shows the distribution across B-class uses for gross demand figures and net supply
figures.
Figure 32: Demand-supply in Goole & Selby

Using the higher growth scenario, total demand for Goole & Selby FEA is 80.30
hectares (gross) with forecast demand across all B-use classes, particularly for B2
(manufacturing) and B8 (storage and distribution) uses. Potential employment
land supply in this FEA is greater than forecast demand for all uses, especially for
B2 and B8 uses.
The market assessment, and level of job creation from committed and inward
investment opportunities arising from schemes such as Siemens Mobility at Goole
36, Goole demonstrate the forecast demand for the higher growth scenario could
be achievable. This is further supported by opportunities relating to advanced
manufacturing, clean energy and connectivity from the in-land port. Therefore,
ERYC could plan for an employment land supply to align with forecast demand in
this FEA.
The potential supply from deliverable sites currently allocated in the 2016 Local
Plan falls short of forecast demand for the higher growth scenario. Therefore, the
employment land portfolio for Goole & Selby will need to comprise of allocated
sites and new land. The main focus for employment activity within the FEA is
around Goole 36 / Capitol Park and Howden / Ozone. Provision of expansion
space in these locations could encourage further clustering of B2 and B8 uses.
This will also assist Goole & Selby FEA in continuing to be an attractive location
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for inward investment for companies seeking sites for large floorplates with
connectivity to the strategic road network.
Table 30: Potential employment land supply for Goole & Selby
Goole & Selby FEA

Undeveloped Existing
Local Plan Allocations

Call for Sites or
Promoted Sites

Location

Gross
(ha)

Net
Developable
Area (ha)

Gross
(ha)

Net
Developable
Area (ha)

Goole

63.65

63.65

276.12

261.36

Howden

173.2

65.46

Pollington

403.1

282.17

852.42

608.99

Total

63.65

63.65

Whilst there is deliverable land supply around Goole 36/Capitol Park providing
expansion space in this location, the ELR has identified that further infrastructure
investment may be required resulting in the expansion land being a medium to
long term prospect. Potential land supply around Ozone Business Park could
provide a complementary offer to Goole 36/Capitol Park as an alternative location
to meet demand in the short to medium term.
In addition, a large-scale site has also been promoted around Pollington for a mix
of uses including employment. This presents potential long-term supply however
significant infrastructure investment is required to unlock development in this
location. ERYC would need to balance this consideration against other factors
relating to the Local Plan strategy including the sustainability of locations and
distribution of development along the M62 / A63 strategic corridor.

7.4.5

York (East)

Market Summary
This area is largely rural and includes the market towns of Pocklington and
Market Weighton with the surrounding rural area. The economy is localised
within this economic area with smaller office, manufacturing and distribution
businesses focused around the market towns, with the exception of Full Sutton
industrial estate, supporting the micro-economy. The Pocklington industrial estate
caters for local need.
Demand-Supply Analysis
The demand supply analysis for York East is shown in Figure 33 below. This
shows the distribution across B-class uses for gross demand figures and net supply
figures.
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Figure 33: Demand-supply in York East

The forecast demand for gross employment land in this FEA broadly aligns with
the deliverable supply for B1 and B2 uses currently identified in the ELR, where
as demand exceeds potential supply for B8 uses. The relatively high level of
demand is due to the apportionment for this FEA based on historic take-up.
Using the higher growth scenario, total demand for York (East) FEA is 26.5
hectares (gross) to 2040. Table 31 shows deliverable supply of potential
employment land within this FEA. Within this FEA, there is evidence from the
market analysis that demand is driven by very localised businesses operating at
the micro-economic level. As such, there is the potential for deliverable sites
currently allocated in 2016 Local Plan to provide a supply of employment land
across all B-use classes to meet this localised need. This could be supplemented
by land located at Full Sutton / Stamford Bridge.
Table 31: Potential Employment Land Supply for York (East).
York East FEA

Undeveloped Existing
Local Plan Allocations

Call for sites or
promoted sites.

Location

Gross
(ha)

Net
Developable
Area (ha)

Gross
(ha)

Net
Developable
Area (ha)

Market Weighton

7.99

7.29

0

0

Pocklington Industrial Estate

18.25

13.44

2.02

2.02

Full Sutton / Stamford Bridge

0

0

5.09

5.09

Total

26.24

20.73

7.11

7.11

This FEA is predominantly rural where the priority is to maintain the
sustainability of market towns in this area, therefore it is important to plan for
supply to meet demand. It is recommended take-up is monitored in this FEA to
indicate if local demand aligns with the forecast.
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Bridlington and Wolds

Market summary
This area of the East Riding is largely rural comprising of coastal and rural towns
and villages, including the principal towns of Bridlington and Driffield.
The economy is very localised within this economic area with tourism particularly
prevalent in Bridlington and smaller manufacturing and distribution businesses in
Driffield, together with agriculture and town centre retail. Demand for industrial
space in Driffield remains good with limited availability particularly at
Kelleythorpe Industrial Estate.
Demand – Supply Analysis
The demand supply analysis for Bridlington & Wolds is shown in Figure 34
below. This shows the distribution across B-class uses for gross demand figures
and net supply figures.
Figure 34: Demand-supply in Bridlington & Wolds

The demand-supply analysis shows land supply exceeds demand for all B-class
uses.
When considered against the commercial market analysis, allocations are being
marketed and remain available for development in Carnaby Industrial Estate.
There is also a remaining plot in Kelleythorpe Industrial Estate with potential for
further expansion land.
Using the higher growth scenario, total demand for Bridlington & Wolds FEA is
37.4 hectares (gross). Table 32 shows deliverable supply of potential employment
land within this FEA. There is the potential for deliverable sites, currently
allocated in 2016 Local Plan to provide a supply of employment land across all Buse classes in line with forecast demand. This could be supplemented by future
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expansion space at Kelleythorpe industrial estate to support continuation of the
food and agri-business cluster in this location. This approach takes account of the
localised market and level of activity in this area.
It is recommended annual take-up of the employment land portfolio in this FEA is
monitored. If market demand shows strong activity within this economic area,
there is the potential to consider further land supply around Bridlington. In the
first instance, demand should be directed towards the existing industrial estates
where investment and associated services have already been put in place.
Table 32: Potential employment land supply for Bridlington & Wolds.
Bridlington & Wolds FEA

Undeveloped Existing
Local Plan Allocations

Call for sites or
promoted sites.

Location

Gross
(ha)

Net
Developable
Area (ha)

Gross
(ha)

Net
Developable
Area (ha)

Carnaby Industrial Estate

46.46

46.46

0

0

Kelleythorpe Industrial Estate

9.13

4.57

19.4

19.4

Driffield

1.64

1.48

0

0

Bridlington

0

0

0

0

Total

57.23

52.50

19.40

19.40

7.5

Employment Land Portfolio Summary

The following table provides a summary of the potential employment portfolio of
developable land for East Riding (Table 33). The table shows a comparison of
gross land requirement using the higher growth demand scenario against potential
developable land supply, split between existing Local Plan Allocations and Call
for Sites or Promoted Sites assessed as deliverable.
It should be noted that not all deliverable employment sites will be taken forward
as allocations, as other Local Plan evidence (including infrastructure investment
and modelling), sustainability factors and the strategic approach for East Riding
needs to be taken into account.
Table 33: Demand-supply balance
Gross land requirement & supply
per FEA

Gross
Demand (ha)All B class
uses

Developable Land Supply (ha)
Undeveloped
Existing Local
Plan Allocations

Call for Sites or
Promoted Sites

Beverley & Hull North

4.8

45.57

113.628

Holderness & Hull East

1.1

187.274

71.328

Haltemprice & Hull West

28.4

89.5665

127.7245

Goole & Selby

80.3

63.65

608.989
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York East

26.5

18.709

7.11

Bridlington & Wolds

37.4

52.501

19.4

Total45

178.5

457.27

948.18

7.5.1

Employment Land Trajectory

Analysis of when sites are considered capable of being delivered is set out in
Figure 35 below and shows indicative timescales for land supply in FEAs coming
forward in 5, 10 and 15 years. Appendix A provides further detail on the
methodology used to indicate the trajectory.
It is important to highlight that the timescales for delivery are subject to change;
with timescales altered by the nature of the commercial market in the local area,
and the willingness of each individual landowner. As noted in the PPG guidance,
each review of the employment land supply should look again at the availability
and achievability information to understand whether circumstances may have
changed.
Figure 35: Employment supply trajectory (developable land).

Figure 35 shows all FEAs have a pipeline of potential supply in the first 5 years.
For context, if the average historic take-up was to continue over the next 5 years
at the same rate, sufficient land supply would be required for 45 hectares (gross).
The trajectory shows potential land supply across FEAs for the first 5 years is
greater than this level of demand.

45

Rounding accounts for variation in demand figure.
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Demand-Supply Monitoring and Review

In this period of economic uncertainty, the ELR recommends conducting regular
reviews to ensure continuation on the anticipated trajectory for employment land
take-up. In the last few years, historic take-up of employment land has averaged 9
ha per annum on both allocated and unallocated sites. Future average take-up
across the authority would need to be a minimum of 8 ha per annum to align with
the high growth scenario in the forecast demand.

7.7

Future Policy Considerations

In terms of next steps, the ELR forms one part of the Local Plan evidence base.
As the council progresses through the Local Plan making process it will need to
reflect on and react to other evidence relating to housing need, infrastructure
planning and delivery, and any new information relating to land ownership and
availability.
The higher growth scenario is considered appropriate to use as the employment
land demand forecast, however the ELR recognises the Local Plan will have an
important role in realising this level of growth. This can be realised through
providing the right type of employment land in the right locations across the
authority. It is important the Local Plan employment land allocations provide
sufficient choice to allow for flexibility in supply in order to be responsive to
market needs.
One of the challenges for ERYC is to be able to respond to higher than anticipated
demand from the market and achieve the desired outcome for sustainable
economic development in the authority. With this in mind there are two key
policy responses the ELR recommends for consideration in the Local Plan which
take account of the economic diversity within East Riding:
1. Create the conditions, through the provision of a deliverable supply of
employment land in the right locations, and potential funding / grants, to
support sustainability of market towns and coastal communities in the north of
the authority within York East, Beverley and Hull North, Holderness and Hull
East, and Bridlington and Wolds FEAs.
2. Within the East-West Axis (along the M62/A63 corridor) through Goole and
Selby, and Haltemprice and Hull West FEAs consider applying a policy
approach which directs development towards allocated sites in the first
instance. In addition, allow for flexibility to meet market demand within a
defined zone along the corridor if allocations are proven not to meet required
needs and without undermining investment in allocated sites. This could take
the form of policies that indicate the direction of growth of key employment
sites once the capacity of allocated sites has been reached. This would be
based on land availability and known constraints determined during site
assessment.
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Summary


The forecast presents a broad range between the baseline position and higher growth
scenario, extending from negative demand of -89 ha gross land requirement to positive
demand of +178.5 ha gross land requirement up to 2040.



There is a significant amount of land in East Riding with a gross supply of 1790
hectares and a developable supply of 1400 hectares of deliverable employment land.



The higher growth scenario of 178.5 ha gross land requirement is considered
appropriate taking account of the strong inward investment pipeline and growth
opportunities in East Riding relating to clean energy, advanced manufacturing and port
uses.



The potential employment land portfolio takes account of the proportionate forecast
demand for each FEA and market demand drawn from the commercial market
assessment:
Beverley & Hull North – it is considered appropriate to plan for more employment
land than indicated by the forecast demand for this FEA. This would support demand
from the SME market and sustainable growth of Beverley as a principal town in the
authority. This can be achieved through existing allocations and new sites located
around Beverley to provide choice and flexibility to the market. Local allocations
could also be taken forward to support opportunities for coastal communities.
Holderness & Hull East – it is considered appropriate to plan for more employment
land than indicated by the forecast demand for this FEA. The allocated Key Site at
Hedon Haven provides opportunities for future port-related, energy related and other
occupiers requiring large scale floorspace. Local allocations could also be taken
forward to support opportunities for coastal communities.
Haltemprice & Hull West – it is considered appropriate for ERYC to plan for more
employment land than indicated by the forecast demand for this FEA. This takes
account of the strength of the market in this location, with particular hotspots around
Hessle (Humber Bridgehead) and Melton.
Goole & Selby – when balancing demand and supply in this location the 2016 Local
Plan sites allocated for employment fall short of forecast demand. There are
opportunities for potential supply from expansion land around Goole 36/Capitol Park,
Goole and Ozone Business Park, Howden. This would assist the East Riding in
benefitting from future agglomeration effects generated by Siemens Mobility
investment in Goole.
York East – it is considered appropriate to plan for employment land to meet forecast
demand within this FEA, taking account of the characteristics and local need within
this FEA. The FEA is largely a rural area where the focus is on maintaining a
sustainable supply of employment land around the market towns to meet the needs of
SMEs across all B-class uses.
Bridlington & Wolds –the review considers potential employment land supply could
be allocated to meet forecast demand in this location to support local market need
generated by the area’s market town, rural villages and coastal communities.
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This section presents the conclusions from the East Riding Employment Land
Review and sets out recommendations for the Local Plan.

8.2

Economic Context

East Riding has a higher economic activity rate compared to the Yorkshire and
Humber region and England. Total employment in the area increased by around
2.3% (3,000 jobs) between 2009 and 2018. There was a slight contraction in
2017/18 due to a reduction in jobs in the arts and public sectors. Job growth in
manufacturing, business services, professional, science and technical, and
transport and storage sectors remain strong46.
The authority has a diverse and growing micro-economy, with 89% of businesses
classified as micro-businesses with less than 10 employees. New businesses
continue to be formed, with figures showing a 10.3% increase in 2015 to 201847.
In comparison 0.3% of businesses are classified as large, with more than 250
employees48. The proportion of micro-businesses in East Riding is comparatively
higher than regional and national figures.
There is a strong pipeline of inward investments with recent successes clustering
around strategic employment sites such as Saltend, J36 of the M62 and Goole
36/Capitol Park, Goole. The primary drivers for future economic growth relate to
clean energy, advanced manufacturing including the rail related supply chain and
potential freeport designations (with opportunities around the Port of Hull and the
Port of Goole).

8.2.1

Functional Economic Areas

The ELR aligns with the FEA geography established in the 2018 Local Economic
Assessment. This uses Census 2011 data and takes account of travel to work
flows, housing market areas, travel to learn flows, sectoral clusters and transport
networks. The FEAs used in this ELR are summarised below:


Hull - this has been sub-divided into Beverley and Hull North, Haltemprice
and Hull West, and Holderness and Hull East;



Goole and Selby;



York East; and



Bridlington and Wolds.

46

BRES data, removing PAYE element.
ONS business demography data.
48
ONS UK Business Counts, based on IDBR 2019.
47
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When planning for future employment land supply, the ELR has taken into
consideration the following factors:
Inward investment pipeline - around two-thirds of investments are centred
around the Hull FEAs, with an investment value of 95% of total investment. The
manufacturing sector accounts for over half the requirement. The ELR highlights
the significance that large plot sizes have in attracting inward investment along
the East-West Axis (M62 / A63 corridor).
Cross boundary relationships to key economic sectors - the ELR recognises the
economic relationship with Hull is particularly strong with councils jointly
working to maximise positive outcomes from a set of strategic priorities relating
to clean energy, engineering, ports and logistics sectors.
Trends in working practices - the potential for increased adoption of remote and
co-working in the future has an influence on employment land demand. It is also
reliant on robust communications and transport infrastructure in order to work
effectively. This may reduce the demand for typical B1 type space. The
availability of co-working spaces is an important consideration for Local Plan
policy.

8.3

Forecast Demand

The ELR uses Oxford Econometrics data (October 2019) to forecast a baseline
and higher growth scenario for employment demand in East Riding. Compared to
the 2014 ELR, the width of range between the baseline and higher growth
scenario is greater. This is largely due to the economic uncertainty in the UK
relating to the departure from the EU and the unknown outcome of future trade
agreements both with the EU and globally.
The baseline scenario plans for a reduction of 88 hectares (gross) of employment
land up to 2040, whereas the higher growth scenario plans for an increase of 178.5
hectares (gross) of employment land. When set against the context of the historic
take-up of employment land between 2012/13 and 2018/19, the average annual
take-up of 9 hectares per annum aligns better with the higher growth scenario of 8
hectares per annum.
The higher growth scenario has been generated using the baseline information and
adding job growth generated from planned and potential inward investment
opportunities. Taking account of this evidence the higher growth scenario is
considered appropriate for East Riding. The scenario also takes account of future
economic growth catalysts which reflect the ambitions of East Riding and the
Humber LEP. These relate to clean energy, advanced manufacturing, port-related
uses and potential designations of freeports.
Across the use classes, in the higher growth scenario the greatest requirement is
for B8 space closely followed by B2 space. This is largely driven by the growth of
the manufacturing, and transport and distribution sectors. There is also positive
B1 requirement for the higher growth scenario.
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In the higher growth scenario, the majority of requirement is in the Goole & Selby
and Hull (comprising Haltemprice & Hull West, Beverley & Hull North, and
Holderness & Hull East) FEAs. Disaggregation of the higher growth scenario
demand forecast across FEAs is indicative and should be interpreted in
conjunction with the commercial property market analysis.

8.4

Stakeholder Engagement

The business community, neighbouring authorities and the LEP were engaged to
inform the ELR and to test emerging findings. Engagement was carried out via a
business questionnaire, telephone interviews with the LEP and local authorities,
and a stakeholder workshop. A meeting was also held with ABP and their
representatives to understand future plans for the strategic allocation at Hedon
Haven.
Insight from engagement with the business community showed an even split
between SMEs and respondents from larger companies. Of those businesses to
respond, around half had occupied their premises for over 10 years. Around 60%
of respondents felt there were sufficient sites available in the short term across the
East Riding, with further sites required for future expansion around Melton
through to Goole and Howden. Beverley was also highlighted as having
insufficient employment supply.
Around 60% of respondents expressed a preference to purchase rather than rent
premises, highlighting future considerations regarding the balance between
speculative development and design and build opportunities on future
employment land. Respondents also felt a strong connection to East Riding, with
the majority of respondents seeking to remain within the authority rather than relocate outside the region. Over 60% of respondents are seeking future growth with
expansion of both staff recruitment and business premises.
Ease of access to the road network and connectivity to the M62 are a top priority,
particularly for businesses who utilise local supply chains or employ a workforce
who are dependent on commuting. Other key priorities relate to quality of location
and premises. Constraints to consider relate to existing infrastructure provision
(although investment along the A63 corridor was acknowledged) and engagement
with service providers to unlock power supplies.
Engagement from the interviews and workshop identified the following
considerations which were taken forward by the ELR:
1. The M62 is considered a key growth corridor with potential to become a green
energy corridor;
2. There are future economic opportunities around Humber Bridgehead due to
increased commuting flows following the reduction of bridge tolls;
3. There is very little public transport access along the M62 / A63 corridor;
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4. Growth in strategic locations (along the East-West Axis) must be balanced
with delivery of sustainable growth in rural areas and market towns;
5. There are opportunities around growth in energy, advanced manufacturing and
food technology sectors;
6. There is shortage of speculative build space and concerns regarding viability
with a reliance on grant funding in some instances; and
7. Providing choice for office accommodation is important whilst recognising
the role of Hull city centre to form an effective cluster for knowledge driven
jobs.

8.5

Commercial Market Assessment

Recent impact on the commercial property market from Brexit and previous
uncertainty around the election has contributed to a reduction in speculative
commercial development being undertaken. This has started to restrict the
availability of office and industrial space in East Riding and increase rental and
capital values. Any speculative development has taken place due to an end
occupier already being secured. There is a risk that lack of supply in certain parts
of East Riding are resulting in companies operating from inadequate premises.
Industrial occupiers are seeking modern, quality-built accommodation with
immediate access which is why speculative development tends to be favoured
over design and build options (where there can be a time constraint in the
construction and availability of accommodation). The supply chain of
accommodation resulting from new developments and churn of old premises has
become very restricted in the last 3 years, resulting in limited choice. This is a
challenge for businesses seeking to expand or relocate; or for inward investments.
Demand for commercial land for owner occupation and development remains
strong with recent land sales at Goole 36/Capitol Park (Goole), Ozone (Howden)
and Meltonwest (Melton). There is currently a strong demand from owner
occupiers for small to medium sized sites (0.5 - 3 acres).
In East Riding office space is mainly focused around Bridgehead (Hessle), Albion
Mills (Willerby), Priory Park West (Hessle), Humber Enterprise Park (Brough)
and Flemingate/Minstergate House (Beverley). Demand for office space remains
strong as reflected in recent take-up. Occupiers are primarily seeking grade A/B
office space with car-parking. Quality office space brought forward through
speculative schemes continues to be limited with companies having to seek
bespoke design and build packages such as those at Meltonwest.
In terms of the office market relationship between East Riding and Hull, the city
is the regional centre for Humber with a city centre office market focused on
attracting knowledge-based sectors. It is important for Hull to retain a centralised
offer to encourage clustering of Grade A space for head office uses. In contrast,
East Riding provides an out of town location offering choice to business support
and service sectors seeking an alternative type of premises. This position is
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reflected in the emerging Statement of Common Ground between Hull and
ERYC.

8.6

Employment Land Supply

There is a significant amount of potential land for employment uses within East
Riding. The ELR has assessed 81 sites with a total area of 2,776 hectares (gross).
The assessment has considered the suitability, availability and achievability of
each site with 58 out of 81 sites reviewed as deliverable for employment B-class
uses. This amounts to 1790 hectares (gross) or 1400 hectares (developable)
supply.
The distribution of potential employment land varies across the different FEAs,
with the majority of supply located in Goole & Selby, and Haltemprice & Hull
West areas. It should be noted the quantum of potential supply in Goole & Selby
is skewed by the land bid proposal at Pollington.

8.7

Balancing Demand and Supply

When deciding on the balance of demand and supply of employment land, it is
important to focus on identifying the right sites, in the right locations. This means
proposing an employment land portfolio which takes account of the type of land
required (in terms of quantum and B-class use); and the deliverability and location
of supply in order to support a balanced and sustainable growth strategy for East
Riding.
In the case of East Riding, this means offering a diverse mix of employment land
which caters for the needs of the micro-economy and supports the SME base
which accounts for a high proportion of the economy; and providing sufficient
land to attract inward investment and occupiers seeking space for large floorplates
for clean energy, advanced manufacturing and port related activities.
The demand analysis conclusions are summarised in section 8.3. When comparing
the quantum of employment land needed for the high growth scenario against the
potential deliverable supply of land, there is a significantly higher supply of land
overall. This supply is partly skewed by the scale of land proposed in the
Pollington land bid (located in Goole & Selby FEA) and the large-scale
employment allocation at Hedon Haven (located in the Holderness & Hull East
FEA).
The ELR considers the distribution of deliverable employment land within each
FEA in order to advise on a potential employment land portfolio for the area.
These recommendations are summarised below:
Beverley & Hull North: The forecast demand in this area is relatively low in
comparison to the potential supply of deliverable land. Taking account of market
needs and reflecting on the relative shortage of land to meet SME needs, it is
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considered appropriate to plan for more employment land in this location to allow
for choice and flexibility. In terms of location, the focus should be around
Beverley and be accessible to the strategic highway network. The local economy
at Hornsea could also be supported by a small employment site in this area.
Holderness & Hull East: The forecast demand in this area is relatively low and
does not reflect potential demand arising from clean energy and port related
activities in this FEA. Therefore, it is considered appropriate to maintain the
allocation at Hedon Haven for port related and large-scale general employment
uses. Options to consider include phasing the release of the 205ha or using a
combination of allocated and safeguarded land to respond to these future
opportunities. In addition, the ELR considers potential land supply for general Bclass uses seeking to expand beyond the existing business park to the west of
Hedon. The local economy at Withernsea could also be supported by a small
employment site in this area.
Haltemprice & Hull West: This FEA is a focus for economic activity in East
Riding benefitting from good accessibility along the A63 / M62 and across the
Humber Bridge into Northern Lincolnshire. The higher growth scenario forecast
for employment demand in this location is distributed across all B-class uses. This
reflects the current profile for the area which has a substantial element of
commercial occupation for manufacturing, distribution and office users.
As with other FEAs in East Riding, the level of forecast demand is lower than the
potential employment land supply. Taking account of market demand and
stakeholder feedback, it is considered appropriate to maintain strategic sites at
Melton and Humber Bridgehead (Hessle) and include potential land supply
around these locations, as well as North Ferriby. Land supply south of Beverley
could also be considered to support economic growth and market needs of East
Riding’s principal town. This approach supports flexibility in supply and
contributes to alleviating supply-side market constraints.
Goole & Selby: The proportionate level of employment demand in this area is
distributed across all B-class uses with the highest level of demand for B8 space.
The Goole & Selby FEA is well placed to meet this demand due to its location
along the A63/M62 corridor. In terms of land supply it is considered appropriate
to maintain the strategic site at Goole 36/Capitol Park. This area has the potential
to become the focus of activity driven by opportunities from the location of
Siemens Mobility. Infrastructure capacity from the Park to the motorway should
be monitored and infrastructure investment may be required to unlock medium to
long term growth opportunities.
There is also potential land supply around Howden which can provide a
complementary offer to Goole 36/Capitol Park, with deliverable land offering
possible expansion opportunities to Ozone business park. Dependent on the level
of market demand in this area, land around Pollington could present a long-term
opportunity, however this would be dependent on infrastructure investment
coming forward in the first instance.
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York East: Forecast demand is higher than potential deliverable supply for B8
uses in this FEA. Sites reviewed are located around Pocklington industrial estate
and Market Weighton. The ELR considers it appropriate to plan for employment
land to broadly meet forecast demand. This takes account of the rural nature of the
FEA; the micro-economy operating in this area; the need to meet demand from
SMEs; and provide sufficient employment land to support ongoing economic
sustainability of the market towns in this area. Alongside continuing to meet
localised needs in this FEA, it is recommended the level of demand is monitored
to assess if demand is likely to exceed supply.
Bridlington & Wolds: The employment land supply exceeds demand in this
FEA. The employment land portfolio in this area comprises of potential
deliverable sites within and adjacent to Carnaby Industrial Estate to meet current
and long-term needs; there is also a remaining plots and expansion space at
Kelleythorpe Industrial Estate which could support this cluster of agricultural and
food related businesses. If market demand were to exceed what is allocated, there
is potential medium to longer term supply located around Bridlington. The ELR
advises directing employment uses to space within the industrial estates in the first
instance, so as not to undermine past investments in these locations.

8.8

Recommendations

East Riding has a diverse economy underpinned by a high proportion of SMEs
located around market and coastal towns; and active advanced manufacturing and
distribution sectors located along the East-West Axis (M62 / A63 / A1033
corridor).
Taking account of past trends in historic take-up of employment land, inward
investments and economic growth opportunities, it is considered appropriate to
plan for a higher growth scenario with a forecast demand of 178.5 hectares (gross)
of employment land to 2040 which can be achieved through allocation of a
developable land supply over the plan period.
When ERYC plan for the employment land portfolio, the ELR advises achieving a
balance between sustaining growth of market towns, supporting localised
regeneration of coastal communities and directing investment to strategic
locations along the Humber. The ELR advises maintaining the key strategic sites
at Hedon Haven, Melton, Humber Bridgehead (Hessle) and Goole and building on
market demand to plan more employment land compared to forecast need in the
FEAs surrounding Hull and at Goole & Selby.
During this period of uncertainty resulting from UK’s departure from the EU, the
ELR recommends:


Close monitoring and review of employment land take-up;



Policy which takes account of changing working practices and make provision
for co-working space;
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An employment land portfolio that is flexible and responsive to changing
market conditions and potential growth in market demand; and



Local plan policy directed along the East-West Axis (M62/A63 corridor)
which makes allowances for businesses to locate within this corridor, taking
account of sustainability factors such as accessibility and proximity to
workforce, should demand exceed supply and allocated sites be unavailable or
unsuitable to meet business needs.



Along the East-West Axis this could take the form of policies that indicate the
direction of growth of key employment sites once the capacity of allocated
sites has been reached.
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The site assessment methodology has been applied to all 81 sites identified in the
Employment Land Review. It is important the employment land portfolio is
shown to be suitable for development for employment uses; available for
employment related development; and achievable within the Local Plan period.
The combination of these factors demonstrate that a site is deliverable and can
contribute to the employment land supply for East Riding.
The approach for the deliverability assessment for the following factors is set out
below:
1. Suitability
2. Availability
3. Achievability
4. Developable Area.

A1.2

Suitability

The suitability criteria are in line with ERYC wider site assessment criteria and
are consistent with guidance in the PPG. ERYC provided an initial analysis of site
suitability. The Arup team used a combination of desk-based analysis using GIS
datasets and professional judgement to consider site-based constraints and review
the ERYC outputs. If the site had an extant planning permission for employment it
was considered to be suitable.

A1.2.1

Accounting for flood risk

The location of East Riding along the Humber Estuary means some land is at risk
of flooding from tidal and fluvial (river) sources, this is particularly the case in
locations around Goole, Hessle and Beverley. The suitability assessment has
identified the following:


Where sites are in flood zone 3 and defences are present: these sites are
considered suitable for employment related development with appropriate
mitigation relating to design measures.



Where sites are in flood zone 2: these sites are considered suitable for
employment related development with appropriate mitigation relating to
design measures; and



Where sites are in flood zone 3 without defences: these sites are not suitable
for employment related development.
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Availability

A site was considered available if:


It was already allocated in the Local Plan;



It was promoted through the call for sites as part of a land bid proposal;



It is being marketed for employment uses; or



It has an extant planning permission.

If there was no evidence of availability or if land use or ownership constraints
were considered a barrier to potential delivery, the site was considered not
available.

A1.4

Achievability

Achievability takes account of market conditions, economic viability and cost
factors linked to mitigation of site-based constraints (identified through the
suitability assessment). The following factors were considered:


If the site has planning permission;



The level of market interest in the site (defined as good, reasonable or none)
and if the site is being actively marketed;



If site-based constraints need to be addressed and the extent of these
constraints;



If site clearance is required (either existing buildings on the site or the site is
still in use);



If a site requires a neighbouring site to secure access, where a neighbouring
site is brought forward in an earlier phase; and



If development of the site would contribute to regeneration objectives or local
economic strategy.

Sites were considered to be achievable if none of the constraints identified were
likely to impact cost or market factors, affecting site delivery.
Sites were unachievable where there was no market interest and the site was not
considered attractive to the market for employment uses. Sites were also not
achievable where they were considered to be unsuitable and / or unavailable.

A1.5

Developable Area

In order to calculate the developable area of a site the following steps were taken:
1. Identify the gross area of the site in hectares: This is defined by the sites
red line boundary.
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2. Identify the developable area of the site as a percentage and in hectares:
Information from the suitability assessment constraints analysis and GIS was
used to assess if any parts of the site were unsuitable for development. This
was defined as a percentage and removed from the gross area. The remaining
part of the site forms the developable area.

A1.6

B-use class mix

Further analysis was completed to enable comparison between forecast demand
and supply for different B-use classes. Professional judgement regarding the use
of sites was informed by commercial advice, planning permissions, and indicative
use from call for sites information.
Each site was assessed to consider the mix of B-use classes:


B1 comprising of B1a (offices), B1b (research and development, and B1c
(light industrial);



B2 (general industrial); and



B8 (storage and distribution).



Mixed use was selected for a whole site where schemes were proposed for a
mix of employment, retail and potentially residential uses.

In order to calculate potential supply, the demand analysis information was used
(Table A1) to identify average % mix.
Table A1: Demand analysis
Use

Gross Land Requirement High growth scenario (ha)
27.8
67.3
83.4
178.5

B1
B2
B8
Total

Percentage
15%
38%
47%
100%

For sites which were only appropriate for two types of B-use class use (ie. B1 and
B2), the above information was used to apply proportionate ratios to that mix in
order to calculate the site area for that use.

A1.7

Summarising Deliverability

In order to conclude the assessment and give an overview on whether the site is
deliverable, the following factors were drawn together and are summarised in
Table A2 below.
Table A2: Factors of deliverability
Assessment

Available

Available

Available

Suitable

Possibly
suitable

Possibly
suitable

Not
available
Suitable
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Achievable

Achievable

Site is
deliverable
5 yrs

Site is
deliverable
5 yrs

Possibly
achievable
Site is
deliverable
10 yrs / 15
yrs

Achievable
Site is not
deliverable
Remove
from
supply

Not
achievable
Site is not
deliverable
Remove
from
supply

Not
achievable
Site is not
deliverable
Remove
from
supply

Sites were considered deliverable in the first 5 years where a site is either suitable
or possibly suitable and the constraints identified can be overcome. Constraint and
market factors were also taken into account when determining if a site is likely to
come forward in the medium term (10 years) or long term (15 years).
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Employment Land Supply Summary

This section details the gross area, developable area and net developable area for
all 81 sites reviewed within the ELR.
Table A3: Summary of 81 sites
ELR
No.

3
33
60
6
5
7
4
72

17
44
37
59
38

Site Name

FEA

Land south of Beverley, east
of railway
Land west of Hull Road,
Woodmansey
Land off Well Road to the
west of Tickton
Land south of Grovehill
Road, Beverley
Land north of Flemingate,
Beverley
Land north of Annie Reed
Road, Beverley

Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North

Land south of Lord Roberts
Road, Beverley
Land at Catfoss Airfield,
Brandesburton
Land south and east of the
Household Waste Recycling
Centre, Atwick Road

Beverley & Hull
North
Beverley & Hull
North

Land south of Malton Road,
north-west of Beverley
Land west of Wingfield
Way, Beverley
Land adjacent to Jocks
Lodge, Beverley

Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North
Beverley & Hull
North

31

Land off Butt Lane, Tickton
Land at Starcarr Lane,
Brandesburton

77

Humber International
Enterprise Park, Hedon

Beverley & Hull
North

64

Land north of A1033, Hedon
Land west of Withernsea
High School
Land off Appleby Lane
(South), Burstwick
Land south of Mattocks
Lane, Hedon

Holderness & Hull
East
Holderness & Hull
East
Holderness & Hull
East
Holderness & Hull
East
Holderness & Hull
East

29

Land at Ings Lane and east
of Skillings Lane, Brough

Haltemprice & Hull
West

68
79
75

Gross Area
(ha)

Developable
Area (ha)

37.33

37.33

29.56

17.74

26.07

26.07

4.91

4.91

4.36

0.10

2.07

2.07

1

0.50

84.69

67.75

2.73

2.73

129.24

0

24.42

0

18.92

0

4.66

0

6.76

0

204.96

184.464

86.96

69.57

2.81

2.81

2.2

1.76

4.63

0.00

51.33

25.665
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40
23
39
76
20
30
35

21
28
73
22
41
19

Land east of Beverley Road
and south of Raich Carter
Way, Dunswell
Land at Melton Park
Land east of main vilage,
Gilberdyke
Land east of Brickyard Lane,
Welton
Land east of Lowfield Lane,
Melton
Green Park Business Park,
Newport
Land off Station Road,
Brough
Remaining development
plots in Melton West Phase
1
Land adjacent to the
Sandpiper, Melton
Walnut Grove, Newport
Road, North Cave
Land to front of Melton
Enterprise Park
Land south of Wallingfen
Lodge, Newport

14

Humber Bridgehead
Land south of Boothferry
Road, west of Home Farm
Inn, Hessle
Hessle Dock, Livingstone
Road
Land north of Livingstone
Road, Hessle

15

Land at Priory Park West

70

Humberfield, North Ferriby

1

Willerby Business Park

43

42

Land north of Albion Lane
Land at Tranby Courtyard,
Anlaby
Land at Springfield Way,
Anlaby
Land south of A1079 and
east of North Moor Lane,
Cottingham
Land east of Common Lane,
Brough

51

Land at Stoney Carr Farm,
Stoney Lane, Newport

54
16

36
2

45

Employment Land Review
Report

Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West
Haltemprice & Hull
West

4.93

4.93

43.39

43.39

39.93

29.95

37.19

29.75

17.81

13.36

7.45

4.92

6.66

6.66

3.25

3.25

1.52

1.52

1.23

1.23

1.08

1.08

0.64

0.64

18.73

7.49

5.45

5.45

3.33

3.33

2.45

2.45

1.4

1.12

22.32

22.32

4.2

4.20

1.42

1.42

2.72

2.04

1.13

1.13

33.14

0.00

41.33

0

25.12

0
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Employment Land Review
Report

Haltemprice & Hull
West
Haltemprice & Hull
West

55

Land on Low Field Lane,
Welton
Land south of Newfield
Lane, South Cave
Land adjoining the stables
and coach House, Melton
Hill
Pollington Park, new
settlement proposal
Land west of Guardian
Glass, Capitol Park, south of
M62, Goole
Land at Rawcliffe Road,
north of M62, Goole

8
61

34
49

46
32

50

20.01

0

1.19

0

Haltemprice & Hull
West

0.84

0

Goole & Selby

403.1

282.17

Goole & Selby

120.98

108.88

Goole & Selby

101.96

101.96

Land at Capitol Park, Goole

Goole & Selby

61.76

61.76

Land east of Airmyn Road,
Goole

Goole & Selby

53.18

50.52

Goole & Selby

1.89

1.89

Goole & Selby

19.27

15.42

Goole & Selby

35.98

35.98

Goole & Selby

3.96

3.96

Goole & Selby

113.99

10.1

Goole & Selby

539.59

0

Goole & Selby

44.14

0

74

Land at Glews Hollow,
Goole
Land at Junction 37, M62,
Howden
Land at Ozone Business
Park, Howden
Land east of A614 Thorpe
Road, Howden
Land to the north of
Howdens Joinery Ltd, east
of Station Road, Howden
Eastrington new settlement
option
Land south of M62, north of
Dutch River, Rawcliffe
Estate, Goole

48

Land south of M62, west of
A614, East Cowick

Goole & Selby

35.81

0

25

Land south of York Road,
Market Weighton

York East

5.67

5.67

24

Land north of Red House
Lane, south of York Rd

York East

2.32

1.62

78

Land east of Pocklington
Airfield Industrial Estate

York East

7.84

5.49

York East

2.02

2.02

York East

1.88

0.75

York East

1.82

1.82

York East

5.09

5.09

York East

6.71

3.35

13
52
18
62

63
53

71

80
27

Land at Halifax Way,
Pocklington Industrial Estate
Land south of Hodsow Lane,
adjacent to Pocklington
Industrial Estate

67

Pocklington Industrial Estate
Land west of Hatkill Lane,
Full Sutton

26

Land west of Pocklington
Airfield Industrial Estate
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65

66
10

9
81

11
12

57

58

56
47

69

Land north of Skiff Lane,
Holme on Spalding Moor
Land North East of Skiff
Lane, Holme-on-SpaldingMoor
Land off Moor Lane,
Carnaby Industrial Estate
Remaining development
plots within Carnaby
Industrial Estate and land
around Wellington Way
Land west of Kelleythorpe
Industrial Estate, Driffield
Kelleythorpe Industrial
Estate development plots
and expansion land
Skerne Park, Skerne Road,
Driffield
Land west of Bessingby
Hull, south of chalk pit,
Bridlington
Land south of Bessingby
Hill, south west of Kent
Square, Bridlington
Land west of Bessingby Hill,
south of Woldgate,
Bridlington
Land south of Hobman
Lane, Hutton Cranswick
Land at Driffield Cattle
Market, between Exchange
St and Queen St

Employment Land Review
Report

York East

12.32

0

York East

15.24

0

Bridlington & Wolds

33.99

33.99

Bridlington & Wolds

12.47

12.47

Bridlington & Wolds

19.4

19.40

Bridlington & Wolds

9.13

4.57

Bridlington & Wolds

1.64

1.48

Bridlington & Wolds

7.81

0

Bridlington & Wolds

4.68

0

Bridlington & Wolds

3.82

0

Bridlington & Wolds

6.13

0

Bridlington & Wolds
Total

0.75

0

2775.81

1405.45
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East Riding of Yorkshire Council

Employment Land Review
Report

Completed Site Proformas
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