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1 Introduction

1.1 The Project

Bradford Metropolitan District Council commissioned Arup and DTZ to undertake an
Employment Land Review to inform the evidence base for the Bradford Local Development
Framework. In particular the report will be used to inform the development of policy in the
Core Strategy DPD and the identification of employment land in the Allocations DPD. It will
also inform wider policy development and regeneration initiatives.

This study takes into consideration Bradford districts role within the Yorkshire and Humber
Region and the Leeds City Region. This enables the review to understand the nature of
Bradford’s economic change and which employment sectors are likely to support future
economic growth. It also enables the study to understand the wider context for Bradford’s
economy and future economic profile.

An Employment Land Review seeks to understand how potential future employment
patterns will impact on the demand for and supply of employment land. It seeks to provide
the evidence for the Local Planning Authority to manage their employment land portfolio
through policies and allocations in the Local Development Documents that comprise the
Local Development Framework. The review also informs LDF strategic interventions in order
to bring forward sites for short term supply.

The method used in this review aligns with the 2004 ODPM methodology for undertaking
Employment Land Reviews. It seeks to understand the quality of the existing employment
land portfolio and future employment land demands. The assessment is informed by an
understanding of the District’s characteristics and assets, its role in the wider city region and
is underpinned by market realism.

1.2 Structure of the Report

This report is structured into three Parts:
Part One — The Current Situation

The first part sets the context for Bradford and the district’'s economy. It details the districts
characteristics, outlines the role of settlements within the district and provides details on
Bradford’s economic and market profile. This section also sets the scene for employment
land supply by detailing the amount and profile of the current supply based on analysis of
Replacement UDP allocations.

Part Two — Future Change

The second part seeks to understand how Bradford’s economy is changing and what this
means for growth in employment and projected demand for land. This section firstly
establishes the policy context for the district and highlights how Bradford is planning to
achieve transformational change. It then analyses future demand for employment land by
modelling a number of scenarios based on historic trends, floorspace analysis and forecast
jobs growth.

Part Three — Forward Strategies

The third part brings together the analysis in Parts One and Two to provide a locational
commentary of the adequacy of the current employment land supply to meet the likely future
demand. This part of the report sets out locational strategy across the district to provide an
employment land supply that meets future demand and can deliver Bradford’s regeneration
proposals. It concludes by providing a set of recommendations on how the LDF may
manage these issues.
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2

Bradford District Profile

2.1 Bradford District in Context

2.1.1 Location

Bradford district is located in West Yorkshire and is bounded by Leeds District to the east,
Craven District to the northwest, and Calderdale and Kirklees to the south. The western
boundary of the district forms part of the West Yorkshire and Lancashire county boundary.

The district has a distinct urban rural split. The southern part of the district is predominantly
urban with the highest urban density located in the south east of the district around the city
of Bradford and its surrounding settlements. North of the A650 the district is mainly rural and
comprises of small towns and villages such as Silsden, Addingham, llkley and Burley in
Wharfedale.

Bradford has good communication links via the M606 which accesses the major transport
routes from North to South (M1) and from West to East (M62). The north of the district,
along the Airedale corridor also has good links to the North West via the A650 and M65.
Plus the district is served by Leeds-Bradford International Airport (located 7 miles from
Bradford city centre) and has good rail links.

The rural parts of the district comprise the Wharfedale in the north, Airedale which runs
southeast - northwest along the A650 and the Pennine uplands in the south. The two
important tourist centres in the district are located in Haworth (in the southwest) and Saltaire
(on the northern boundary of Bradford’s urban area).

Figure 2.1 Map of Bradford District

Source Arup GIS

Bradford district forms the second largest conurbation in the West Yorkshire sub region. The
population of the district is around half a million people. Its close proximity to Leeds, Halifax
and Huddersfield means the district has access to a large labour supply with several million
people living within a one hour commuting distance. It also has the third largest economy in
the region.
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2.2 Population

Bradford has the fastest growing working-age population of any maijor city in the UK.
Bradford accounts for 22% of the resident working age population in West Yorkshire (ONS
2001).

Figure 2.2 shows the past trend in population growth in Bradford district, with an annual
increase of 4,000 people. This demonstrates the rate of growth and emphasises the
opportunities available to the district from a growing localised workforce.

Figure 2.2 Population Growth in Bradford District
Total Population for Bradford District
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Source Nomis (2006) ONS historic & mid year population estimates

Despite the opportunities provided by a growing working age population, Bradford district
has the lowest proportion of its 16 — 24 year old population economically active compared
with other authorities in West Yorkshire (Yorkshire Futures 2005). This is combined with
poor graduate retention rates. Therefore, there are concerns over recruitment difficulties in
the labour market. Whilst the district has a rising population, there is still a shortage in skills
needed by local employers.

2.3 Role of Settlements in Bradford District

2.3.1 Bradford

The city of Bradford is the main location for employment and housing in the district, and
includes the districts major employers. Bradford urban area comprises of the parliamentary
constituencies of Bradford North, Bradford South and Bradford West. The main employment
locations are:

City Centre — this is the main location of office uses which are dispersed over the city
centre, in addition to the retail and cultural centre. There are also clusters of general
industrial uses on the periphery of the city centre in the northwest and southern parts of the
city.

M606 Corridor — the Low Moor area in the Bradford South constituency is a major
employment area and is the characterised by office, manufacturing and storage or
distribution uses. The corridor is the location of the popular Euroway business park.

Bradford South — this area is also the location for several of Bradford’s major employers
including head offices for financial and business services.
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Bradford North — the Canal Road Corridor is located in this constituency. This area is
characterised by retail and light industrial uses. There are popular clusters of industrial and
manufacturing uses located around Bowling Back Lane. This is also the location of the
districts major employers including head offices for retailers.

Bradford West — this area is characterised by more dispersed industrial areas located
around Thornton.

2.3.2 Shipley

Shipley is located in Airedale and has access to good facilities. The town has a strong
employment base due its origins as a textile and manufacturing centre. It also serves as a
commuter settlement for Bradford and Leeds. Expansion of the town is constrained by its
location in the valley and the surrounding topography. The main employment locations are
situated to the east of the town and along the canal corridor. Shipley is also the location for
the northern part of the Canal Road Corridor regeneration scheme. Transport congestion,
reducing severance and unlocking development opportunities in the Shipley and Canal
Road area are currently being investigated though the Airedale Integrated Transport
Strategy. This included road improvements and a package of public transport improvements
in the Shipley area and a new train station at Manningham.

2.3.3 Bingley

Bingley is located in Airedale and has access to good facilities. It has a strong employment
base and is also used as a commuter settlement for Bradford and Leeds. The main
employment areas are located along the A650 corridor; this is also the location of Bradford
and Bingley’s head office.

2.3.4 Keighley

Keighley is the second largest settlement in the district. The town’s topography means there
is limited capacity for future expansion; however there has been infrastructure investment in
the town’s road and rail networks. The town is a main retail and service centre serving the
surrounding rural hinterlands. The main employment areas are located along the A650
corridor and Dalton Lane. Older industrial uses are located to the south of the town. The
M56 is an important strategic route connecting Keighley to East Lancashire and the North
West and for this reason Keighley has historically been home to several haulage
companies.

2.3.5 Steeton & Silsden

These settlements in the Airedale have retained a local industrial base, mainly due to their
good road and rail links to Skipton, Bradford and Keighley. These settlements also form
important commuter and service centres.

2.3.6 Addingham
Addingham is a semi rural village. Its purpose is now predominantly as a residential base
serving Wharfdale and Airedale, and as a commuter settlement.

2.3.7 llkley

likley is the largest town in Wharfdale and has developed from being a spa town into a
residential and tourist centre. It has become a popular commuter town for Bradford and
Leeds and forms part of the ‘golden triangle’ which extends to Harrogate and Leeds.

2.3.8 Burley in Wharfedale & Menston
These settlements are located in Wharfdale to the north of Bradford. They are popular
commuter settlements with good rail links to Bradford and Leeds centres.

2.4 Links Beyond Bradford District

Bradford district is a key location within the Leeds City Region and serves as a regional city.
The district also has good links to the North West and Manchester City Region. There is a
strong economic synergy between Bradford and Leeds. Of all the district’'s neighbouring
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Leeds, only Bradford has a reciprocal two way travel to work relationship, with similar
numbers of commuters travelling between the two districts.

The Leeds Bradford Corridor Study (July 2007) highlights the advantages and opportunities
for economic growth available to both cities due to their close proximity. The corridor is well
placed to serve local markets and continue growth in specialist food and drink, and
manufacturing sectors. The Corridor Study also identifies the opportunities offered by
localised SME growth and entrepreneurship.

Bradford district also has important links with Craven district as Airedale runs northwest
through Bradford district up to Skipton. The Airedale Corridor is the focus of regeneration
which will bring advantages to both districts. Craven is also dependent on the labour market
catchment within Bradford district to meet the needs of Skipton Building Society.

The district can also take advantage of its close proximity to Leeds-Bradford airport and the
economic opportunities this brings. Part of the site assessment criteria used to appraise the
employment land portfolio includes the proximity of Leeds-Bradford airport as an indicator to
assess the marketability of sites.

25 Summary

Bradford district has a range of assets and opportunities, which can form a firm basis for
economic growth across the district. Existing assets include the districts role within the city
region and its relationship with Leeds. The district also has a growing working age population
which presents an opportunity for a localised workforce to take advantage of employment in
the districts growth sectors.

The city of Bradford plays an important role in the region as a Sub Regional Centre. It has a
strong existing economic base particularly in the North and South parliamentary constituencies
around the M606 and Canal Road corridors. The other main settlements in the district with a
good industrial base and potential for growth are Shipley, Bingley and Keighley along the
Airedale Corridor, as well as towns in Wharfedale.

The district also has important links with areas beyond its administrative boundaries. This
includes the employment area extending along the M606 corridor south into Calderdale, the
growing number of small businesses located to the east of the district along the Leeds —
Bradford corridor, and the popular business parks along the A650 corridor northwest towards
Skipton.
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3 Existing Economic and Business Profile

31 Introduction

This section sets out an overview of the current economic situation in Bradford district. It
assesses the districts employment and unemployment rates compared to the regional
average. It profiles the largest employers in the district and seeks to understand which
industrial sectors are performing well and likely to continue growing. This section also looks
at the health of the districts economy from the perspective of business start-ups and new
business registrations.

3.2 Employment and Economic Activity

Table 3.1 summarises economic activity in Bradford district. It shows the districts level of
economic activity is still behind the regional average as demonstrated by 4% lower
economically active population and the 1% higher unemployment rates compared to the
regional average. The percentage of working age population of ethnic origin that are
unemployed is also 7% higher than the regional average. The ratio of Bradford’s workforce
in full time and part time employment is 2:1 which reflects regional averages1 :

Table 3.1 Comparison of Economic Activity in Bradford District and Yorkshire
and Humber

Economic Activity Bradford District Yorkshire and Humber

Economically active (as a
percentage of the total

economically active = el

population)

Model based unemployed (as

a percentage of the total 6.3% 5.5%
. 0 . (o]

economically active
population)

Percentage working age
population unemployed and 17.5% 10.8%
of ethnic origin

Source NOMIS (April 2006 — March 2007)

According to the Economic Strategy for Bradford (2007) the district has a higher than
average number of people in low-skilled employment. This is demonstrated by salary figures
which show that gross weekly pay in the district is 6% less than the regional average.
Bradford also has the lowest proportion of economically active 16 — 24 year olds compared
with other authorities in West Yorkshire (Bradford Indepth 2005).

The analysis of economic activity across the district shows that while Bradford is performing
relatively well in terms of percentage of its workforce employed and in full time employment,
the district is starting from a relatively low base compared to the regional average. The
analysis shows that while Bradford’s population is forecast to grow it faces challenges of
unemployment and a low skilled resident workforce compared to other districts in the region.

' Nomis 2005
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3.3 Employment Structure

Bradford district has a diverse and varied employment base including retailers, major
utilities, financial and business services and manufacturing. The main employers in the
district include Wm Morrison Supermarkets Plc, Yorkshire Building Society and Hallmark
Cards Plc. Three of the UK’s largest financial institutions headquarters are also located in
Bradford; these are Yorkshire Building Society, Bradford & Bingley Building Society, and
Provident Financial.

Figure 3.1 Location of Top 20 Employers in Bradford District

4

W Mofison’S upermarkets|RUC|
PUDSEY

Ltd!
Ric)
BRADFORD

Source Arup GIS

Figure 3.1 shows the location of the top 20 employers in Bradford district as classified by
number of employees. The map shows the absence of a consolidated central business
district, however it does show that Bradford urban area is an important location for the
district’'s major employers.

Annual Business Inquiry (ABI 2005) data shows recent growth in the districts workforce
employed in healthcare and environmental technologies. This is offset by a decline in
numbers employed in the advanced engineering and metals cluster. These results show
that with the exception of advanced engineering, employment is growing in the priority
clusters identified in the Regional Economic Strategy (RES).

Figure 3.2 shows the comparison between Bradford and the Leeds City Region as a whole
in terms of proportion of employment in particular sectors. It shows Bradford district has a
higher percentage of businesses in distribution, hotel and restaurants; manufacturing; and
public administration, education and health services compared to Leeds City Region.
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Banking, finance and insurance also comprises a significant percentage of Bradford’s
businesses.

The graph is useful to show Bradford’s current economic role within Leeds City Region. It
demonstrates the district is an important location for financial and business services.
However, the district also plays an important role in supporting the city region’s
manufacturing and distribution sectors.

Figure 3.2 Comparison of Businesses in Bradford District and Leeds City
Region as Classified by Broad Industrial Sector
Percentage of Businesses By Broad Industrial Sector
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3.4 Entrepreneurship and Business Start-ups

VAT registrations and de-registrations are the best official guide to the pattern of business
start-ups and closures. They are an indicator of the level of entrepreneurship and of the
health of the business population. As such they are used widely in regional and local
economic planning2 .

The VAT registrations for Bradford district in 2005 were 11% of the end of year registered
business stock compared to the Yorkshire and Humber average of 8.1%. This shows a
higher level of new start-ups compared to the rest of the region. De-registrations were just
above the regional average of 8% of total registered business stock.

2 These figures do not, however, give the complete picture of start-up and closure activity in the economy. Some VAT
exempt sectors and businesses operating below the threshold for VAT registration are not covered. At the start of
2005, the VAT threshold was an annual turnover of £58,000.

Page 11 Ove Arup & Partners Ltd
December 2007




City of Bradford Metropolitan District Council Bradford Employment Land Review
Final Report

These figures show strong growth in small and medium sized enterprises (SMEs). This has
been particularly apparent along the Bradford — Leeds corridor where there has been growth
across a range of sectors including construction, manufacturing and service activities®.
There has also been growth in specialist, wholesale and warehousing companies
suggesting potential for small scale logistics activities to grow. Therefore there is potential in
the district for small scale, lower value office activity in business and insurance services
along the Bradford — Leeds corridor and small scale logistics and specialist sectors in the
district’s principle towns; linked to higher value city centre functions.

3.5 Summary

Bradford is starting from a lower base compared the rest of the region. It has a lower
employment rate compared to the regional average and the district has higher rates of
unemployment, with 16 — 24 year olds facing particular difficulties. The district suffers from a
low wage low skill economy, with average earnings lower than regional averages. This is one
of the challenges the district will have to address in order to achieve economic growth. The
skills issue is addressed in Section 6.

Bradford has a range of large and small businesses that are continuing to perform well. The
analysis shows the district’s largest employers originate from a diverse sectoral base ranging
from financial and business services, retail, food and drink, and chemicals. The largest
employers are located within the Bradford urban area, although there is a noticeable absence
from the central business district. There is strong growth in SME’s and business start-ups
compared to regional averages and there appears to be opportunities for continued growth.
This puts Bradford in a good position to remain competitive within West Yorkshire and the
wider region.

® Leeds-Bradford Corridor Report (2007)
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4

Bradford District Property Market

41 Introduction

An understanding of the market provides important context to the employment land review.
It provides an additional layer of evidence to inform decisions about where there may be a
need to make additional employment land available, manage a reduction of land in some
locations and give a steer about what type of development may be appropriate to meet
occupier’s needs, now and in the future.

This section provides a locational overview of the office and industrial (which includes
warehousing) property markets in Bradford District. It includes a review of the supply and
range of existing premises, their rental value and potential occupier interest. It also
comments on take up of premises over recent years and what is coming forward in terms of
pipeline supply.

This section is written from a market led perspective and should be considered and
balanced with the full content of this report.

A more detailed office and industrial market analysis is located at Appendix A

4.2 Information and terminology used

This section makes use of PROMIS data. PROMIS Reports are provided by Property
Market Analysis LLP an independent property research company to which DTZ subscribe.
This information is supplemented by the interpretation and professional opinion of DTZ
Surveyors.

It should be noted that in property market terms, commentary about supply relates to stock
or premises that is constructed and is either occupied or available for occupation. This is
different from a planning policy interpretation of supply, which relates to land which is
available for development.

It should also be noted that PROMIS makes reference to premises located in town and city
centres and out of town and city centres, often drawing comparisons. This is a market
definition which varies from place to place and for clarity does not correlate with planning
policy definitions of in and out of centre, often demarked on proposals maps accompanying
local plans and unitary development plans.

The detailed market analysis in Appendix A provides data in terms of both square metres
and square footage.

4.3 Bradford’s Office Market

4.3.1 Bradford City Centre

Bradford’s office market is occupied by a variety of businesses with a wide range of needs.
At present, office stock is largely secondary, in many cases refurbished, which does not
meet the needs of the modern office occupier. What little high specification stock that is
built, such as No.1 The Interchange, is usually occupied quickly. It is possible that local
business will be more likely to occupy existing stock since they have little choice in the
geographical area in which they must operate. However, if Bradford is to compete for office
occupiers on a regional and national scale then it will need high quality office space with
which to meet their needs.

Achievable headline rents for high specification office units are in the region of £15 per
square foot based on the two recent lettings at No.1 The Interchange. Current asking prices
for the remaining space at No.1 The Interchange are £164 per m? (£15.25 per sq.ft.). This
was achieved May 2005 when space was let to The Consulting Consortium and we see no
reason why that figure could not be repeated in either this or another similar high quality
development. Indeed we see the market going beyond this figure if a degree of critical mass
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is delivered. As new accommodation is delivered and the market begins to mature, the
potential to re-base rentals to £172 per m? (£16 per sq.ft.) and above will be realistic.

As can be seen from the recent office lettings, there is not a definitive quantity of office
space that satisfies potential occupier’s desire. As such, flexible floor space which could
meet a range of occupational needs would be desirable.

It is the professional opinion of DTZ that grade A accommodation is delivered in the city
centre, it will let. This is supported by Knight Frank’s market deliver report for Bradford City
Centre. Developer interest is around large scale schemes such as those proposed at the
Business Forest.

4.3.2 Shipley, Saltaire and Baildon

Occupational activity in the Shipley / Saltaire area is relatively weak, particularly for large
office suites. Accommodation can remain on the market for some time, for example the
Chandlers Wharf development has been on the market for approximately 4 years.

The locality tends to take its market and value cues from Bradford, where rents have
struggled to exceed £161.50 per sq.m (£15 per sq.ft) for grade ‘A’ space. However, the area
forms one of the major regeneration successes in the region and Shipley has attracted
occupiers such as Halliday Clark Architects, Robinson Design Group, Filtronc Plc and
HMRC (formerly the Inland Revenue).

The office market in Shipley has historically focused on converted mill properties and upper
floor premises in the town centre, however new developments have been constructed which
have focused on more high quality accommodation, especially on the edge of the town.

The Airedale Masterplan identifies that several office schemes are proposed in the Shipley
area. The Advanced Digital Institute (ADI) is a commercially-led design and development
project supported by the major digital industries within the Shipley area and Yorkshire
Forward. It is intended to be a national digital research resource. It is proposed that the ADI
is situated on the canal front adjacent to the Shipley Interchange in order to be as
accessible to the wider region as possible, however a decision on location remains to be
concluded. Focussing the Shipley market at the Advanced Digital Institute will ensure a
clear and definable role for the market going forward.

A new college development for Shipley College will also provide new courses linking into the
neighbouring creative arts, digital industries, horticulture and health care businesses. An
accommodation strategy has been produced and the College are currently undertaking a
site feasibility study.

The proposed development of Shipley Eastern Link Road will potentially reduce traffic in the
town centre and ensure that the transition between the existing employment offer and the
town centre is greatly enhanced. Another factor here is that the Shipley town centre offer is
very poor and outmoded. Redevelopment in the future will contribute to an overall
improvement in image to potential occupiers making Shipley a more attractive office
location.

4.3.3 Bingley and Cross Flats

Bingley is home to Bradford and Bingley Building Society HQ and as such attracts a number
of spin-off businesses to the area. Much of Bingley’s supply of office premises is located on
purpose built business parks and sites outside of the town centre.

The rent at which this purpose built premises is let is highlighted in the table below.
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Table 4.1 Typical office rental values in Bingley and Cross Flatts

Location Office Rents

(note these premises are marketed or let in
region of the figures quoted)

Russel Court £86 per sq.m or £8 per sq. ft

Victoria Mews, Cottingley Business Park £86 per sq.m or £8 per sq. ft

Fairfax House £86 per sq.m or £8 per sq. ft

Aire Valley Park £172 per sq.m or £16 per sq.ft

Weir House £100 per sqg.m or £9.30 per sq ft
Source DTZ

With a lack of large, deliverable sites identified within Bingley town centre itself, the
Coolgardie and Bingley Auction Market sites essentially form one large development site
(close to Crossflatts Railway station) which could ultimately deliver a significant quantity of
office development strategically located along the A629 corridor with good rail access, and
would align with the aspirations of the Airedale Masterplan.

4.3.4 Keighley

There is an extremely limited provision of office accommodation in Keighley which is
perhaps surprising given that the town historically had a significant manufacturing and
distribution base. Given the size of this market one would expect there to be a more
significant provision of office accommodation for supporting financial and business service
functions.

Office accommodation is currently being marketed at Universal Mills, on the fringe of the
town centre available to let on short flexible terms at competitive rents equating to £86 per
sq.m (£8 psf). Self contained office accommodation is available to let on Devonshire Street
on the edge of Keighley town centre close to the Airedale Shopping Centre, at a level which
equates to circa £75 per sq.m (£7 psf). Surrounding occupiers are mainly professional
services such as accountancy or insurance firms.

Other accommodation in the town centre is on the market at rents in the region of £5 psf or
on an all inclusive basis and would be suitable for professional occupiers or those seeking
all inclusive rents.

However, the majority of existing office accommodation available in the town consists of
poor quality space located above retail premises or in converted, often obsolete, mill
buildings. At present, we consider that developer demand is low for constructing offices in
Keighley (particularly speculatively) as the likely low rental values achievable would render
development unviable.

4.3.5 llkley

Although it is in an attractive setting and is a significant rural centre, there is limited
accommodation currently available in the centre of llkley, especially a shortage of
accommodation with large floorplates. This is in part due to competition for the provision of
competing higher value uses. The majority of accommodation is available in converted
terraced properties or at first floor level (space above retail shop units). Much of this
accommodation is poor in quality and unlikely to be attractive to the wider market.

Occupiers are mostly limited to professional services in the centre of the town with larger
occupiers being historically attracted to nearby larger settlements of Bradford, Skipton,
Keighley or Shipley. Local business start ups therefore have a relatively poor choice of
space in the town and attracting small businesses from outside of the town is subsequently
difficult.
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Because of the lack of maturity in the office market, prevailing rental values are considered
to be low and currently would make development of new offices unviable. Developers are
unlikely to build any quantum of offices speculatively (or otherwise) in the town without
funding or without also providing other uses (ie. residential) to cross-subsidise the build
costs as part of a mixed use scheme.

4.4 Bradford’s Industrial Market

4.4.1 Introduction
This section provides an overview of Bradford’s industrial and warehousing market,
focussing on the key locations and settlements.

4.4.2 Bradford Urban Area
Very little of Bradford’s industrial and warehousing stock is considered to be new build (built
in the past 5 years) and in addition in 2006 there was no reported new space completed.

Current availability of premises was estimated to be 256,000 m? by the end of 2006
(Bradford District Council), compared to a peak of 343,650 m? as at end of 1993. Availability
is currently 5% of total stock compared to a North & Scotland average of 7.1%. The number
of vacant premises has remained relatively constant over the last year whereas nationally
the number of vacancies grew by around 3.7% on average.

Around a quarter of all demand has been for units of 2,323 — 4,646 sq.m (25,000 to 50,000
sq.ft).There is also a significant amount of industrial development in the pipeline (with
planning permission or proposed).

Top rents in Bradford for industrial space were reported to be £54 per m? (£5.00 per sq.ft.)
at the end of 2006 and have remained relatively stable over the last year although rents in
the North & Scotland have risen by approximately 1%. Historically industrial premises have
been slightly cheaper on average than the rest of the North & Scotland and considerably
cheaper than the national average. This is illustrated in the table below.

Table 4.2 Prime Industrial Rents (£ per sq.ft.)
Average average (sq.ft.)
2000 £4.50 £4.98 £6.38
2001 £4.50 £5.02 £6.47
2002 £4.50 £5.03 £6.51
2003 £4.50 £4.98 £6.46
2004 £4.50 £4.95 £6.42
2005 £5.00 £5.13 £6.54
2006 £5.00 £5.18 £6.61
Source PROMIS
Bradford Urban Area needs to focus on delivering high quality industrial sites in the best
locations.

The M606 corridor provides the greatest opportunity to provide accommodation that will
meet the needs of the modern industrial and logistics market. In addition, these areas
should seek to capitalise on the proximity to the M62.

On the western side of the city the existing allocations, save for those which allow for the
expansion of existing occupiers, are largely redundant in terms of ability to deliver modern
occupational accommodation.
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Bowling Back Lane offers an opportunity to contain heavy industrial and traditional
manufacturing uses in one area, specifically the area bounded by Sticker Lane, Wakefield
Road and the Bradford-Leeds Railway Line.

4.4.3 Shipley
Industrial accommodation in Shipley is focused around a select number of business parks
and Industrial Estates as well as smaller older units in and around the town.

Rental values range from around £45 per sq.m. (£4.25 per sq.ft) for newer premises to £43
per sq.m. (£4 per sq.ft.) for more traditional industrial premises.

The development of the Shipley Eastern Link Road may unlock development potential. The
Dockfields Area currently contains a diverse mix of printing, plastics, engineering and digital
firms. With this in mind, the intention is to build on these successful businesses by
reintroducing research, development and business incubator facilities to Shipley. As part of
the reopening of the waterfront of the Leeds Bradford Canal, the Dockfield Road area would
be part of a mixed use waterfront development, creating a business park around Carnaud
Metal Box. This would enable essential business relocations within Shipley and encourage
inward investment.

Although we consider that current demand for industrial premises in Shipley is reasonably
good, the level of future demand for industrial premises may be linked to the success of the
Digital cluster (depending on the future success of the proposed Advanced Digital Institute)
and the spin out requirements for light assembly and high value added manufacturing uses.
It is difficult to see however, how such uses could be differentiated to the proposed use /
occupier profile for Bingley Technology Park. Depending upon the success of the ADI, we
would recommend that the Council is flexible in its approach to granting planning consents
at the park so as not to preclude other types of uses, should such demand come forward.

Should the Shipley Eastern Link Road proceed, it is recommended that a masterplan of the
Dockfield Road area be drawn up to identify key development opportunities in this part of
the town as a result of the road scheme.

4.4.4 Bingley

Industrial premises in the centre of Bingley town centre are mainly focused around
converted mill buildings and small stone built workshop premises. In addition to this, a
number of small business / industrial parks are dispersed around the fringe of the town, with
newly developed estates situated slightly further a field such as Castlefields Industrial
Estate. Single storey warehouse units are currently available within the estate and are being
marketed at £43 per sq.m (£4 psf).

Castlefields Industrial Estate is the only significant site at present, which has recently gone
through a major overhall with the reprovision of a number of units to a modern specification.
Once these new units have been taken up and the remaining land fully developed out the
only location in Bingley capable of delivering any quantum of accommodation is the
Coolgardie Farm site.

Situated on the frontage of the old A650 and bounded by the railway to the north, this site
located on the western edge of Bingley, we see this as the key location for future
development.

The aspiration to deliver a Technology Park is realistic however we would not want to see all
of the available land here restricted to specific sector’s as this may impact the expansion of
other indigenous companies in the town.

4.4.5 Keighley

Demand for industrial premises is strong with many high tech manufacturing and precision
engineering businesses relocating to newly developed premises in the Keighley area. The
area has a multitude of industrial accommodation from light industrial units to high quality
warehouse / distribution premises.
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There are many other small clusters of industrial properties throughout the town centre and
fringe as well as a number of light industrial estates offering single storey units.

Demand for small-to-medium units is particularly strong (units from around to 232 to 929
sqg.m. or 2,500 to 10,000 sq.ft.) whilst there is also a good level of demand for slightly larger
units (above 929 sq.m. or 10,000 sq.ft.). From our discussions with local agents it has been
stated anecdotally that industrial take up in the town could be around 55,750 sq.m. (600,000
sq.ft.) per annum.

Rents vary widely according to location and specification of industrial premises (as
demonstrated in table 4.3 below) and a wide variety of accommodation is currently available
on the market. Many of the units available are suited to a wide variety of occupiers and
there is much scope for the expansion of business, the introduction of new businesses or
business relocations within the Keighley area.

Table 4.3 Typical industrial rental values in Keighley

Location Industrial / Warehousing Rents Type of Space

(note these premises are
marketed or let in region of the
figures quoted)

Ebor Mills £18 per sq. m / £1.69 per sq.ft Traditional mill warehouse

Lawholme Lane Industrial £30.89 - £37.20 per sq.m / £2.87 to Workshop unit

Estate £3.45 per sq.ft

Worthside Works £22.45 per sq. m / £2.18 per sq.ft. Workshop

Gingerbread Mill £19.095 per sq. m/ £1.77 per sq.ft. Large modern warehouse

Airedale Business Park £32.29 per sq. m / £3 per sq.ft Flexibly sized warehouse
units

Marley Industrial Estate £58 per sq. m / £5 per sq.ft Smaller workshop in modern

industrial estate

Knowle Spring Industrial £73.3 per sq. m / £6.81 per sq.ft General industrial space
Estate
Source DTZ

This said, demand in the town is predominantly for freehold premises — the Trafalgar Park
scheme at Lawkholme Lane for instance currently has nine out of the ten of the units under
offer on a freehold rather than a leasehold basis. Freehold values are approximately £1,000
per sq.m. (£95 per sq.ft.) for units up to around 929 sq.m. (10,000 sq.ft.) and around £800
per sq.m. (£75 per sq.ft.) for larger units sizes. Development land in Keighley is likely to
achieve up to around £1.25M per hectare (£500,000 per acre).

Industrial land in Keighley has developed sporadically and primarily around the bespoke
requirements of specific occupiers over a substantial time horizon. There is evidence of
some new build development in the town which has been relatively successful; however
Keighley has a substantial amount of poor, second hand stock which is located throughout
the town and which is now vacant and in disrepair and or struggling to let well having been
refurbished to a low quality standard. It appears that there is simply too much second hand
stock on the market and not enough modern accommaodation. If new accommodation were
to be delivered, it is likely to be successful, particularly if targeted towards the freehold
market.

4.4.6 Illkley
likley has a limited market for industrial development with most existing provision catering
for indigenous local demand. Whilst there will be a requirement for further land in the future,
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this should be restricted to the remaining allocations. The recycling of existing sites as they
come to the end of their useful economic life will therefore, become increasingly important
over time. This puts a greater emphasis on the need to defend such sites from pressure
from developers to deliver higher values uses.

4.5 Issues this raises for the District in the process of change

4.5.1 Introduction

Bradford is a City poised for transformational change. The scale of intervention proposed
will have a significant impact on the future role of the City Centre and change its position in
the sub-region across all market sectors.

Such changes also will alter the future role of the wider district. We see this as positive and
one where the wider district can take on a supporting / complimentary role focussed on
certain locations at specific sectors as the market grows and matures. This position
however, provides a challenge to setting out a robust portfolio of sites for the next 15 to 20
years.

Bradford’s industrial heritage whilst offering up some great opportunities also provides
limitations and a restriction on the ability of Bradford to perform and meet the needs of
modern occupiers.

Several key issues are presented which this employment land review must face head on to
ensure that a balanced, deliverable and practicable portfolio is realised. These include:

o There is an over supply of poor quality second-hand stock both office and industrial.
Many of the fantastic mill buildings are now functionally obsolete and or incapable of
economically viable conversion for example.

o The spatial distribution of current allocations is a reflection of past industrial trends
rather than one reflecting the needs of modern occupiers.

o There is currently no central business district. The office market is sporadic in terms of
take up, fragmented spatially and too reliant on pre-lets due to low levels of prevailing
rents.

« There is inadequate provision of large industrial sites in the right location to meet
emerging demand in both B2 and in particular B8 uses.

4.5.2 City Centre

The City Centre needs to develop a ‘Grade A’ office market. This will only be successful if
the provision of office space in the City Centre moves from the current position of sporadic
peripheral ad hoc developments to the delivery of a central business district.

A solution to this issue can be realised through the delivery of the Business Forest Phase I.
Forming part of the Park at the Heart, the opportunity to provide a first phase of a new
central business district framed within world class public realm will make a quantum shift in
the perception of Bradford as an office location. The proposed relocation of the Magistrates
Court to Exchange Court is required to facilitate this development. Exchange Court will also
provide office accommodation but not such a substantial quantum. It is likely to be of
significant interest to the legal profession however, and will establish a new “legal quarter”

Between these two locations is the main transport interchange. It is hoped that once the
market matures and rental levels increase, that the redevelopment of the interchange to
provide office, hotel, residential and supporting station related retail may be realised. It is
anticipated that a substantial amount of office accommodation could be delivered here along
with a greatly enhanced public transport gateway to the city. It is anticipated that these
developments could deliver in the region of 1 million sq ft of accommodation.

Forster Square station is also recognised as a development opportunity where new office
accommodation could be delivered, adjacent to the Inland Revenues’ (HMRC) existing
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building, and the Channel Urban Village also includes and element of future office provision,
as does the Odeon scheme.

4.5.3 Bradford Urban Area

It is considered that the M606 corridor should be the primary focus for the delivery of high
class industrial units, and in particular logistics. Its direct accessibility and very close
proximity to the M62 is extremely attractive to the market and the recent announcements by
Marks and Spencer to locate their 3,000,000 sq.ft distribution unit on the proposed West
Bowling Golf Course site is testament to this.

Bowling Back Lane to the south east of the City Centre is clear and definable location for
heavy / traditional industrial and manufacturing uses.

To the west of Bradford, in the outlying suburbs, there are currently a significant number of
sites available. These areas are relatively poor in terms of access and topography and we
do not see a compelling reason to retain a significant number of these sites in the future.

This is an area where considerable amounts of land can be released for development of
other more profitable uses. This will address the continual problem of having dispersed
industrial and office development in between areas of housing in the outlying suburban
areas.

It is only by facing up to these issues however that Bradford will perform as 21st Century
city and grow both the office and industrial markets in the future.

4.5.4 Airedale

The settlements of Shipley, Bingley and Keighley in the Airedale Corridor provide a great
opportunity to deliver accommaodation focussed at specific sectors especially digital and
creative industries and the opportunity to provide more affordable accommodation for small
to medium sized enterprises and growing businesses in an attractive and relatively rural
setting.

Shipley is a clear candidate for the delivery of the Advanced Digital Institute (ADI) and this
will provide a distinct role for the Shipley market going forward. The industrial market is not
so clear. It is difficult to see any scope for development in Shipley without the provision of a
bypass which may unlock certain sites.

In Bingley however, the proposed Technology Park provides a significant, large site capable
of delivering a significant quantum of stock over a period of time. We anticipate that, if this is
delivered, demand will be good. As noted previously, the proposed Advanced Digital
Institute in Shipley may stimulate demand for similar or off-spin type uses in Shipley and it is
difficult to see how this could be differentiated from the proposed use / occupier profile for
Bingley Technology Park. As noted previously, the Council should adopt a flexible position
in respect of granting planning consents at the Park so as not to preclude other uses should
demand exist.

The Keighley market is more concerning however, there is a need to ensure that the best
quality sites are protected however, there are a number of poor quality sites which could
potentially be deallocated. This will bring a focus on the remaining allocations and hopefully
bring some clarity to what is currently a very confusing / unregulated market spatially with a
seemingly endless supply of poor quality outmoded second hand stock.

4.5.5 Wharfedale

Wharfedale will continue to thrive on the success of llkley as a town centre. There will
therefore, always be a level of demand some of this will merely be the recycling of uses and
property however as its economy grows so to will a number of business therefore a direct
increase in the number of properties required will result.
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4.6 Summary

Proposals for transformation and change in Bradford are already demonstrating an influence on
the property market. This is because providing clear messages about the role and function of an
area gives the market confidence and certainty.

Establishing a central business district in Bradford City Centre will unlock latent demand for
modern Grade A premises. Proposals for the Advanced Digital Institute in Shipley are gaining
momentum and Bingley has carved out a clear employment role and identity and provides good
quality premises.

Keighley however, is a location which significant improvement in the quality of its office and
industrial space is required. There are some good examples which command good rents to reflect
this. In addition the role and function of employment areas in Keighley require stronger definition
and identity.
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5 Current Employment Land Supply in Bradford District

51 Introduction

This section provides a current snap shot of employment land supply in the district. It
examines the amount of land available based on analysis of primary data supplied by
BMDC. The section also explores the constraints and opportunities associated with the
location of the current portfolio. This is linked to an understanding of the role of Bradford’s
settlements and neighbourhoods.

This section is a review of employment land supply in the district, key employment sites in
each settlement have been used to emphasise opportunities and issues with the current
portfolio. These sites are not characteristic of the whole supply across the district, but reflect
specific areas of constraint or opportunity.

Analysis of current employment land supply is included in Appendix B.

5.2 Current Supply

5.2.1 Amount of Employment Land
Based on our review of the portfolio of employment sites allocated within the replacement
UDP, 159.13 Ha of allocated employment sites remain to be developed4.

Of these allocated undeveloped sites, 26.47 Ha of land have an extant consent for
employment uses, whilst planning applications are currently pending on a further 36.38 Ha
of land. There is therefore, the potential for approximately 63 Ha of employment land to be
developed in the next 5 years. This would leave approximately 96 Ha of allocated
employment land.

Figure 5.1 Breakdown of RUDP Supply for November 2007

Remainder of UDP Supply November 2007

O Remaining Allocations with
Relevant Extant Consent

B Remaining Allocations with
Applications Pending

O Remainder of UDP Supply

Source Arup, using Bradford District Council primary data

5.2.2 Size Profile

Of these remaining sites, there are seven allocated sites over 5 Ha (including the
amalgamation of four allocated sites at Beechcliffe, Keighley), twenty-four sites between 1
and 5 Ha, and twenty eight sites under 1 Ha.

* Since completing the assessment of employment land supply two further sites have been identified, Keighley Road,
Silsden, and Sykes Lane, Silsden.
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5.2.3 Historic Take-up

Historically the main take up of employment land has focused on the Bradford South and
North areas, predominantly as a result of the greater level of employment allocations within
these areas but also reflecting the primacy of Bradford as the main settlement within the
District. Between January 1993 and March 2006, 68.66 Ha of allocated employment land in
Bradford North was taken up for employment purposes with 65.74 Ha of allocated
employment land being taken up for employment uses in Bradford South, with the third
largest take up rate for employment being within the Keighley constituency (28.78 Ha of
land being taken up over the same time-period). The profile of this take-up is characterised
by peaks and troughs. The peaks in take-up can be explained by development of the larger
sites in the portfolio.

5.2.4 Location of Current Supply

Figure 5.2 Map showing location of current supply in Bradford District
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The map shows an even spatial distribution of employment land across the district reflecting
the RUDP strategy to distribute employment land allocations across the district rather than
cluster sites in strategic locations.
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5.3 Deliverability Issues of Employment Sites

5.3.1 Introduction

This section provides a summary of the issues and potential for deliverability of RUDP
allocated employment sites that are yet to be developed. A detailed appraisal has been
undertaken of the individual sites in order to inform the review.

5.3.2 llkley, Steeton and Silsden

There are 2.27 Ha of land currently allocated for employment in llkley, Steeton and Silsden®.
There is a single vacant site in llkley that is allocated for employment uses, with the site at
Little Lane (CBMDC Ref: KY/E1.10) having been recently developed. The remaining site at
Ashlands Lane is 1.03 Ha in size and currently performs a function as open space. The lack
of readily available employment sites in llkley combined with the potential demand for work /
live space and small business units means this site could make a valuable contribution to
likley’s employment offer. The deliverability of this site is dependant on securing suitable
access to the site, and as such it is likely to be available in the medium term.

There are also question marks about the type of employment development being delivered
within llkley, this settlement mainly having a demand for small units for start-up business
and creative industries. The site at Little Lane offered an opportunity for the deliverability of
this offer, however the development which has commenced will not cater for this
employment demand. Within llkley, Steeton and Silsden 0.68 Ha of land is available in the
short term, 1.03 Ha are available in the medium term, and 0.56 Ha are available in the long
term.

5.3.3 Keighley

The current supply of allocated land within Keighley totals 19.9 Ha. The vacant sites in
Keighley that are allocated for employment uses have remained undeveloped for a number
of years. Our assessment characterises the sites located in the south of the town as poor
performing with poor environmental quality resulting in issues of viability and market
stagnation.

Keighley offers a predominance of sites compared to other areas within Airedale, with the
best sites clustered around the Aire Valley Road and the Beechcliffe Area. However there
are also poorly performing sites within the town of note, being the sites to the south of the
town which suffer from poor transport links.

The development of the Old Gas Works site has the potential to deliver a good quality
employment site, however there is an opportunity to link this scheme with wider
environmental and infrastructure improvements to the area.

Whilst there are some sites within the Keighley area which are available in the short term,
sites around the Beechcliffe area, Dalton Lane and Aire Valley Road (in the proximity of the
Old Gas Works site) are likely to suffer from contamination and as such remediation is
necessary before development can commence. Within Keighley 6 Ha of land is available in
the short term, 2.5 Ha in the medium term and 11.4 Ha is not available until the longer term.

5.3.4 Shipley & Baildon

There is 9.13 Ha of employment land available in Shipley and Baildon. This land is not
located in close proximity to Shipley Town Centre, with the major employment uses in this
area being located in the vicinity of Otley Road, where the allocated sites are located. The
sites within Shipley may potentially suffer from contamination issues. Within Shipley and
Baildon 8.15 Ha of land is available in the short term and 0.98 Ha is available in the long
term.

Of the un-developed sites within Shipley, two are available short term, with one site being
available long term.

® Since completing the assessment of employment land supply two further sites have been identified, Keighley Road,
Silsden, and Sykes Lane, Silsden.
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5.3.5 Bingley, Cullingworth and Wilsden

Within Bingley, Cullingworth, and Wilsden there is 13.96 Ha of employment land available.
There are real opportunities within Bingley to further develop a high-quality business offer
through the development of the Auction Mart and Coolgardie Farm; these sites have been
identified as potentially contaminated and this will need to be addressed in the development
of the sites. However, additional opportunities for growth beyond these sites are limited, with
only 2.9Ha of allocated employment land remaining to be developed (with an additional
0.92Ha of land which was formerly allocated for employment uses). The Castlefields area
also suffers from potential contamination issues being located within 250m of a recorded
landfill.

Of the sites located within Bingley, four are available short term delivering 7.53 Ha of land,
with one site available medium term delivering 0.59 Ha of land. Bingley offers immediate
opportunities for development both through co-ordinated initiatives such as the Bingley
Technology Park and stand alone sites such as the land adjacent to the Airedale Route,
Crossflats (CBMDC Ref: E/SH/20/0003/00). Of the two sites Cullingworth an additional 5.22
Ha are available in the medium term and an additional 0.62 Ha are available in the long
term at Wilsden.

5.3.6 Bradford West

14.3 Ha of land is allocated in the RUDP for employment within Bradford West. The sites
within Bradford West are generally dispersed and sporadic with some located on the
outskirts of the city centre and some sites in the settlement of Thornton. This gives the
impression of lack of coherence between sites and emphasises the predominance of infill
sites. This area is not a key location for employment uses within the District; however there
are some well established users along Thornton Road and Legrams Lane/Listerhills Road
which make these popular employment areas. The eastern section of this constituency is
close to the City Centre and will benefit from the regeneration schemes within the centre.

Within Bradford West five sites are available short term delivering 6.53 Ha, and three sites
are available medium term which will deliver 7.77 Ha of land. There are contamination
issues surrounding sites around Manningham and Listerhills Road, particularly relating to
the Land north of Legrams Lane (CBMDC ref: E/BW/27/0008/00, which is a former petrol
station and also has elevated mine gas readings).

5.3.7 Bradford South

Bradford South has the largest employment land supply within the Constituencies of the
District with 82.35 Ha of land allocated through the RUDP for employment purposes. This
area incorporates access to the M606 which has generated a considerable industrial and
distribution presence in Low Moor and Staithgate. This area serves as a key location for the
District, however there is a creeping office presence. It is important that this is distinguished
from a potential City Centre offer.

The popularity of this location is reflected in the recent commencement of works to construct
new industrial units on land at Staithgate Lane and the submission of applications to
develop the former golf course at West Bowling. The West Bowling site is likely to come
forward within the short term (dependant on whether planning permission is obtained for the
development) for predominantly B8 use with large scale distribution proposed.

The area also incorporates the peripheral areas of Wyke, Tong and Wilsden, which
incorporate small allocations of employment land which have been allocated primarily to
meet the needs of existing users and allow for small-scale employment expansion.

Within Bradford South nine sites are available in the short term, nine sites are available
medium term, with two sites available in the long term; 62.61 Ha of land is available short
term, 16.86 Ha of land is available medium term and 2.88 Ha are available in the long term.

5.3.8 Bradford North
17.22 Ha of land is allocated through the RUDP for employment in Bradford North. Bradford

North incorporates a mix of allocated sites within traditionally industrial areas and larger
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strategic sites, allowing for aspirational change alongside the maintenance of existing
employment uses. This area also incorporates the Canal Road Corridor, which serves as
the location for a number of B2/B8 uses, but has the potential to see a shift in employment
uses through the implementation of the Canal Road Corridor Masterplan. This area is
however, largely devoid of additional employment sites and such a change will need to
consider the relocation of existing uses.

The land at Woodhall Road, Thornbury (UDP ref: BN/E1.17) will be released for
employment uses if the bakery consolidates its operations providing a necessary road
frontage. This comprises of 9.85 ha and is likely to come forward for development due to the
deliverability of the site, its location adjacent to Morrison head quarters and proximity to the
main road network. However there is also considerable pressure for housing development
within this area, particularly within the vicinity of Dick Lane.

This Constituency also includes the Bowling Back Lane area, incorporating a predominance
of General Industrial uses. This area is performing well, and there is clear interest in this
site, indicated by the presence of new industrial units.

Within Bradford North four sites are readily available within the short term delivering 4.39 Ha
of land, one site will become available in the medium term delivering 2.55 Ha of land, with
two long term available sites delivering 10.28 Ha of land.

The current supply of allocated sites within the settlements, having regard to their availability
in the short, medium or long term is summarised below.

Figure 5.3 Availability of RUDP Supply November 2007
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5.4 Summary

The RUDP allocation of employment sites has resulted in a wide spread distribution of supply
in settlements and neighbourhoods across the district. Analysis of current supply shows the
following:

o as of November 2007 there is a total of 159.3 ha of allocated employment
sites which are yet to be developed;

o this comprises 28 sites under 1 ha, 24 between 1 and 5 ha and 7 over 5 ha

o if extant consents and planning applications are considered then the supply of
allocated sites is reduced to 86 haﬁ; and

o the remaining supply is predominantly located in the Bradford South
constituency.

Historically the Bradford North and South constituencies have had the highest rate of take-up
and been the most popular locations for business. The average rate of take-up across the
district over the last ten years has been 14.6ha, although the take-up profile is characterised
by peaks and troughs as large sites come forward for development.

The constraints associated with this supply relate to the lack of variety of sites with a
predominance of smaller sites under 5 ha, poor quality sites with physical limitations such as
contamination and accessibility. The current supply can be characterised as infill or expansion
sites with the exception of a few strategic sites. The nature of this supply means it is challenge
to bring this forward and market for immediate availability to meet modern business demands.

® Since completing the assessment of employment land supply two further sites have been identified, Kieghley Road,
Silsden, and Sykes Lane, Silsden.
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6 Future Economic and Spatial Change in Bradford

6.1 Introduction

Bradford has ambitions for significant change and economic growth. This is demonstrated
by the transformational regeneration schemes in Bradford city centre, and across the
district. This section details the regional and local policy framework and strategic ambitions
for Bradford district in order to achieve this transformational change.

This section sets out the potential future economic profile of Bradford up to 2016 as a result
of this economic change. It examines the sectors which are projected to grow, and the
challenges facing the district as a result of this change. It also explores the future
requirements of small business and start-ups. In order to understand the growth sectors this
section uses the unconstrained growth scenario data from the Regional Econometric Model.
The unconstrained growth scenario is explained in Chapter 8; this scenario plans for
ambitious levels of growth in the district.

This section also examines the emerging RSS and LDF spatial strategies and the
regeneration proposals for the district to understand the implications for location of
employment land and the spatial response to transformational change.

6.2 Status of Regional and Local Planning Policy

The draft RSS published by Yorkshire and Humber Assembly in 2006 has been modified
following the recommendations from the Examination in Public and the subsequent
Secretary of State’s Proposed Changes in 2007. Therefore the Proposed Changes to the
draft revised RSS September 2007 (referred to as the RSS Proposed Changes) form the
basis of this regional review.

It should be noted that the policy position set out in the RSS Proposed Changes will be
subject to further change as this document is currently undergoing a period of public
consultation. The final version of the RSS is scheduled to be issued in spring 2008.

Local planning policy is also going through a period of change. The Bradford Replacement
Unitary Development Plan (RDUP) was adopted in October 2005, policies and proposals
will be ‘saved’ until at least October 2008. A range of new Local Development Documents
are to be produced and added to the LDF.

6.3 Economic Policy Aspirations

6.3.1 Ambitions for Growth

Bradford has aspirations for transformational change. Economic policy at the regional and
local level seeks to position Bradford district strategically within the Yorkshire and Humber
region and recognises the competitive opportunities the district can bring in driving forward
the region’s economy. Regional strategy supports this vision by setting ambitious housing
growth targets for the district. In comparison to the other authorities in West Yorkshire,
Bradford has a significant allocation of new housing and potential jobs growth.

Housing

A requirement in the SoS Proposed Changes to draft RSS for 2700 net additional dwellings
per annum between 2008 — 2021.

Employment

A potential growth target in the SoS Proposed Changes to draft RSS of 4,720 jobs per annum
(this is the second highest potential jobs growth in West Yorkshire)

Key policy documents such as the Regional Economic Strategy (RES, 2006), the RSS
Proposed Changes (2007) and the Economic Strategy for Bradford district (2007) recognise
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significant opportunity to expand sectors of the knowledge economy. Continued economic
growth and job creation is envisaged in business, professional and service sectors; with the
financial and business services sector projected to grow by over 11%. This sector is seen as
having an important role in realising Bradford’s ambitions for economic growth.

Economic policy also recognises the role emerging sectors such as design and technology,
construction, education and health have to play in Bradford’s changing economy. The RES
supports growth in the digital media sector, as this is one of the regional priority growth
clusters. Leeds CRDP2 (2006) also highlights the important role Bradford University plays in
driving forward growth in the health sector through established links with medical companies
in the district.

Table 6.1 Projected Change in Full Time Employment by Sector for Bradford
Between 2006 and 2016

% change from
FTE Jobs 2006 FTE Jobs 2016 +/- change 2006

Offices B1(a) 32,982 45,296 12,314

Manufacturing /

Industry B1b/c 40,331 48,309 7,978 20
and B2

Storage / 17,484 21,440 3,956 23

Distribution B8

Retail, Leisure &

X 28,034 35,956 7,922 28

Catering
Health

ealth & 33,840 41,444 7,604 22
Education

her Publi
Other Public 9,044 8,624 - 421 5
Services
Pri /

it 1,949 1,490 - 459 -24
Utilities
Miscellaneous 21,579 29,894 8,316 39
Source REM Unconstrained Growth Scenario (2006)7

Table 6.1 shows forecast job growth for Bradford district using the unconstrained growth
scenario. There is a significant increase in jobs in office based employment. This comprises
of jobs in banking and insurance, business services and other financial and business
services. The table also shows growth in manufacturing and industry, and storage and
distribution uses. In particular the manufacturing sector accounts for 40,000 jobs in 2006
and is projected to grow by 20%. This sector accounts for one in ten businesses in the
district and is an important established sector for the district. The RSS Proposed Changes
recognises the continued economic opportunities the manufacturing sector offers and
supports the need for this sector to modernise in order to remain competitive.

The highest percentage growth overall is in jobs classified as miscellaneous. This includes a
percentage of industries from construction, transport, communications and other services.
The other important growth sectors in Bradford are in retail, leisure, catering, health and
education. These sectors do not fall within the Business (B1), General Industrial (B2) or
Storage or Distribution (B8) classes of use as prescribed by the Town and Country Planning
(Use Classes) Order 1987, as amended; as such they are not considered in the

" The total forecast job growth is identical to that set out in table 11.2 of the RSS; however, some of the sector break
downs are slightly different. This is because for this study a slightly later version of the REM was used.
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employment land demand analysis. These forecasts demonstrate the diversity of Bradford’s
economy and the potential for growth in a range of industries.

Table 6.1 shows the unconstrained growth scenario forecasts an overall decline in the
primary utilities and other public services sectors. This will need to be managed effectively
as some of the major employers in the district are in the utilities sector.

6.3.2 Innovation, Enterprise and New Business Growth

VAT registrations for 2005 shows Bradford has a relatively high number of business start-
ups compared to other authorities in the Yorkshire and Humber Region. This increase
combined with a steady decrease in VAT de-registrations implies a stable survival rate for
business start-ups in the district. The RES recognises the opportunities this SME growth
offers and identifies Bradford as being a ‘seedbed for enterprise and opportunity’. Economic
policy supports entrepreneurship and increased SME survival rates through the provision of
incubator units and innovation centres in the district.

If survival rates continue over the medium to long term it will be important for Bradford to
provide the necessary business infrastructure to support maturing small and medium sized
enterprises. This includes provision of grow on premises and varied work space to allow for
relocation to meet changing needs.

Within the district the outlying settlements in Wharfedale and Airedale have an important
role to play in providing the necessary infrastructure to support small businesses from start-
up through to graduation. Airedale is already the location for Keighley Business Centre and
Aire Valley Park. There are further plans for other small business spaces such as Dalton
Innovation Centre, Keighley Gas Works site and incubator units at Bingley Technology
Business Park.

In towns such as llkley and Burley in Wharfedale, and Keighley and Bingley in Airedale the
provision of work/live units and graduation space could support the successful small
businesses and niche industries located in these areas. This is already the location of a
number of small business owners and would take advantage of entrepreneurship
opportunities in Wharfedale and Airedale.

6.3.3 Economic Policy - Future Challenges

The vision of transformational economic change in Bradford presents a number of
challenges for the district. Regional ambitions are for significant growth in housing and
employment. This will need to be met through the allocation of appropriate sties to deliver
against the regional targets. There is likely to be increasing competition between housing
and employment uses for the strategic and popular sites. The pressure of demand for
housing land will need to be considered in the employment strategy, particularly in relation
to the safeguarding of strategic employment sites. The approach recommended by the RSS
Proposed Changes is for a varied employment land portfolio with a choice of sites and it
supports the safeguarding of strategic sites that meet requirements of the growth sectors.

The focus of economic policy on regional priority clusters has a significant influence on the
type and location of employment land. In order to support growth of office based uses it will
be important to provide high quality sites that can accommodate higher density office based
developments. There will also be a need for sufficient land in particular locations which will
enable the co-location of business which is important to establish these growth clusters. The
other important consideration relates to the demands from the small business sector and
business start-ups. Smaller scale sites, or a percentage of larger sites will need to be
allocated for incubator units and innovation centres. This should be combined with the
provision of business infrastructure, connectivity and supporting services.

The analysis shows that Bradford’s traditional manufacturing and industrial sectors will still
account for a significant proportion of the districts employment. The challenge will to
reconcile employment land demands from this sector with high quality sites required by the
office based growth sectors. Regional and local economic policy focuses on the growth of
the financial and business regional priority clusters without planning for future requirements
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from Bradford’s established industrial base. Therefore, the strategy for allocation of
employment land will need to consider the requirements from Bradford’s existing industrial
base (particularly medium sized companies) in addition to meeting the policy requirements
for growth sectors and small businesses. This includes provision for low quality, low value
sites to meet the demands of the manufacturing and industrial sectors.

The skills issue is also an important consideration across the district as there is a risk that
an under-skilled workforce will not be able to support Bradford’s transformational change.
Stakeholders interviewed for this study raised concerns that the skills agenda was not
sufficiently addressed in the district. This included concerns over recruitment difficulties in
the labour market due to variation between local workforce skills and employer
requirements. Sectors currently facing this issue include construction, property development
and cross sector managerial skills. Given these issues, it is likely growth in employment will
be met in the short to medium term by skilled workers being drawn in from outside the
district.

6.4 Emerging Spatial Strategy

6.4.1 Future Potential of the Districts Sustainable Settlements

The Replacement UDP (RUDP, 2005) sought to distribute employment land across the
district to ensure an even allocation which favoured all settlements. This strategy has
resulted in a range of sites located in peripheral areas of the district as well as economic
zones assigned to traditional industrial areas. The RUDP also supported city centre office
development along with ancillary office development in out of town locations. The approach
to the allocation of employment land in the LDF is likely to be more focused. The Core
Strategy Issues and Options Paper (2007) considers the RUDP strategy has led to an over
allocation of around 130 ha of employment land. The possible over-allocation will be tested
by this study.

A shift in regional and local policy, with an increased spatial focus, means development is
now prioritised in the city and district urban centres as these locations are recognised as key
economic drivers. The main settlements in the district to focus economic growth are
Bradford, which is classified as a Sub Regional Centre, and Keighley which is identified as a
Principal Town®. Regional and local policy also recognises the popularity and success of
likley, Airedale and South Bradford (M606 corridor) as business locations. At a City Region
and Regional level policy also focuses on the opportunities offered along the Leeds —
Bradford corridor.

As a Sub Regional Centre, regional strategy specifies that Bradford urban area should be
the focus for new development including housing, retail, leisure, services and employment.
Regional strategy also considers Keighley to be a Principal Town in the district; as such it is
considered a secondary location for development after Bradford sub regional centre. The
objective of this approach is to ensure development contributes to sustainable settlements
across the district.

6.4.2 Spatial Distribution of Employment Land - Future Challenges

The shift in policy direction favours city and town centre development focused on brownfield
sites. This strategy supports economic development in the regeneration areas particularly
Bradford city centre, along the Canal Road Corridor and within some areas of Airedale.
Regional and local policy direction means office development should be focused in the city
centre with industrial and distribution uses directed towards established employment areas
within Bradford urban area and around Keighley.

The employment land strategy will need to consider how outlying settlements appropriately
contribute to meeting employment needs. Locations that are independent of Bradford urban
area and support their own catchment, such as Steeton and Silsden can potentially play an
important role in providing a mix of housing and employment use. Any development

8RSS Proposed Changes (2007)
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considered for these locations should take account of the complementary role these
settlements have with Keighley.

Settlements in Wharfedale, such as llkley, will also need to plan for employment land to
meet demand for small to medium sized high value, quality office space. Future availability
in Wharfedale is likely to come from recycling and re-development which emphasises the
importance of allocated and existing employment land being retained for employment uses.

6.5 Regeneration Proposals

6.5.1 Priority Regeneration Areas

A number of key policy documents (RES, RSS Proposed Changes, City Centre AAP Issues
and Options, and Economic Strategy for Bradford District) seek to build on the existing
success in the district by focusing future development in the districts priority regeneration
areas. These are:

« Bradford City Centre with its four regeneration areas located in The Bowl, The Market,
The Channel and The Valley;

« Airedale;
o Canal Road Corridor; and
e Manningham

The RES (2006) and the Economic Strategy for Bradford view these regeneration areas as
having an important role to play in changing perceptions and improving the quality of
Bradford district to attract inward investment and retain existing employers. The RSS
Proposed Changes also views these areas and other mixed use developments as providing
an important contribution to employment land supply. A summary of the regeneration areas
and employment specific proposals are detailed in Table 6.2 below.

Table 6.2 shows the regeneration proposals seek to deliver high quality office space and
mixed use commercial schemes. In the City Centre, along the Canal Road Corridor and in
parts of Airedale the regeneration proposals plan for changes to existing industrial areas.
This includes the general industry and manufacturing located on the periphery of the city
centre and in sites along Dalton Lane in Keighley. These uses play an important role within
Bradford’s economy but require low quality and low value employment land. There is a risk
the regeneration schemes will force these types of uses to relocate elsewhere, potentially
outside the district. This is acceptable provided appropriate locations within the district are
identified to accommodate such uses.

Table 6.2 Summary of Regeneration Proposals Including Provision of Office
and Industrial Space

Regeneration Area Employment Related Amount of Proposed Office /
Proposals Industrial Space

City Centre The Bowl: Business Forest Minimum of 14 ha of office
The Channel: Office Space Space
The Valley: Incubator Space Over a 15 year period
Airedale Hard Ings Business 9.1 ha industrial space

Improvement District (Keighley) 13 1 nha office space

Bingley Business Technology Over a 15 year period
Park

Dalton Lane (including Dalton
Mills)

Castlefields Enterprise Park

Silsden Rural Business Park
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Regeneration Area Employment Related Amount of Proposed Office /
Proposals Industrial Space

Dockfield Road Business Park

Beechcliffe Sustainable
Business Park

Esholt R&D Campus

Canal Road Corridor Bradford Waterfront 2.4 ha of commercial, office
Queens Road and light industrial space
Olivers Locks and High Street ~ Overa 15 year period
Midlands Commercial
Oswin Mill
Shipley College

Manningham Lister Mills Space for incubator and small
Drummond Mill office units (estimated 0.5 ha)

‘Enterprise Island’

Source BCR, Airedale Masterplan, Canal Road Corridor Masterplan, and Manningham
Masterplan

Figure 6.1 shows the amount of allocated employment land within the regeneration areas.
Compared to the amount of floorspace outlined in the proposals, the Canal Road Corridor
has less than a hectare of allocated employment land. This scheme is dependent on
delivery from un-allocated and windfall sites. In contrast Airedale has a greater amount of
allocated employment land (36 ha) compared to the amount planned for in the proposal (22

ha).
Figure 6.1 Comparison of Allocated and Un-Allocated Employment Land for
Bradford’s Priority Regeneration Schemes
45
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6.5.2 Regeneration Proposals - Future Challenges

The analysis of Bradford’s regeneration proposals highlights the schemes focus on delivery
of high quality office space across the district. The employment land strategy will need to
consider whether all the regeneration schemes should provide employment land to cater for
the districts office based growth sectors or whether this should be the focused only in the
city centre.

The employment land strategy will also consider how to manage existing uses located within
the regeneration areas. The areas of general industry and manufacturing may not fit with the
vision for regeneration resulting in pressure for these uses to re-locate elsewhere. Therefore
the strategy will have to consider providing suitable sites for re-location outside the
regeneration areas. This follows the guidance from RSS Proposed Changes (2007) which
recommends that an employment land portfolio includes replacement sites for low value
industrial uses. These issues will be considered in Sections 9 and 10.

The review of RUDP allocated employment sites located in regeneration areas shows there
are no sites within the City Centre and limited provision in the Canal Road Corridor. The
employment land strategy will need to consider whether to allocate and safeguard strategic
sites in these areas for employment uses or adopt a flexible approach with regeneration
schemes bringing forward un-allocated sites for employment uses. In Airedale, the strategy
will need to review whether there is an over supply of allocated sites compared to the
amount planned for in the regeneration proposals.

6.6 Summary

The strategic ambition for Bradford is to achieve transformational change and economic
growth. At the regional level the RSS Proposed Changes (2007) sets ambitious targets for
growth in housing and employment in order to achieve this vision. Regional and local strategy
also recognises the important role the regions priority growth clusters will play in supporting
economic growth in the district. Knowledge economy sectors such as financial and business
services are forecast to grow over the next 10 years. Other important sectors projected to
strengthen and diversify Bradford’s economic growth include design and technology,
construction, education and health. This is underpinned by the manufacturing sector which
accounts for one in ten businesses in the district.

Regional and local strategy focuses economic growth in city and town centre developments.
The spatial distribution of economic growth is likely to centre on Bradford City Centre and in
the priority regeneration areas along the Canal Road Corridor and Airedale. In particular the
RSS Proposed Changes emphasises the role Bradford and Keighley play in future growth in
housing and employment due to their classification as a Sub Regional Centre and Principle
Town within the region.

Significant change is anticipated in the regeneration areas with many of the proposals planning
for office or mixed use developments. In particular, the Business Forest Office Park in the City
Centre will offer high quality large scale office space. Office developments are also proposed
in Airedale in Bingley and parts of Keighley as well as the more peripheral locations of Esholt
and Steeton and Silsden. The challenge for the employment land strategy will be managing
this transformational change to meet the needs of the regional priority growth clusters whilst
continuing to support the districts established industrial and manufacturing sectors.
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7 Projected Demand for Employment Land

71 Introduction to Modelling

In order to analyse possible future demand for employment land, this section outlines a
number of scenarios based on employment land monitoring returns, commercial and
industrial floorspace analysis and Regional Econometric Modelling (REM) data which
forecasts change in employment across the district. All the scenarios are modelled up to
2021.

The methodology used in this section aligns with OPDM guidance for employment land
reviews. A range of methods are used in order to provide a robust evidence base and inform
the study regarding trends in net additional employment land demand for B1 (office), B2
(industry) and B8 (storage and distribution) use classes.

This section details the justification for chosen method and growth scenario, along with the
projected trends for employment land demand from 2006 to 2021. It highlights the limitations
of the modelling based purely on historic trends. The Commercial and Industrial Floorspace
model is particularly constrained due to the short time period it covers and the assumptions
regarding translation of industrial sectors into B1, B2 and B8 uses. The preferred method
used for this study is employment land projections based on the Regional Econometric
Model transformational growth scenarios derived from regeneration based jobs growth.

It is important to note that the projected demand figures are not absolute; they give an
indication of the direction of change if recent trends continue. This enables the study to
identify likely future challenges and opportunities as a result of these trends.

7.2 Review of Different Methods

7.21 Employment Land Monitoring Returns

Historic take-up rates for land developed for employment uses were provided by Bradford
District Council for the five parliamentary constituencies in the district for the period January
1993 to March 2006. All the data was recorded as a gross figure . The data supplied does
not differentiate between use classes, therefore all data is shown as annual total take-up of
employment land.

In order to calculate the annual take-up rate the data was averaged out on a yearly basis.
This was due to the data being collated into 9 time periods ranging from just over 3 years in
duration (January 1993 — March 1996) to 6 months in duration (July 1997 — December
1997). The inconsistency in time periods meant it would be difficult to understand take-up
trajectories and project forward, unless the data was firstly calculated on a yearly basis. The
annual take-up rates were projected from 2006 — 2021 as a straight line forecast.

Employment Land Monitoring Returns — Limitations and Advantages
The limitations of this approach are:
o For some financial years the data represents average take-up rather than
actual take-up for that financial year;

e |t does not consider employment land developed or re-developed for non-
employment uses (ie. employment land lost to other uses)

e There is no differentiation between B1, B2 and B8 uses; and
e It does not take account of any losses through re-development for other uses.

The advantage of this method is it shows historic trends on a financial yearly basis starting
from April 1993. This provides useful evidence of past trends in the district and informs
understanding regarding geographic interest. It shows which areas business and industry has
considered to be the right location for employment land in the past and also reflects the
location of allocated employment land.
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Findings

The employment land monitoring returns model shows that average annual take-up rates
across the district are 14.6 ha per year. Historically the wards of Bradford North and
Bradford South have had the highest levels of take-up of employment land (see Figure 7.1).
This is unsurprising considering these areas are the location of larger employment sites
allocated in the Replacement UDP.

Figure 7.1 Historic Take-up of Employment Land For Parliamentary
Constituencies in Bradford District

Historic Takeup
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Figure 7.2 Historic Take-up in Employment Land Projected to 2021 for Bradford
District
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Figure 7.2 shows the projections for the employment land monitoring returns. It charts the
total take-up of employment land for 2006 / 07, as well as the projected gross take-up for
2020 / 01. The graph shows an additional gross requirement for 205 ha of employment land
between 2006 and 2021. The model predicts, based on historic trends that the highest
levels of demand for employment land will be in Bradford South, Bradford North and
Keighley.

7.2.2 Commercial and Industrial Floorspace and Rateable Value Statistics
(2005) ODPM
Commercial and Industrial Floorspace and Rateable Value Statistics are based on Valuation
Office Agency (VOA) data® to produce statistics on floorspace and rateable values for non-
domestic properties in England and Wales, and provides data on the total stock of
floorspace for the years 1998 — 2005. The floorspace data is differentiated by office,
industrial and warehousing type. ODPM' states that an approximation to the main groups
of use classes (B1, B2 and B8) may be taken directly from the bulk classes (office, industrial
and warehousing).

The floorspace statistics are extrapolated to 2016, based on the average incremental
increase between 1998 and 2005. The method also requires the conversion of floorspace
for different use classes to accommodate variation in measurement conventions used for
the VOA data and those used in the other quantitative assessments (see Table 7.1).

® The ODPM collaborates with the Valuation Office Agency and University College London (UCL) to produce this data.
' Commercial and Industrial Floorspace and Rateable Value Statistics (2005)
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Table 7.1 Aligning the Area Measurement Conventions

VOA Use Class VOLA Measurement Quantitative
Category Conventions Measurement

Conventions

B1 Office Net Internal Gross Internal
Floorspace Floorspace

B2 Factory Gross Internal Gross Internal 1:1
Floorspace Floorspace

B8 Warehousing Gross Internal Gross External 1:1.025
Floorspace Floorspace

Commercial and Industrial Floorspace and Rateable Value Statistics: Limitations and
Advantages

The model has the following limitations:

e ODPM acknowledges there are weaknesses to the approach to convert bulk
classes directly to use classes, as many B1 (b) and B1 (c) uses are grouped
with factories. This skews final results.

o« ODPM recognises the classification is not always clear, particularly when a
business premises combines activities from different use classes.

e ltis currently not possible to separate B1 (a), B1 (b) and B1 (c) in the
Valuation Office Agency data.

o The robustness of the statistics is limited by the short time period on which the
trends are based.

This model has been investigated as the CLG guidance requires a number of methods to be
tested. However, due to the limitations highlighted above, it is not considered to be a robust
model to plan for future employment land requirements in Bradford.

Findings

Using the Commercial and Industrial Floorspace Statistics 1998 — 2005 for Bradford District
and extrapolating to 2021, the model predicts an overall net reduction of 230 ha of
employment land (see Figure 7.4). The model reflects a broad trend of contraction in
floorspace requirements across B2 and B8 uses which account for a significant proportion of
Bradford districts employment land. Figure 7.3 does show a gradual increase in the amount
of land required for B1 office uses.
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Figure 7.3 Projected Employment Floorspace Requirements for Bradford
District
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Figure 7.4 indicates for Bradford District based on recent trends in B1, B2 and B8 floorspace
uses:

« Anetloss of 216 ha of employment land for B2 (factory) uses representing a 27%
reduction against 2006 figures;

« Anetloss of 78 ha of employment land for B8 (warehousing) uses which represents an
18% reduction against 2006 figures; and

« A 24% increase in B1 (office) space with a net increase of 63 ha from 2006 to 2021.

The net reduction in employment land is due to the Commercial and Industrial Floorspace
Statistics being based on historic trends. While an overall decline in B2 and B8 uses is
recognised in this report, the historic nature of this model (based on 2005 data) does not
truly reflect Bradford’'s changing economy, demonstrated by recent growth in office market
sectors and delivery of regeneration schemes across the district.
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Figure 7.4 Total Net Employment Land Required for Bradford District Using the
Commercial and Industrial Floorspace Statistics
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7.2.3 Quantitative Analysis Using Yorkshire Forward’s Regional Econometric
Model
The Regional Econometric Model (REM) is the data source used for the final quantitative
employment projection. REM has been developed by Experian Business Strategies on
behalf of Yorkshire Futures and looks at projected employment change over time. The
model takes inputs from historical employment, output, productivity, population estimates
and forecasts, and other labour market information to provide historic data and forecasts on
30 industry sectors between 1986 and 2016. The output is used as a policy neutral base
dataset for the Yorkshire and Humber Region against which various economic scenarios
can be applied.

Scenarios Used for the Bradford Employment Land Review

There are two economic scenarios applied to the REM data which have been used for this
study. The scenarios are:

1. Unconstrained Growth'' — this scenario applies projected jobs growth from
regeneration projects and other significant schemes in Bradford district to the REM base data.
This is a capacity led scenario that assumes the projected jobs growth will be realised as a
result of the success of these transformational projects. An increase of 25,901 FTEs jobs is
applied for Bradford district through the period from 2006 to 2016 as various phases of the
transformational projects are delivered.

2. Constrained Growth'? — this scenario takes the unconstrained REM scenario and
applies a 32% reduction. This accounts for any double counting or displacement that may
occur as a result of applying the transformational jobs growth data to the REM base forecasts.

" The unconstrained growth scenario has been used by Government Office for the RSS Proposed Changes.
"2 The constrained growth scenario was used to inform the CRDP2 forecasts in jobs growth across Leeds City Region.
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It should be noted that REM is updated bi-annually by Experian. Therefore the base dataset
for the region is continuously refined as new inputs become available. The next releases of
REM will include:

¢ October 2007 — updated ABI data; and
« January 2008 — updated labour market data based on ONS migration data.

The outcome of these changes means Bradford could see significant increases in full time
employment projections. The use of a plan, monitor, manage approach to plan making is
important to resolve future change and potential reduction in economic projections. Section
9 of this report specifies recommendations regarding Bradford District Council’s
management and use of REM updates.

The method to translate REM full time employment data to employment land requirements
is specified in Appendix B (to insert in final version of the report). The method applies a
number of assumptions which are listed below:

« The REM classifies full time employment information by Standard Industrial
Classification (SIC) Level 2 categories. The assumptions to convert SIC 2 categories to
B1, B2 and B8 use classes are based on recommendations from the GLA study (2002).
This specifies the percentage allocation of jobs from SIC categories to B1, B2, B8 use
classes.

« Inorder to understand the gross internal and external floorspace per worker,
assumptions are applied regarding employment densities based on the English
Partnerships guidance®.

« A standard plot ratio of 40% is applied across B1, B2 and B8 uses. This assumes that a
building occupies 40% of the total plot of employment land with the rest given over to
ancillary uses (such as car parking). The assumption is based on figures referenced in
the ODPM 2004 guidance.

« An assumed ‘ideal’ vacancy rate is applied for employment land scenarios up to 2016.
This figure is derived from Leeds and Richmondshire Employment Land Reviews'
which use an overall figure of 5% for B1, B2 and B8 uses.

Quantitative Model using REM - Limitations and Advantages
Using the REM data has the following limitations:

e A number of assumptions are applied to convert full time employment data to
employment land requirements (see points above)

¢ REM is modelled to 2016, a straight line projection is applied to forecast full
time employment change from 2016 to 2021

e The model is based on historic and forecast changes to full time employment
which can lead to negative trends in some sectors where productivity is
actually increasing

The advantage of using REM is it provides a consistent view of employment change across the
region using a variety of inputs and considerations. The range of inputs and complexity of REM
means it has a more robust output compared to the other models used to forecast employment
land requirements. Therefore the Regional Econometric Model will be used to forecast
employment land demand for this study.

13 English Partnerships (2001) Employment Densities: A Full Guide
" Leeds Employment Land Review (March 2006) and Richmondshire Joint Employment Land Review (January 2007)
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Findings

Figure 7.5 shows additional net employment land required for Bradford district up to 2021.
The graph shows employment land translation using the REM base data, the unconstrained
growth scenario and the constrained growth scenario. The REM base data shows an overall
net loss in employment land of -86 ha, with reductions for B2 and B8 uses with a marginal
increase of 0.7 ha employment land for B1 uses. This is similar to the trends shown in the
Commercial and Industrial Floorspace Statistics model.

Table 7.2 Comparison of Net Additional Employment Land for Unconstrained
and Constrained Growth Scenarios

Use Class Sector Unconstrained Growth Net Constrained Growth Net
Change Change

B1 office 72.3 49.2
B1 B2 f: i
_ b/c and manufacturing 99.5 67.6
[ industry
B8 storage or distribution 73.7 50.1
Total 245.5 166.9
Source Arup, using REM data
Figure 7.5 Comparison of Net Additional Employment Land Demand from REM
Base, Unconstrained and Constrained Scenarios
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The unconstrained and constrained growth scenarios both show trends of increased
employment land demand for B1, B2, and B8 uses. Section 8 of the report will make
recommendations on how employment land in Bradford district can accommodate this
demand based on applying the most suitable scenario for future economic change.
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7.2.4 Summary of Outputs from the Employment Land Demand Models

Comparison of Outputs from Models: Total Additional Employment Land 2006 — 2021
Employment Land Monitoring Returns = 205 ha (gross figure)

Commercial and Industrial Floorspace Statistics = - 230 ha (net figure)

REM Base Model = - 86 ha (net figure)

Unconstrained Growth Scenario = 245.5 ha (net figure)

Constrained Growth Scenario = 166.9 ha (net figure)

7.3 Applying Local Assumptions to REM

The REM model has a regional focus and applies a range of assumptions when translating
the full time employment figures into employment land requirements. This study has
modified the quantitative models assumptions to make them specific to changes occurring in
Bradford district.

The study recognises the need for a city centre focus in Bradford district for B1 office
supply. As a result the study has modified the plot ratio assumptions:

« Plot Ratio — this has been adjusted to 73% for B1 uses to reflect a greater focus on city
centre office market supply.

This differs from the assumptions used at the regional level to inform the draft Regional
Spatial Strategy. The plot ratio used for the regional employment land modelling was 40%
for B1 uses. This enabled the model to apply a generalisation regarding office density
across the whole region. The 73% plot ratio for B1 uses in Bradford reflects the regional and
local policy preference for office development to be located in the city centre.

The GLA (2002) study provides a useful explanation regarding the adjustment of plot ratios
for B1 office uses. The GLA study reports that office plot ratios in particular will vary widely
depending on the number of storeys and the extent of landscaping and parking. The report
observes that high-density town centre offices can have plot ratios of 100% or more, while
ratios in business parks are typically 25 — 30%. The Peterborough study applies the
following town centre and out of town weightings to achieve an average plot ratio:

Table 7.3 Plot Ratio Calculations
floorspace
Business Park 25% 0.4 0.625 45%
City Centre 75% 1 0.75 55%
Average 100% 0.73 1.375 100%
Source Peterborough Integrated Growth Strategy: Employment Land Review Demand

Paper (June 2007)

The revised B1 plot ratio has been applied to the unconstrained and constrained growth
scenarios due to employment policy and strategy in the district directing office development
to Bradford city centre. Regeneration activity plans for significant office development in the
city centre in conjunction with strategic business parks in Airedale. This approach is a direct
response to the issue of dispersed distribution of offices across the city and the absence of
a central business district. Based on this evidence, it is appropriate to apply a higher B1
average plot ratio which assumes a greater weighting towards city centre development.
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The variation in B1 employment land for the different plot ratio assumptions is detailed in
Table 7.4.
Table 7.4 Comparison of Plot Ratios for Unconstrained and Constrained

Growth Scenarios

Unconstrained

Growth 72.3 ha 39.6 ha 32.7 ha

Constrained Growth 49.2 ha 26.9 ha 22.3 ha

Figure 7.6 shows the unconstrained and constrained growth scenarios as detailed in section
7.2.3. The graph also shows these scenarios with the revised assumption for B1 plot ratio.
The change to plot ratio results in a reduction in employment land required for B1 office

space.
Figure 7.6 Comparison of Plot Ratios for Unconstrained and Constrained
Growth Scenarios
Additional Employment Land for Bradford District
2006 - 2021
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The revised B1 plot ratio means the total net employment land demand is:
e 214 ha for the unconstrained growth scenario; and
o 145 ha for the constrained growth scenario.

7.4 Selecting the Employment Land Demand Scenario for Bradford
District

Regional and local planning policy and economic strategy has a vision of transformational
change for Bradford (see Section 6). Overall the use of the Regional Econometric Model to
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model future employment land demand is considered the best approach for this study
compared to the other models examined in this section. This is due to the following:

« REM applies regionally specific criteria relating to population growth and labour market
profiles;

« REM is used to forecast regional employment growth to inform the Regional Spatial
Strategy; and

« REMis the basis for calculating the unconstrained and constrained jobs growth figures
for the district.

When compared to the advantages of the other models the REM model is more robust and
uses a broad range of inputs to inform its scenarios for employment growth across the
district. In comparison the other models use limited inputs and are based on historic trends,
as identified in the limitations and advantages boxes earlier in this section.

As the analysis for future employment land demand shows the modelling which uses the
constrained and unconstrained growth scenarios best aligns with regional and local policy
direction and Bradford’s ambitions for transformational change.

This study recommends applying a range for projected employment land demand using the
unconstrained and the constrained growth scenario figures with the revised B1 plot ratio.
This is considered the most appropriate as a guide to demand for employment land between
2006 and 2021.

Using a range allows a degree of flexibility to be applied when planning for employment
land. The unconstrained growth figures allow the district to plan for ambitious growth in the
region and allow for a degree of change in jobs growth as a result of the next planned
updates to the REM model. The constrained growth figures provide a revised and
achievable view. This allows the demand figures to factors out any over-inflation of jobs
figures caused by double counting. In addition the scenario makes allowances for
displacement and slower rates of jobs growth from the delivery of the transformational
regeneration projects.

7.5 Summary

The method selected by this study to understand projected employment land demand to 2021
is the quantitative analysis using the REM model. The projected demand figures are presented
as range comprising of the outputs from the constrained and unconstrained growth scenarios.

In summary the projected net employment land demand for Bradford district between 2006 and
2021is between 214 and 145 ha. This includes:

B1a = 40 ha to 27 ha
B1 bandc/B2 =100 hato 68 ha
B8 = 74 ha to 50 ha

Compared to the other methods the outputs from the REM scenarios align with Bradford’s
ambitions for growth as they show a positive overall trend. The unconstrained growth figure for
total demand is also similar to the historic trend figure used to forecast previous employment
land demand. The use of a range in net projected demand for employment land to 2021 allows
for flexibility in supply and reduces the risk of planned revisions to the REM model resulting in
growth levels that differ from the unconstrained growth scenario. It is important these demand
figures are reviewed and revised as part of the monitoring cycle recommended in Section 9.
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8 Future Strategy To Meet Projected Employment Land
Demand

8.1 Introduction

This section seeks to match demand and supply of employment land in Bradford District, as
well as make recommendations on the strategic role of settlements in Bradford to bring
forward a flexible, varied and quality supply of employment land.

Section 7 of this employment land review shows there is a projected demand of between
145 ha and 214 ha between 2006 and 2021. This range reflects the unconstrained and
constrained growth scenarios for Bradford district derived from the Regional Econometric
Model. Section 5 identifies a total available employment land supply of 159.13 ha.

Further details of the quantitative and qualitative assessment of employment land supply is
detailed in Appendix B.

8.2 Analysis of Demand and Supply

8.2.1 Introduction

This section seeks to ground overall projected demand in an understanding of what has
already been taken up, what particular types of employment land are needed and the
requirements of Bradford’s planned regeneration schemes.

8.2.2 Review of projected demand

The recommendations of this study are for a range to be used to project demand from 2006
to 2021. The upper and lower figures in the range originate from the unconstrained and
constrained growth scenarios detailed in Section 7 of this report.

Scenarios Used for the Bradford Employment Land Review

There are two economic scenarios applied to the REM data which have been used for this
study. The scenarios are:

1. Unconstrained Growth'® — this scenario applies projected jobs growth from
regeneration projects and other significant schemes in Bradford district to the REM base data.
This is a capacity led scenario that assumes the projected jobs growth will be realised as a
result of the success of these transformational projects. An increase of 25,901 FTEs jobs is
applied for Bradford district through the period from 2006 to 2016 as various phases of the
transformational projects are delivered.

2. Constrained Growth'® — this scenario takes the unconstrained REM scenario and
applies a 32% reduction. This accounts for any double counting or displacement that may
occur as a result of applying the transformational jobs growth data to the REM base forecasts.

Figure 8.1 shows the projected demand for unconstrained and constrained scenarios
divided by Use Class.

The projected demand figures are for net employment land demand. This report provides a
range in land demand in order to ensure there is an element of choice and flexibility in the
supply provided for. Providing a land supply close to the lower end (constrained growth
scenario) is ambitious but achievable. Providing a land supply closer to the upper end
(unconstrained growth scenario) provides for greater flexibility and choice.

8.2.3 Demand already met by take up since April 2006
The site assessments in Section 5 identified that some of the RUDP allocated sites have
come forward for development or construction has commenced since last reported in the

'® The unconstrained growth scenario has been used by Government Office for the RSS Proposed Changes.
'® The constrained growth scenario was used to inform the CRDP2 forecasts in jobs growth across Leeds City Region.
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LDF Annual Monitoring Report for 2005 / 2006. It has been determined that 19.44 ha has
been developed or under construction between April 2006 and November 2007, hence a
proportion of the projected demand has already been met. The residual projected demand
at November 2007 is therefore between129 ha for constrained growth and 195ha for
unconstrained growth.

8.2.4 Requirements of Regeneration Proposals

The review has highlighted the transformational change taking place in Bradford District.
This is partly being achieved through the delivery of regeneration proposals across the
district. The significant changes planned as a result of the regeneration proposals will meet
a good proportion of the projected demand. Full details of the regeneration proposals are
provided in Section 6.

Section 6 makes assumptions about the land requirements of the regeneration proposals.
Figure 8.1 shows the amount of employment land required for each of the regeneration
areas and the use class sought in each area. Overall the regeneration proposals will require
around 40 ha of employment land. This includes RUDP allocated sites located in the
regeneration areas.

Figure 8.1 Comparison of requirements of Regeneration Proposals and the Use
Classes sought
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Demand and Supply from Regeneration Proposals

Figure 8.1 show that the regeneration proposals mainly seek land for office space.
Therefore, the BCR and Airedale regeneration proposals could meet a proportion of the
projected demand for office space in the district. It is also important to note that the
regeneration proposals also show limited provision for manufacturing and distribution uses.

8.2.5 Review of RUDP supply of employment land

Section 5 provides a quantitative and qualitative review of the RUDP supply. The study has
also appraised the quality and deliverability of the remaining supply. In broad quantitative
terms, of the 159.13 ha that remain to be developed, it is recommended that:

e 129.22 ha are retained as employment land;

« 22.32 ha could potentially be retained’’; and

" The employment land identified for potential retention allows for some flexibility in how this supply is managed. For
example if the employment land to be potentially retained is located in an area where there is a perceived shortage of
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e« 7.59 ha are de-allocated.

In spatial terms this has differing implications per location. It is important to understand such
spatial implications to again further understand how the projected demand can be met
across the district.

Figure 8.2 Comparison of quality of RUDP allocated employment land supply in
key areas of Bradford District
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The analysis of RUDP allocated employment land supply shows the majority of the
remaining sites are located in the Bradford South constituency. This is the location of the
West Bowling site (36.8 ha) which slightly skews the supply figures in this constituency. In
comparison to the size and role of the settlement, Shipley has a limited supply of
employment land. The supply that is currently allocated is recommended for de-allocation as
it is considered un-suitable for employment uses. The implications of this analysis for the
settlements in the district are explored in the Recommended Settlement Strategy (see
Section 8.3).

8.2.6 Comparison of projected demand, known likely take up and deliverable
supply

In order to understand if further employment land is required in Bradford District it is

necessary to understand what proportion of the projected demand can be met by the

remaining RUDP supply, as of April 2006. This can derive from:

« RUDP allocated employment sites recommended for retention (not including the 36.38
ha West Bowling site) = 92.84ha;

« land already developed or under construction for employment generating uses from
April 2006 to November 2007 = 19.44 ha;

« potential take up from the West Bowling site’ - this is considered to be for B8 use =
36.38 ha; and

employment land, then this could be retained for employment uses. In areas where there is a large supply of land then
supply to be potentially retained could be released for other uses.

A planning application is currently under consideration for the development of the 36.38 ha site at West Bowling,
South Bradford, for B8 uses. This report does not wish to prejudice the outcome of this application, but does convey
the implications on demand if this site is taken up.
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« additional land associated with regeneration proposals (Note: this will not take place on
RUDP allocated sites so the study is confident there is no double counting) — this is
considered to be mainly B1 use (see Figure 6.1) = 15.7 ha.

Analysis of land already taken up, the deliverable land supply and requirements of the
district’s regeneration schemes shows that there is a land supply of 164.36 ha.

A comparison of demand and the supply of employment land is set out in the box below.

Comparison of demand and supply of employment land
When comparing supply against demand from unconstrained growth the residual demand is:

Demand from Unconstrained Growth 214 ha minus Total Supply 164.36ha = a shortfall of
49.64 ha of employment land.

Demand from Constrained Growth 145 ha minus Total Supply 164.36ha = a surplus of 19.36
ha of employment land.

If BMDC plans for a more flexible supply in order to meet project demand from the
unconstrained growth scenario, then a further 49.64 ha of land is required. Planning for a
flexible supply is important as it allows for margin of choice, accommodates sites currently
constrained but deliverable in the longer term, and allows for flexibility to respond to
economic change. It should be noted the residual supply identified through the
unconstrained growth scenario is very much dependent on the regeneration schemes being
successfully delivered.

This section shows if BMDC plans for employment land to meet projected demand for the
constrained growth scenario, there is currently an over supply of available land.

We have also sought to understand what this means for the different types of employment
land, to provide a steer about the likely range of land required for each employment use
class. Table 8.1 shows the B2 industrial and manufacturing use has the greatest demand for
supply of employment land from RUDP allocated sites.

Table 8.1 Comparison of Supply and Demand for Use Classes

Amount of supply, by Residual Demand (demand
use class, being brought | that is yet to be met) from
forward through current Constrained Growth and

Use Class

development or Unconstrained Growth

regeneration projects Scenarios to be met by RUDP
Allocated Supply and Other
Sources

B1a 15.7 ha windfall supply and  11.3ha to 24.3ha 27 hato 40 ha
recycling planned through
regeneration proposals

B1b, Bic,and 19.4 ha land already 48.6 ha to 80.6 ha 68 ha to 100ha
B2 developed or under
construction
B8 36.7 ha land available at 13.6 ha to 37.62 ha 50 ha 74 ha
West Bowling

2 This does not include the two small sites at Silsden, see section 5.2.1
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8.3 Use of Potential Retention and Potential Reserve Supply To Meet
Residual Demand from the unconstrained growth scenario

The analysis of supply and demand for employment land shows there that depending upon
which employment growth scenario is chosen there is between is a 19.36 ha surplus and
49.64 ha shortfall. We examined the suitability of the existing RUDP allocated sites and
highlighted which are worthy of retention. This leaves a reserve of sites recommended for
potential retention which Bradford District Council may wish to also retain for employment
depending on the site’s location.

In addition, we also examined the suitability of a wider reserve of sites largely drawn from
sites de-allocated when the UDP was reviewed, or known windfalls, some of which
depending on location may be worthy of forming the portfolio of LDF supply.

These can be used from a potential reserve of employment land and will enable BMDC to
have an immediate, flexible supply of land but this should be balanced with the
sustainability, market demand and settlement strategy for each location. It is likely the
demand will originate from B2 industrial and manufacturing uses, therefore this study
recommends the potential reserve supply is sourced from the Bradford urban area
constituencies. Additional land should also be provided in the Bradford South constituency
along the M606 to meet continued demand in this location.

B2 uses could also be accommodated via intensification of existing employment land.
Proactive intervention is recommended in Section 8.4 for Bowling Back Lane in Bradford
North and Dalton Lane in Keighley in order to release land to meet B2 demand.

8.4 Summary of Analysis of Supply and Demand

This section makes the following conclusions and recommendations based on analysis of
supply and demand in Bradford District:

1. The supply of B1 office uses is dependent on the delivery of the City Centre and Airedale
regeneration proposals in addition to the RUDP employment land allocation.

2. Residual demand from the unconstrained growth scenario is likely to be greatest for B2
uses and to a lesser extent B8 uses. This should be provided through RUDP allocated
potential retention sites, RUDP de-allocated sites and additional employment land located in
Bradford urban area, particularly in the North and South (M606) of Bradford. The study also
recommends proactive intervention at Bowling Back Lane and Dalton Lane in Keighley to
intensify B2 uses in these locations.

3. Asignificant supply of RUDP allocated employment land is located in the Airedale
corridor. The recommended strategy to bring forward these sites is to prioritise development of
sites in Bingley in the short term, followed by medium term development in Shipley and long
term development in Keighley. The deliverability of employment land in Shipley and Keighley is
dependent on proactive intervention.

4. The West Bowling site will provide for a significant part of the projected B8 demand.
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8.5 Settlement Strategy

8.5.1 Introduction

Figure 8.4 shows the key employment locations in Bradford District and the adjacent
districts. It also shows the strategic locations for future employment. Recommendations
regarding the role of these strategic locations and other key settlements in the district are
also detailed in this section.

The map shows the relationship between the city of Bradford and the main employment
corridors located along the M606, between Leeds and Bradford, along Airedale and
Wharfedale. It also specifies the broad sectoral uses within these locations, such as
industrial uses along the M606 and office use in the city centre.

Figure 8.4 Conceptual Map of Key Employment Locations
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8.5.2 Bradford
Bradford City Centre

The ability of the district to realise transformational change and support the demands of
regional growth clusters is heavily dependent on the delivery of the City Centre
Regeneration Proposals. The City Centre is a strategic location for quality higher density
B1a office uses and if delivered will meet a significant proportion of the projected demand
for B1a use.

In order for Bradford Centre Regeneration to adopt a flexible approach to the management
of the City Centre regeneration it is recommended the LDF apply broad employment zones
to the strategic office areas in The Bowl and The Valley. The LDF should also consider
allocation of the Business Forest as a strategic employment site.

Bradford South (M606)

Bradford South, particularly the employment area around the M606 corridor is strategically
important to the district. This area is performing well with the expansion of the Euroway
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business park and the location of new B2 and B8 development. The Low Moor area is the
location of one of the districts largest employment sites at West Bowling. Approval of the

Prologis application would result in a significant proportion of the projected demand for B8
land being met by the West Bowling site.

While the majority of RUDP sites allocated recommended for retention are located in
Bradford South, a lot of these sites are immediately available and could be taken up quickly.
It is important for the LDF to ensure there is sufficient supply in this area to create pipeline
supply and to maintain demand.

We recommend that the M606 corridor and surroundings should be considered for further
provision of employment land for B2 and B8 uses. This corridor is a proven location for
industrial and distributions sectors and should be expanded as a key location to meet
projected B2 and B8 market demand. The LDF should not encourage development interests
in B1 office space (unless ancillary to B2/B8 uses), as this should be directed towards sites
in the City Centre or within Airedale.

Bradford West

Bradford West is the location for smaller, industrial sites distributed sporadically within the
constituency. It is recommended this role is continued in order to meet localised market
requirements for B2 and small scale B8 uses. However, this area of Bradford is not
envisaged to play a significant role in the future and will mostly continue to serve local
demands from the rural settlements.

Bradford North

The two areas in the Bradford North constituency likely to play a significant role in meeting
future employment demand are Bowling Back Lane and the Canal Road Corridor.

Bowling Back Lane is a popular area for B2 employment uses seeking lower quality sites,
however there is the opportunity to improve the performance of this area and intensify use
to meet projected demand for B2 uses. Proactive interventions such as enforcement and
area management are needed to intensify uses in this employment area. This should be
combined with monitoring to understand changing requirements for B2 uses in terms of
numbers of jobs and amount of land needed.

The Canal Road Corridor could play a role in meeting future demand for employment land in
the district. The corridor is an important location as it links regeneration opportunities in
Shipley and the City Centre. The Canal Masterplan seeks to allow for higher value
employment uses in the canal corridor. Canal Road has also been included as part of the
Leeds City Region Growth Points Expression of Interest. If successful this will seek to
enable a significant number of residential dwellings in the corridor. All of these issues are to
be investigated and reconciled in the Shipley and Canal Road Area Action Plan. This is a
programmed AAP in the Bradford Local Development Scheme.

The site adjacent to Morrisons head quarters is a large strategic site and should be
safeguarded for employment use. The site allocations DPD should look to retain this site for
a use that complements the activities on the Morrisons site.

There are opportunities to release some of the smaller employment sites within the Bradford
North area for residential or to encourage a mix of uses to include a proportion of
employment. This study has assessed such sites to be ‘potentially retained’ for employment
use and it is for CBMDC to determine if they wish to retain the site entirely within
employment use or retain a proportion of it via mixed used development. Any potential de-
allocation of sites in Bradford North should be carefully managed to ensure the retention of
key sites for employment uses.

8.5.3 Airedale
Shipley, Saltaire and Esholt
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Shipley is considered as a location of strategic important for the medium term as it is
dependent on release of land as a result of regeneration activities. It has experienced some
success from the developments taking place around Victoria Mills. There is the opportunity
to realise further economic benefits offered by this scheme through recycling of low quality
sites. The provision of quality employment sites in this area can be combined with additional
land released if Shipley Eastern Relief road is delivered.

Analysis shows Shipley does not have a ready supply of allocated employment land.
Therefore interventions in Shipley will require configuration and land assembly of new sites
along with resolution of land ownership issues. The focus in Shipley should be to reposition
the employment land portfolio to achieve a hub of economic activity. The study has
identified opportunities around the digital sector and the location of the Advanced Digital
Institute in Shipley; however it is important growth in the digital sector complements activity
taking place in Bingley Technology Park.

Shipley provides an opportunity for the provision of future employment land but is
dependent on the delivery of infrastructure schemes and interventions needed to bring sites
forward. It is part of two regeneration areas (Canal Road Corridor and Airedale) which
means it is likely to benefit from the market interest anticipated from the delivery of these
regeneration schemes, particularly in the medium to long terms as evidence of change is
visible.

Currently there is only a limited supply of employment land in Shipley. However transport
improvements currently under investigation may enhance the role and importance of some
of these sites (such as the land at Dock Lane).

Esholt is located on the periphery of the district and is within the Shipley catchment. It is
necessary to consider this settlement within the employment land review as it is included in
the Airedale masterplan. A brownfield site is likely to be released as a result of consolidation
of public utilities operations but it is important to note that this land is within the Green Belt
and would need to demonstrate exceptional circumstances. The study recommends that
Esholt is considered for an exemplar sustainable R&D development directed to B1 b uses.
This site could be offered as an alternative for developers interested in the site at Silsden.

Bingley

Bingley is positioned as the focus for research and development office facilities and the
centre for digital media. Bingley is a popular location for business as demonstrated by the
success of rental values and take-up at Aire Valley Business Park and modernisation of
Castlefields Industrial Estate.

Bradford Council can take advantage of the range of sites available in Bingley that are
deliverable in the short term. These can be marketed immediately and are suitable for B1 b,
B1 c and B2 uses. Therefore, Bingley should be positioned as a strategic location to meet
short term demand for employment land. Bingley’s role needs to remain as part of a wider
employment corridor within Airedale, wherein the readily developable sites within the
settlement will ensure short-term employment growth but with significant long term growth
elsewhere in Airedale.

The study recommends the LDF safeguards the sites in Bingley available for immediate
supply, particularly those located around Coolgardie farm and along the A650 corridor to
reduce the risk of competition from other uses. It is also important to have a co-ordinated
approach to employment land provision along the Airedale Corridor in order to support
complementary sectors such as the emerging digital and creative industries.

Keighley

Keighley’s current role centres on provision of low quality employments sites with an
industrial focus, particularly in the southern part of the settlement along the A629 corridor. In
the north of the settlement along the A650 corridor the established business park at
Beechcliffe performs well and is popular for B2 and B8 uses. There are also opportunities
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from the Old Gas Works being developed for employment uses, particularly as we
understand that the development of this site is to include a new road access directly from
the A650.

Looking forward, Keighley is an important strategic location for the district. It is positioned
regionally as a Principal Town and a second location for development after Bradford.
Therefore, the study recommends that the allocated sites in Keighley identified for short
term delivery should be safeguarded as strategic locations for development. Proactive
intervention is needed to enable strategic sites to come forward, positioning Keighley as a
location to meet longer term demand.

The study recommends considering the longer term strategy for Keighley in order to realise
the opportunities offered by this location. The Airedale Masterplan sets out the high level
ambitions for the town, however this study recommends producing an Area Action Plan to
plan for policy and investment interventions in order to ensure an integrated approach is
applied, reversing the current trends of ad hoc low quality employment development.

The maijority of RUDP allocated sites recommended for retention in Keighley are identified
as being deliverable in the medium to long term due to physical constraints such as access
and contamination (particularly the site at Beechcliffe). Market demand in Keighley is also
influenced by negative perceptions of the town as a location for business resulting from the
environmental quality of the existing sites.

In order to deliver employment land in Keighley it is recommended the offer is re-defined to
ensure quality development is brought forward, as the allocation of additional land on its
own will not work to reverse current trends. It is recommended to adopt a strategy to take
advantage of the opportunities for change in the employment zone along Dalton Lane
(including the Dalton Mills development).

The study recognises the approach for Keighley should be carried out over the long term
and has a number of challenges, however opportunities include considering land assembly
options within the employment zone and focusing strategic investment to raise the quality of
sites in this area. This should be combined with a strategy of enforcement, monitoring and
effective management of existing employment sites. This would enable the Dalton Lane
area to be brought forward to meet long term demand for B2 and small scale B8 uses.

The study recommends a strategy of managed decline for the employment sites located in
the south of Keighley and a shift in focus to position the employment offer around the A650
and Dalton Lane area.

Steeton and Silsden

These settlements are facing continued pressure from developers to release greenfield land
for housing and employment. Due to the peripheral location of these settlements within the
district and their environmental context, there is political sensitivity around promoting these
towns as significant locations for development.

The study recommends the LDF should support effective management of existing
employment sites to encourage continued high quality B1c and B2 uses. The potential
expansion land in Silsden located to the south of the business park is attractive and
deliverable from a market perspective and has been popular for business starter units. New
developments undertaken on the business park have been successful in letting / sale.
However, this is a significant greenfield site and it is important any development
complements the employment land offer in the strategic settlements of Bingley and Keighley
located at the heart of the Airedale corridor. Such issues are to be weighed up as part of the
consideration of this site for both employment and residential use in the preparation of the
Site Allocations DPD.
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8.5.4 Wharfedale
likley and Burley in Wharfedale

likley is a popular commuter settlement and faces competition from future demands for
housing; however llkley should be positioned as a sustainable settlement to achieve a
balance between the demand for housing land and provision of employment land. There is
currently one RUDP allocated site located along the A65.

Analysis has highlighted that the resident population includes managers and owners of
business located in Airedale. This has resulted in a strong relationship between llkley and
Bingley, Steeton and Silsden. The study has identified future demand for local small
business units to meet the requirements of entrepreneurs located in Wharfdale.

RDUP allocated employment sites should be retained at least in part for employment uses
and focus on delivery of high quality, small to medium sized space, attractive to high value,
fast growing firms. The study recommends LDF policy safeguards employment sites in llkley
and directs uses to cater for innovation, entrepreneurship and new start-up space with small
scale B1a and b uses. It suggests these employment sites could be developed through
mixed use schemes to enable leverage from other uses to deliver high quality employment
space.

8.5.5 Rural West Bradford
Howarth and Queensbury

The review recognises the role these small peripheral sites play in meeting local needs and
supporting rural diversification. The study recommends their continued allocation as
employment sites to support historic business uses.
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8.6 Settlement Strategy Summary

Bradford City Centre Primary location for significant office development and will Zoning of employment areas within the four regeneration areas and allocation of the
meet a significant proportion of the projected B1 office Business Forest as a strategic employment area.
demand. This is dependent on delivery of the regeneration
proposals.

Bradford South M606 corridor as a key location to meet projected B2 and Identification of additional land to accommodate expansion of the M606 corridor

B8 demand, however available land is in high demand which employment area. This may need to be greenfield land in close proximity
reduces the pipeline supply

Bradford West The allocated sites should continue to meet local market No intervention needed.
demand

Bradford North Potential for employment sites along Canal Road Corridor to  Direct B2 uses to Bowling Back Lane and put in place management and enforcement
meet a range of employment uses interventions. Some demand can be met through intensification and better use of the
Consolidation and intervention to ensure Bowling Back Lane existing sites, and recycling of outdated stock and premises.
is a quality location for B2 uses Evaluate Canal Road as a location for wider employment uses.

Safeguard the RUDP allocated site adjacent to Morrisons head quarters.

Shipley The release of sites to meet B1 and B2 demand is Identify potential sites that could come forward in the medium term if the Eastern
dependent on the delivery of interventions such as Shipley Relief Road is implemented.
Eastern Relief Road

Bingley Strategic sites available for immediate delivery will re- Safeguard the RUDP allocated sites recommended for retention and short term
enforce Bingley’s role as a centre for digital industry and deliverability as sites for employment use.
R&D.
Keighley Focus on assembling sites around the A650 corridor and the Safeguard RUDP sites identified for delivery in the short term, particularly those
Dalton Lane area to the north of Keighley. These sites are located in north Keighley.
best suited for B2 and B8 uses. Prepare an Area Action Plan and co-ordinate intervention to enable sites to come
The remainder of the portfolio in Keighley should be forward in Dalton Lane.
assessed on a site by site basis. Develop a long term strategy to unlock sites in Keighley and deliver change.
Steeton and Silsden Manage and maintain the existing business parks which are  Large areas of land proposed for development in the draft RUDP were removed by
performing well. the Inspector at Inquiry. Review these sites for potential use as part of the
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preparation of the Site Allocations DPD.

likley Prioritise employment sites in llkely (including RUDP Safeguard the RUDP allocated site for employment uses and prioritise office / small
allocated and windfall sites) for use as small business and business uses on this site.
live/work units. If change of use or redevelopment is sought for sites in existing employment use we

recommend BMBC seek to retain a proportion of the site (or proposed floorspace) for
employment uses. An appropriate proportion may be in the region of 50 - 60%.

Rural West Bradford Existing sites support local needs and rural diversification. No intervention needed but direct uses seeking significant space requirements to
Airedale or Bradford urban area.
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9 A Route To Achieving Change In Bradford District

9.1 Introduction

The delivery of a flexible, high quality supply of employment land in the right locations, as
recommended in Section 8, needs to be supported by a number of policy and physical
interventions to enable this to happen successfully. This section outlines some of the
interventions required for both how the LDF tackles the implications of this report and how
those managing the delivery of the district’s regeneration proposals consider the
implications of this report.

9.2 Recommended approach for the LDF

This study has identified a need for between 145 ha and 214ha of employment land, which
takes into account the demands and requirements of the City Centre, Canal Road Corridor,
Manningham and Airedale regeneration proposals.

The current RUDP allocated supply of employment land is distributed throughout the district
and there are issues regarding deliverability of the remaining supply. This study
recommends the retention of 129 ha of the current RUDP supply, of which 68% is
deliverable in the short term.

The study has also identified the sectors which require additional land and provides a strong
steer relating to the location of this land in order to meet market demand, regeneration
objectives and align with the regional and emerging LDF settlement strategy for the district.

The analysis shows that if the LDF plans for a flexible supply of employment land then it
needs to identify other sources of supply in addition to those recommended for retention
from the RUDP allocated sites, and the windfall or recycling of existing land and sites
planned for employment through the regeneration proposals.

The settlement strategy and market analysis review also highlights the need to manage a
shift in the existing employment land portfolio. As a result, the study recommends the de-
allocation of 7.59ha of land from the current RUDP portfolio. The majority of this from
allocations located in and around Shipley.

The recommendation to plan for a flexible supply of land to allow for margin of choice,
combined with the recommended de-allocation of employment land means the LDF will
need to identify around 50 ha of new employment sites. This supply could either originate
from RUDP allocated sites identified for potential retention, and the wider portfolio of sites
examined as part of this study and identified as suitable for employment uses.

The challenge for the LDF is to locate this additional supply in locations to meet market
demand in order to support economic growth in the district. The study has highlighted that
demand for B1 office uses will be mainly accommodated on windfall land identified by
regeneration proposals so will not need new land allocated. In any event B1a uses are less
land hungry. The study has also highlighted the additional demand is likely to originate from
B2 or B8 uses and more land is required to accommodate these uses.

In order to provide a flexible and varied supply the LDF will need to allocate a combination
of large and smaller sites. The settlement strategy identifies the appropriate location for
pipeline supply of larger sites is on Greenfield land located around the M606 corridor. This is
in order to meet market demand for the provision of larger floorplates to support regionally
significant B2 and B8 uses. The other location for the provision of smaller sites is Keighley.
This will continue to support market demand for locally significant B2 and B8 uses requiring
smaller floorplates.

The implications of this approach are managing the competing demand for uses around the
M606 corridor. This requires the LDF to identify and safeguard new sites for future
employment uses of strategic significance. This approach also requires significant
intervention in Keighley with the LDF including a Keighley Area Action Plan to develop an
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integrated approach to unlock and bring sites forward for development. In addition the LDF
will need to manage the release of sites around Shipley and manage land assembly options
to support the continued regeneration of Airedale corridor.

9.2.1 Monitoring Stock and Land Take Up

In order to add value to Bradford’s existing monitoring system, it would be useful to track the
take-up of employment sites by Use Class sector on an annual basis. This will enable the
district to track changes in the economy based on demands from different Use Classes.

It is also important that any monitoring is assessed against revised REM data for full time
employment forecasts in Bradford District. As Section 7 details, there are likely to be further
additions to projected employment numbers as a result of the inclusion of migrant labour
force data into the Experian model.

9.3 Implications for the District’s Regeneration Schemes

9.3.1 Introduction

The availability of suitable, high quality sites to meet the requirements of the regions priority
growth clusters is dependent on the delivery of the districts main regeneration schemes.
The study highlights the importance of BCR and Airedale Partnership proposals in bringing
forward supply of high quality office space in the City Centre and along the Airedale corridor.

Airedale and the city centre have different but complementary roles. The key priority is to re-
position Bradford’s economy by bringing forward a new city centre offer to enable Bradford
to meet its potential as a key Regional City. It is important that what happens in Airedale
fulfils a distinct role by focusing on the Digital Cluster and R&D activities, and should not
impair the delivery of the city centre aspirations.

The interventions needed to ensure the successful delivery of these proposals are
summarised below.

9.3.2 City Centre

The proposals for city centre regeneration and supply of office space are reliant on land
assembly and resolution of land ownership issues. The LDF can support BCR by
safeguarding and identifying suitable locations for employment use in the City Centre. In
addition the LDF will need to adopt a sufficiently flexible approach to enable BCR to bring
this land forward for other uses if required.

9.3.3 Canal Road Corridor (including Manningham)

The challenge for the Canal Road Corridor Area Action Plan is to resolve a number of
competing interests and define a clear role for the regeneration area. The corridor is already
the location of a successful number of businesses in Bradford and this employment role
could be retained following the regeneration of the area. The Area Action Plan will need to
consider what the appropriate mix of uses is in order to meet the varied interests from
regional and local stakeholders.

9.3.4 Airedale

The recommended approach for Airedale is to phase and prioritise development, focusing
on Bingley to deliver ‘quick wins’ and then prioritising interventions for Shipley and Keighley
to deliver medium and long term change respectively. It is important to consider the
relationship between these three settlements and manage Airedale as a whole. There is
also the opportunity to build on the high level ambitions set out in the Airedale masterplan,
through the preparation of specific Area Action Plans for Shipley and Keighley. This will
inform the co-ordination and prioritisation of interventions to manage the shift in Shipley and
Keighley's employment land portfolio.
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C1

Method Used to Model Employment Land Projections

C1.1 Introduction

Economic projections are a tool for understanding how the roles of different economic
sectors may change over time. The value of economic projections is derived from what they
suggests may occur and how this is debated and acted upon.

From an employment land review perspective, the government guidance suggests applying
a number of assumptions to projection models to understand what this may mean in terms
of land requirements. This appendix provides further details of how we approached the
technical aspects of the employment land review.

C1.2 Historic Trends Analysis

Data from two widely respected sources can be used in the historic trends analysis. In each
case the data are provided or are converted into Employment (B) use classes and sub
classes (or hereditaments). However, this is dependent on the format in which the source
data is provided so assumptions and limitations are documented alongside each
methodology.

Employment Land Monitoring Returns

Records of Bradford’s annual average take up rates of employment land were examined
with the data recorded as gross figure. These records represent a continuous flow of land
that is allocated and being taken up for development. Based on the assumption that similar
take up rates might be expected for the future, the local summations of the historic take up
rates can be factored up to provide a forecast of the total amount of employment land likely
to be required by the market in the period 2006-2021. The resultant figure represents the
gross employment land forecast. It is important to note that this does not take into account
any losses through redevelopment for other uses such as housing.

Commercial and Industrial Floorspace and Rateable Value Statistics

Commercial and Industrial Floorspace and Rateable Value Statistics are based on Valuation
Office Agency data to produce statistics on floorspace and rateable values for non-
domestic properties in England and Wales, and provides data on the total stock of
floorspace, by office, industrial and warehousing type, down to MD level for the years 1998-
2005. ODPM states in ‘Commercial and Industrial Floorspace and Rateable Value Statistics
1998-2004 (2005)’ that an approximation to the main groups of use classes may be taken
directly from the bulk classes. Thatis:

* B1 - Offices
* B2 - Factories
* B8 — Warehouses

ODPM acknowledge that there are some weakness to this approach as many B1(b) and
B1(c) hereditaments have been valued as factories as:

‘Currently it is not possible to identify these with sufficient reliability to consider defining the
B1 use class more precisely for the floorspace statistic...For some hereditaments this
assignment of use classes is a rather uncertain process because it is not always clear from
the data for a hereditament what it's use class should be, or because the premises
combines activities from different use classes. Furthermore, there is a somewhat arbitrary
distinction between some use classes, such as A2 and B1(a). It is not currently possible to
separate B1(a), B1(b) and B1(c) in the VOA data’.

Consequently, care should be taken when directly comparing the VOA data with
Employment Land Monitoring Returns and the quantitative projections based on the
Yorkshire Futures Econometric Model data, as these other methodologies have
incorporated B1b statistics with the B1 office data, rather than with the B1c and B2 data.
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The floorspace statistics can be extrapolated up to 2021 scenarios, based on the average
annual incremental increases between 1998 and 2004. As the area measurement
conventions used for the Valuation Office Agency data differ slightly from those used in the
quantitative assessment, it is necessary to convert net to gross floorspace (or vice versa).
The ratios used are similar to those reported in English Partnerships Employment Densities:
A Full Guide (2001), and the ODPM’s Employment Land Reviews: Guidance Note. The
robustness of these statistics is compromised somewhat by the short preceding time period
upon which the trends are based (comparable data is only available for 1998-2004). The
resultant employment land scenarios represent net change in employment land demand.

Given that the ODPM data are only based on seven survey years, this increases the
potential for inaccurate projections at a fine-grain geographical level. This is because
projections at a District level have the potential to reflect one-off developments or
uncharacteristic trends which could have a significant impact on the subsequent projections

C1.3 Quantitative employment projections using the Regional
Econometric Model

C1.3.1 Introduction

In the case of all economic projections models, their results are not really a prediction, nor
really a forecast but a guide to how the future trajectory of the economy may look. The
Regional Econometric Model (REM) is an industry growth model developed by Yorkshire
Forward and Experian Business Strategies Ltd in 2001. It provides historic data and
forecasts on 30 industry sectors between 1986 and 2016. Essentially this model works out
historical relationships in economies makes assumptions about the future and then projects
the relationships forward. So, while very sophisticated, it becomes less accurate the further
forward the projection period and the smaller the locality being modelled.

Scenarios generated using REM have been used to inform the development of the Regional
Spatial Strategy and the Regional Economic Strategy. It has also been used to inform the
City Region Development Programmes for Leeds, Hull and the Humber and Sheffield City
Regions.

The output of REM is in Full Time Equivalent Jobs (FTE) and it is updated bi-annually. This
provides the opportunity to continually develop and improve the model. The econometric
projections can be used to generate a number of scenarios. These scenarios can either be
strategy based or scheme / aspiration led. Strategy based scenarios retain some links with
what may be happening in the economy where as scheme or aspirational scenarios are
developed to highlight what could be delivered and are therefore inherently reliant on the
success of such schemes or projects. Aspirational scenarios have been developed to
understand the implications of a range of regeneration and delivery schemes in the city.
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Figure C1 Generating the employment land demand model using REM
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C1.3.2 Yorkshire and Humber Regional Econometric Model Scenarios

The primary data source for the quantitative assessment is the Regional Econometric
Model. This consists of an Access database using data on historical employment, output,
productivity, population estimates and forecasts and other labour market information to test
employment impact scenarios against a baseline dataset.

The Update of Job Growth and Employment Land Figures in the draft RSS for Yorkshire
and Humber (following recommendations of the Examination in Public Panel Report)
generated two additional scenarios to the strategy based scenarios used for the draft RSS.
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The economic modelling that underpins this work uses the Regional Economic Model (2006)
generated from the Experian Business Strategies Spring 2006-based regional forecasts.
The two scenarios generated are:

e Scenario A (updated): Long Term Trend This reflects longer-term structural trends, and
assumes that they will continue. Specifically, it assumes the relative performance seen
over the last two decades will largely continue by sector. This scenario is the policy
neutral, or base output of the regional econometric model.

« Unconstrained growth (Scenario D): This is based on Yorkshire Forwards City Region
modelling work and factors in employment growth from over 250 transformational
projects (with planning permission & approvals) across the region. Scenario D also
assumes that existing activity on the ground will perform as planned. This option
represents the best case as it assumes transformational growth will be realised. It does
not factor discounting for regional labour market churn and sectoral displacement.

In addition to using the unconstrained growth scenario, Arup used further information from
the Yorkshire Forward to model a constrained growth scenario. This was calculated as
follows:

« Constrained growth scenario: This is based on Yorkshire Forwards City Region
modelling work and includes employment growth from the transformational projects
across the region. This option factors in a 32% adjustment to discount for regional
labour market churn and sectoral displacement. The 32% adjustment is derived from the
average adjustment applied by Yorkshire Forward for employment projections used for
City Region modelling.

The unconstrained and constrained growth scenarios output an upper and lower level
forecast data up to 2016 providing a range of parameters in which to understand Bradford
districts employment forecasts and predicted employment land requirements. It should be
noted that these are scenarios for regional economic prospects and as scenarios they
should not be taken as predictors of what will happen.

C1.3.3 Translating the employment scenarios to land requirements

From an employment land review perspective, econometric models are a useful tool to
understand what future land requirements might be. Assumptions can be applied to the
projections to achieve a land requirement. There is no definitive set of assumptions and
these are often based on best practice (particularly for plot ratios). There is a general view
however, that such assumptions can help to ‘localise’ the econometric projections as they
can be selected to align with the known position on the ground.

The employment projections produced by the Regional Econometric Model were translated
into employment land scenarios for Bradford MDC through the application of employment
densities, plot ratios and vacancy rates. The difference between the current and future
employment land scenarios represents the net change of employment land that should be
planned for over the plan period. A rough approximation of gross change can be calculated
through an allowance for a margin of choice and leakage.

More specifically, translating employment projections into land requirements is primarily
achieved by interpreting the Standard Industrial Classification (SIC) employment sectors
into Use Classes (as defined by the Town and Country Planning [Use Classes] Order 2005),
and then translating the employment figures up by factoring in employment density
calculations.

This is by no means an exact science; there are very few detailed studies that have
attempted a definitive split of SIC categories into the respective Use Classes, and there is
little in the way of empirical evidence to support their resultant scenarios. There are
inherent assumptions and limitations with this approach. For example, it does not reflect that
job losses from a continuing business would not result in the release of land. Nonetheless,
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this is the most robust existing method of translating employee numbers into employment
land requirements and it provides useful evidence of employment trends.

Calculation of Employment by Industrial Sector:

The outputs of the REM were broken down for Bradford MDC by industrial sector, an
approximation of the Standard Industrial Classifications Level 2 (using definitions based
upon the 57 SIC2 division codes, aggregated down to from 30 distinct categories).

C1.3.4 Conversion of Industrial Sector to Use Class and Gross Employment Land
Requirements

Steps A to E set out the method for how industrial sector data is converted into employment

use classes and gross employment land requirements.

Step A Conversion of SIC2 to B1 Use Class

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

i. Banking and Insurance;

ii. Business Services;

iii.Other Financial and Business Services.

Step B Conversion of SIC2 to B2 and B8 Use Classes

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

Consequently, a separate assessment was made of the ABI 2004 base data, to determine
the proportion of people employed in Bradford District for each industrial classification down
to SIC Level 4. A judgement was then made as to the representation of each SIC4 class in
the outputs of the Econometric Model. For example, in their 2004 report, the GLA
recommended that the ‘Post and Courier Activities’ category should be included in the
overall B8 Storage and Distribution figure, as it is generally warehouse based. However, at
SIC2 level, it is included within the figure for ‘Communications’.

A methodology has not been developed to date which is able to assign the SIC data
accurately to the UCO hereditaments. Therefore it is difficult to separate with confidence
B1a and B1b uses, and B1c and B2 uses

Step C Employment Densities

The following ratios were applied to the employment scenarios for Bradford District:
« Business/ Office: 19 square metres per worker (gross internal floorspace);

o Industrial: 34 square metres per worker (gross internal floorspace);

« Storage or Distribution: 50 square metres (gross external floorspace).

The employment densities quoted equate to the recommended densities in the English
Partnerships guidance for ‘general purpose built offices’, ‘general industrial buildings’ and
‘general warehousing’ respectively. The figure for offices is broadly consistent with the
ratios used in other comparable studies including the 2005 Yorkshire and Humber Assembly
Employment Land Modelling work.

Step D Plot Ratios
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It is usual to apply a standard plot ratio of 0.40 (or 40%) to the employment land scenarios
for the office, industrial and storage or distribution uses. This assumes that a building
occupies 40% of the total plot of employment land, with the rest given over to car parking,
landscaping and other ancillary uses. Such an assumption accords with the figures
referenced in the 2004 ODPM Guidance and also the figure used in the NWRA and East
Midlands Studies for industrial and office based jobs, and is only slightly lower than the 0.45
central ratio figure used to calculate higher density industrial space in the GLA 2004 study.

However, this plot ratio should be used with caution; the Greater London Authority’s 2002
study reports that office plot ratios in particular will vary widely, depending on the number of
storeys and the extent of landscaping and car parking. ‘Common observation indicates that
high-density town centre offices can have plot ratios of 100% or more, while ratios in
business parks are typically 25-30%’.

Therefore, the office plot ratios applied for Bradford District were calculated at 73% to reflect
the increased focused on higher density city centre office development.

Step E Vacancy Rates
Existing Vacancy Rates:

As the scenarios for employment floorspace calculated via steps A to D take no account of
vacant land, this has to be calculated separately. The ODPM’s Commercial and Industrial
Property Vacancy Statistics: England 2001/02 to 2003/04 was used to provide standard
employment densities for Bradford District. The percentages relating to vacancy rates can
be applied to the employee-based floorspace figures for 2006, to present a projection of the
existing situation.

‘Ideal’ Vacancy Rates:

In order to calculate a future vacancy rate for the employment land scenarios, it is
necessary to make certain assumptions regarding the ‘ideal’ future scenario Bradford
District should be aspiring towards. There will always need to be a proportion of vacant land
in order to allow for the smooth operation of the market. However, high B1 vacancy rates
are undesirable in the long term, raising the question of whether we should be planning to
provide new tracts of employment land if there is already a substantial amount of land that is
lying under-utilised.

The Greater London Authority’s 2004 study reported that although there was no rigorous
measure of what a desirable level of vacant land should be, the current estimate of 15% in
London could be reduced to 10% without adversely impacting on the industrial and
warehousing sectors in the capital. The report states: ‘The latter element is largely a matter
of judgment, as no hard data are available to help estimate what a healthy vacancy rate
would be. We do know, however, that this ‘natural rate’ depends on the turnaround time
required for vacant or derelict industrial/warehousing sites to be redeveloped for a new
generation of space. The longer the turnaround time, the higher the desirable vacancy rate
and the less the amount available for release’ (p.111).

Consequently, the study not only planned for a reduction in occupied land because of
continuing industrial decline, but also for a fall in the existing total of vacant land to bring it in
line with the minimum required for proper operation on the market.

The Hertfordshire Employment Land Study (2002) used an overall figure of 5% for B1, B2
and B8 land as a desirable target.

There are acknowledged limitations with using an jobs growth based econometric model to
calculate employment land projections as some sectors of the economy may be growing in
output terms and require land, but will not be jobs intensive and therefore not ‘recognised’
by the resultant land projection. This has been accommodated in the report by highlighting
which sectors of the economy are projected to grow outside of those employment sectors
classed within the Use Classes (as defined by the Town and Country Planning [Use
Classes] Order 2005).
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C1.3.5 Future updates to the Regional Econometric Model

Experian and Yorkshire Forward have recently issued 2007 base data for REM. For the first
time the model factors in ABI data. REM still does not use ONS population data, but an
update due in early 2008 is due to factor in migrancy data which will aid its robustness. It is
understood from Yorkshire Forward that the inclusion of migrancy data in the REM will result
in positive increases in FTE projections for Bradford District. Therefore, the report advises
that the REM outputs are continually reviewed against the employment land projections as
part of the monitoring process to ensure the jobs growth trends and employment land
projections align.
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D1

Site Assessment Approach and Criteria

D1.1 Introduction

This Appendix details our approach to the site assessment carried out as part of the
employment land review process. CBMDC requested that the study examined the suitability
of extant RUDP allocations and also a ‘potential reserve supply’ which included sites
considered when drafting the RUDP (but did not get progressed as allocated sites) and
known windfall sites.

The assessment was conducted over two stages. The first stage was a desktop assessment
to identify which sites should be considered for a detailed site based review. The second
stage involved Arup and DTZ visiting each site in Bradford district identified through the
desktop assessment, and conducting a detailed assessment against the site assessment
criteria detailed in Section D1.4 below.

The final results presented are a combination of both review stages.

D1.2 Initial Desktop Assessment

The initial desk top assessment was used to identify sites which may potentially perform
well for employment uses and to help determine which sites warranted a more detailed
assessment. The initial site assessment used a weighted appraisal system against the
criteria highlighted below. However it is important to note that Arup and DTZ decided that on
completion of the desktop assessment all sites should be examined in detail so the final

D1.3 Site Selection Categories

D1.3.1 Site Location

The site location and CBMDC reference were included within the exercise for ease of
reference with the existing monitoring information and criteria provided by CBMDC. The
sites were also categorised by settlement, which allows the worst and best performing sites
to be analysed by location. The location categories also incorporated an assessment of
whether the site is adjacent to the Green Belt, Area of Outstanding Natural Beauty or any
other environmental designation using the UDP Proposals map.

Current land use has been assessed in terms of whether a site is Greenfield, Brownfield or
an infill site. Brownfield land clearly being the most desirable and conversely Greenfield land
being the least desirable.

D1.3.2 Flood Risk

Flood risk designations follow the Environment Agency flood risk maps and criteria, It was
noted whether areas were within a low risk (EA Zone 3), medium risk (EA Zone 2) or high
risk (EA Zone 1) of flooding.

D1.3.3 Relevant Planning History

This criteria relates to any planning history relating to the use of the site for employment
generating uses, and seeks to analyse whether the site has any (recent) development
interest for which permission has been granted, or whether an application is currently
pending. It is split into three designations:

« Extant Consent;
o Expired Consent;
e Pending; and

« No History.

The data provided by CBMDC was cross referenced with the Council’s Public Access
Information to ensure a full history was provided.
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D1.3.4 Site Access

This category looks at the road classification of the access to the site, using the Ordnance
Survey Maps and aerial photographs to consider the most likely siting for the access. The
designations follow the road classification hierarchy, with the higher classified roads
providing better quality access and therefore likely to be more attractive for potential
occupants:

« Class A road access;
« Class B road access; and
« Class C/Unclassified Road access.

D1.3.5 Transportation Links

This category consists of four sub-categories: Air, Rail, Bus and Road. Transport is an
important indicator for attractiveness of a site, with existing transport links affecting both
potential commuting to sites and delivery/shipping of goods.

The Air category relates to proximity to Leeds Bradford International Airport:
e 0-5miles;

e 6-10 miles; and

e« 11-20 miles.

Rail is related to the proximity of the site to an existing rail station and has a smaller radius
as predominantly considers the potential for walking from the station to the site.

« Asite is rated excellent if it is within a mile of an existing station,
¢ Good (within two miles) and
« Poor if over 2 miles from a station.

The bus category also uses similar criteria in relation to proximity to a bus station, rather
than individual bus stops to reflect the potential for commuting by bus.

o Excellent = within half a mile
« Good = half a mile to a mile
e« Poor =over a mile

The road category is assessed by proximity to an existing Major A-Road/Motorway Junction,
and is assessed using existing maps and a consideration as to the ease of access to the A-

Road from the site. It is again rated as excellent, good or poor utilising the same method as

the other categories.

D1.3.6 Market and Viability
Four sub-categories have been utilised to provide an indicator of the marketability of a site:
site size; availability; market significance; and marketability.

Size of site reflects the quantum of floorspace which could ultimately be delivered at each
site.

o Greater than 40 acres;

o Greater than 20 acres;

e Greater than 10 acres;

e Greater than 5 acres; and
e Less than 5 acres.

Availability is categorised by short, medium and long term, with the availability of the site
impacting on the marketability to potential tenants.
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Market Significance reflects the significance of each site in terms of what could ultimately be
delivered on the site and how this may relate to other existing or proposed provision in the
immediate locality.

e Local;
e Regional;
« National.

Marketability provides an indication of each sites' ability to attract potential tenants / freehold
owners (and thus provides an indication of likely end value).

e« Class A, excellent;
o Class B, fair; and
e Class C, poor.

This assessment provides an overall view of the marketability of a site, as demonstrated by
the larger sites with a greater market significance having a wider scope of potential
occupants.

D1.3.7 Other Categories
The selection acknowledges if sites are located within the Bradford Centre Regeneration
Area and Airedale Masterplan area, reflecting the impetus in developing these areas.

D1.4 Site Assessment Criteria

Initial indicators from the desktop analysis were used as a key tool in assessing the sites
and their potential. The following criteria were taken from the desktop analysis and used to
assess each site visited in Bradford District.

Site Reference

Cover — Indicative of how easily developable a site would be, any potential constraints
e Mature Screening

o Grassland

e Useable Buildings

o Derelict Buildings

e Vacant

Topography — Any natural constraints to development

e Predominantly Flat

« Slight Gradient (Unlikely to inhibit development)

» Steep Gradient (Likely to inhibit development/access)

Local Facilities — Whether any complimentary facilities which would enhance the
attractiveness of the area for potential occupants/employees

o Retail/Restaurant
« Rail Station

o Bus Stops

« Public Parking

o Cycle Provision
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Surrounding Area Condition
e Excellent

« Good

e Poor

Access Suitability — Potential for access and where most likely to be taken from
o Excellent

« Good

e Poor

Road Network

« Congested

« Free flowing

Surrounding Uses (Category for each N, E, S & W) — Used to inform type of employment
uses which may be acceptable i.e. B1 only in primarily residential areas, B2/B8 in vicinity of
other similar uses

« Residential Vacant

+ Residential Occupied

« Business Office Vacant

« Business Office Occupied

« Business General Industrial Vacant

« Business General Industrial Occupied
« Business Storage Vacant

« Business Storage Occupied

¢ Retail Vacant

¢ Retail Occupied

« Open Countryside

« Road Frontage

Other Information

(DTZ) Qualitative site specific appraisal to give an overall view of the site

D1.5 Site Assessment Results

The results of the desktop and site assessment stages were aligned to form a final site
assessment which provides a comprehensive review of every site.

A view was taken as to whether the sites would be available short, medium or long term for
employment uses, with a gradation of the colouring utilised to show the availability i.e. the
lighter colours indicating sites deliverability in the longer term. The gradation gives an
indication as to the market readiness of the supply, with comments also supplied as to any
potential issues which would need to be overcome as part of the development.

Sites were categorised into retain or re-allocate, potentially retain and deallocate/do not
reallocate, using a traffic light system indicate the recommendation. Eg, retain = green,
potentially retain = yellow/amber, deallocate =red.
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BINGLEY,
CULLINGWORTH &

WILSDEN
e Informatio onmenta e Accessib e Asse e arket Vie
BMDC Ref Site Address Settlement Size (Ha) |S/M/L Term Regen Area  [UDP Status  |Planning [Current  |Adj. Green|Location |Adj. AONB|Adj. Other Flood Site Air Rail Bus Road Access Road Cover Topography [Local Surrounding  [Surrounding [Surrounding |Surrounding |Surrounding [Otherinformation Market Marketability [DTZ Comments
History Land Use |Belt Environmental |Risk Access Suitability |Network Facilities [Area Uses North  |Uses East Uses South  |Uses West Significance
Designation (Condition
0 o Road, B B 0.92 Short Te Allocate one eenfield o a 06-10 ellent  Poo ood oca e site fo pansion of the employment provision already provided
a at Jo ould be retained a e would a ate
e emand to come from local businesse e me o long te
0 00 Bingley Auctio e Bingle: 6 Short Te Allocate one Brownfield ass B e A 06-10 ellent  Poo elle elle ee Derel Predominant! Ra 00 Residel Busine: Road ail to ea o ass B e (or combination of sites) fol art of the Bingley Technology Park and
o Build a atio Occupie ene ontage ovide o or the delivery of a antial amount o
onsidered togethe B dustria o edb o ation over time in Bingle en the amount of acco o
g e op 0 ed activel eted ese sites could deliver and the pro 0 good roa ess we would
expect demand ocation to be reaso ong
e aatal= e
0 00 oolgardie, Keighley Road 80 Short Te Allocate Pending ass B e A 06-10 ellent  Pool ellel astlefields/bingle
0 00 and e Airedale Route ossfla 05 Short Te Allocate ed  Brownfield ass B g A 06-10 Poo Poo elle o ass B
ossflal onsel
[E/SH/02/0004/00 Castlefields Lane, Crossflatts Crossflats. 0.59|Medium Term Dependant on Access Issues Allocated Pending |Greenfield [N Class B [N N Medium [Class 06-10 |Good Poor Excellent [Poor Free Mature i I|Railway |Good Business Business Residential |Business infill for castlefields - |Local Class B \Whilst this site is located close to the existing provision at Castlefields Ind Estate,
C/Unclass Flowing  [Screening |y Flat Station; General General [Occupied; General neighbouring niche there is no direct access from the existing estate with access currently only
ified Industrial Industrial Business Industrial industrial uses eg car available along Castlefields Lane which is residential in nature. Should access be
(Occupied; Occupied; General Occupied; [restoration possible via Castlefields Industrial Estate this site should be retained although this
Industrial partially forms parking requires further investigation.
[Occupied; area for neighbouring
Road units.
Frontage;
E/SHI03/0003/00 Mannywells Quarry Cullignworth 4.28|Medium Term [Allocated Quarrying site - access [The existing industrial estate is very poor quality with a number of buildings being close
restricted to the end of their useful economic life and others in a poor state of repair. It is
questionable whether more employment land i required at this location or whether local
[demand can be satisfied through recycling of existing land through the redevelopment /
refurbishment of existing stock.
E/SHI03/0004/00 Mannywells Quarry, Manywells Brow_|Cullingworth 0.94[Medium Term Allocated Free Usable [Shight Retal/ _ |Poor Poor Business, Business Business _|viaduct to north [The existing industrial estate is very poor quality with a number of buildings being close
Flowing Buildings  |Gradient Restaurant General General General to the end of their useful economic life and others in a poor state of repair. It is
(Unlikelyto  |; Industrial Industrial Industrial i whether more land is required at this location or whether local
inhibit Occupied;  |Occupied;  |Occupied; demand can be satisfied through recycling of existing land through the redevelopment /
development) refurbishment of existing stock.
E/SH/03/0005/00 Main Street, Lingbob Wilsden 0.62|Long Term Excellent [Free Usable i il / Excellent identi: Road identi: care home to east | This site consists of an open scrub land site adjacent to an old mill building currently
Potential Reserve (source: sites dealocated through UDP review process and windfalls)
E/SH/02/0003/00 Land South of Ferncliffe Road 0.94|Long Term for Employment Use Deallocated [Expired |Greenfield [N Class C |N \ Low Class 06-10 |Excellent [Poor Excellent Site recommended for|Local Class C
Consent C/Unclass deallocation
ified
Total UDP supply in 13.96)
Igngley (ha)
Retain (Green) ST 7.53
Retain (Green) MT
Retain (Green) LT o
Potential (Yellow) MT 5.81]
Deallocate (Red) LT 0.62]
Potential Reserve (ha) 0.94)
Retain (Green) 0]
Potential (Yellow) 0l
Deallocate (Red) 0.94]




KEIGHLEY

Site Information Environmental Isssues Accessibility Site Assessmen Market View
Site Address Size (Ha) [Availability Regen Area |UDP Status. ing [Current Land Use  [Ad). Green Belt [Location [Ad). [Adj. Other [Flood Risk i [Road ing [Surrounding [Surrounding [Surrounding [Other Information Market Marketability  [DTZ Comments
istory Environmental Network iliti Area Uses Uses East  [Uses South [Uses West significance

Bradford Road, Crossflats Keighley. 3.19 Short Term Airedale Allocated None: Greenfield ClassA  06-10 Poor Excellent  Excellent  Free Grassland  Predominantly Retail / Excellent Retail Occupied; Road Road Open Class B This site forms the comer of a site partially developed out and occupied by Aerovac and Premier Travel Inn. The
Flowing Flat Restaurant; Frontage; Frontage;  Countryside; good potential site has good profile and excellent access to the A650 and should be retained for development. We would
anticipate demand to be good at this location and high quality development should be encouraged.
Adj Nelson Works, Keighley 1.85 Short Term Airedale Allocated Extant Class C 06-10 Good Good Free Grassland  Predominantly Retail / Residential  Business to south business not clear if This site has been partially developed in recent years to a good standard and the remainder of the site should
Flat Restaurant; Occupied; Storage occupied be developed out in a similar way. We would anticipate that units of a similar style and quality would be equally
Bus Stops; Business Occupied; west rail then car park and as popular as those previously delivered.

Class
consent Clunclassifi Flowing
ed

ne part dev - appears will be
Occupied; phase 2 units on remainder v
likely to be developed

E/KY/14/0005/00 X 0.28 Short Term Allocated Extant  Brownfield Class 06-10 Good Excellent Local This site located adjacent to the former gas works site on Airedale Street, close to the junction of the AB50. We
consent ClUnclassifi understand that this site is currently being marketed for development. Access is currently through the existing
ed industrial estate which is not ideal in terms of marketability due to the poor gateway, however the site does have
prominence from the main road and we would anticipate demand to be good.

Aire Valley Road, Worth Village Keighley 0.68 Short Term Airedale Allocated Extant  Brownfield Class 06-10 Good Excellent  Excellent  Free Derelict  Predominantly Retail / Road Frontage; Open Business  pp grantee for redev likely to This site located adjacent to the former gas works site on Airedale Street, close to the junction of the A650. We
consent Clunclassifi Flowing  Buildings ~ Flat Restaurant; Countryside; General commence soon s site is currently being marketed for development. Access is currently through the existing
ed Bus Stops; Industrial which is not ideal in terms of marketabilty due to the poor gateway, however the site does have
Occupied;  contaminated prominence from the main road and we would anticipate demand to be good.

site access restricted rail to
south

[Adj Cemetery, Beechcliffe Keighley 54]Long Term, issues of access and remediation [Airedale (Allocated Excellent |Excellent ad Business  [Residential [road to east- link under road to |Local The site occupies a prominent location immediately adjacent to the A629 although is currently hampered by a

Matre || Ro:
Screening Frontage; General Occupied;  |wider beechclife: lack of access. The site should be retained although further work is recommended to assess the viability of

(Unlikely to industrial east at flood risk | delivering proper access to open up the site for development. Should this be possible, the site is likely to attract
inhibit Occupied;  [General contaminated potential interest from developers due to its prominence and proximity to the main road network.
development) industrial  [fytip siter
Occupied;  [potential waste site but mindful
of resi over railline an
cemetery -

etery
cemetery to north, beechclife tol
south

E/KY/14/0018/00 _|Bradford Rd Keighley 0.75[Long Term [Airedale [Alocated [None infil N ClssC [N N Low Class (0610 [Excellent [Excellent [Good Poor Free Derelict i Raitway Poor Business Business |Residential _|east harold town buiding | [Local Class C [This site is currently used as yard area/ car parking / open storage, ancillary to a number of buildings in a
Cruncl Flowing  [Buildings ~ [Flat Station; Bus General General [Occupied;  [poor site condition would need courtyard type set up. The site however is in very poor repair and is itlle more than a rough surface area. Whilst
ed Stops; industrial industrial to be redev as part of wider [we do not recommend that the site be deallocated, it is unlikely that it could be used for anything other than

[Occupied; Occupied; area improvement small extension / expansion of existing uints and its usefulness within the portfolo of sites s therefore
questionable. Given the restictions with the site and poor profile we would anticipate demand to be low other
than for expansion / extensions will may occur over time.

E/KVI1410024/00 | Aireworth Road, Worth Vilage Keighley 1.73|Medium to Long Term [Airedale [Alocated Extant [Brownfield N ClassC [N N Medum  [Class  [0610  |Good Excellent |Excellent |Good Free Usable Retail/ [Good Residential |Road Business |Residential _|proportion currently in use site_[Local Class C [The site currently consists of a number of of poor quality buildings close o the end of their Useful economic fife

consent Clunclassi Flowing  [Buiidings ~ [Flat Restaurant; lOccupied; Frontage; ener: ccupied;  |comprises a mixture of derelict and largely surrounded by residential uses. The buildings which form part of the allocation on the plan provided
Bus Stops; industrial and useable buildings appear o be in use albeit possibly not fully occupied. Assuming this is correct and if the site becomes vacant,
ccupied; capable of providing for multiple| |we would not recommend resisting an application for residential use.
small users
E/KV/16/0006/00 _|Holme Mill Lane, Fell Lane Keighley 11| Long Term [Airedale [Alocated Expied |Brownfield N ClassC [N v Medum |Class 1120 [Poor Excellent |Good Poor Free Mature |Steep Bus Stops; _[Poor Business [Open Road Business | parking overspill for adj Local Class C [This site s located to the rear of a Tesidential area at the frontage 1o an existing single factory /
Consent Clunclassi Flowing ~[Screening |Gradient General Countryside;  |Frontage;  |General industrial uses - appears new [warehouse premises. The site has extremely poor profile and access and we understand this area may include
ed (Likely to Industrial industrial  |dev - red site some protected forestation which renders it partially un-deliverable. The site also has some topographical
inhibit Occupied; Occupied; constraints. Given all of this, we would recommend that this site be de-allocated.
development /
access)

Land North of Lyon Road, Eastburn  |Keighley. 3.26[Long Term - Expansion of ex inspector Removed |Expired |Greenfield Class C Low Class  [11-20 [Poor Poor Excellent  |Poor Free erelict [Slight Retail / [Good Residential  |Business [Open P appears to be aciive farm - long | Local Class C site contains what appears to be an active farm and is only really available for development in the long
Consent clunci Flowing  [Buildings [Gradient  |Restaurant; Occupied; Countrysid lterm reserve for adjoining lterm. In any event, the only likely use for this site is as expansion land for the existing occupier fronting on to
ed (Uniikely to Frontage; industrial industial user Skipton Road. Given the remote nature of the site and the fact that there is only one single occupier adjacent,
inhibit Occupied; |we would consider that demand for this site would be low, the only possible use being as expansion o the.
development) existing facilty.

E/KYI1410006/00 _|Walk Mills, The Walk Keighley 2.12|Medium Term [Airedale Deallocated [None infil N Clssc [ N Cow Class  [06:10  [Excellent |Excellent |Poor Poor Free [Grassland i Retail 1 Poor Business Failway 10 east river o south | Local Class C [This site forms the rear of an existing mill building and currently consists of open scrub land bounded by the
Cruncl Flowing Flat Restaurant; General and west v poor access and river and the railway. The only access on to the site is via the existing building, which renders it unsuitable for
ed Industrial surroundings standalone, separate development. Given the poor access, the only foreseeable development which could take

Vacant; unlikely to deliver employment place on this site could be an extension or expansion of the existing building(s). The site has extremely poor
Business dev - poor performing site profile which detracts from its marketabilty.

General [would necessitate redev of mill

Industrial complex

Occupied;

E/KY/15/0007/00  [St John's Cricket Club, Marriner Rd Keighley 1.15|Medium Term - Access Issues. Airedale Deallocated [None |Greenfield N Class C N N [High Class [o6-10 Good Excellent  [Good Poor Free |Grassland Retail / Poor Business Open [Residential Business access inhibited by weak bridge|Local Class C [ The site is an open green site surrounded by mature and partially bounded by the river and a small amount of
ClUnclassi Flowing Flat [Restaurant; General Countryside; |Occupied;  [General across river: residential properties. The site appears to be a residential site in nature although access to the site is only
ed [Public Parking;| Industrial Industrial [poor site surrounded by heavy possible through a poor quality industrial area which is likely to detract from the marketability of residential

Occupied; Occupied;  |industrial uses mature trees on development. The site has extremely poor profile which detracts from its marketability.
Road other side of railwayi/river
Frontage;
[E/KY/15/0009/00  [Wask Engineering Works, Keighley 0.43|Medium Term Deallocated [Extant Infill N Class C N N Low Class [o6-10 Good Excellent  [Poor Good Free Usable Retail / Good Business [Residential Business existing builders merchants and|Local Class C The site is located adjacent to existing uses and demand is likely to come in the form of expansion / extensions
oodhouse Rd consent ClUnclassi Flowing  |Buildings  |Flat [Restaurant; eneral Occupied;  |General yard - railway to east of site: to existing premises only.
ed Bus Stops; Industrial [Road Industrial not likely to come forward short
Occupied; Frontage:  |Occupied;  [to medium but could form part
Road of larger site for redev with
Frontage; adjoining uses
E/KY/15/0003/00 _|Church Street, Keighley 0.5[Medium Term Airedale Deallocated [The site is located immediately behind a refurbished retal parade, adjacent to a church / church yard and is

allocated in the UDP as a defined town centre expansion area. We consider that this site is most suitable for
mixed of retail / residential  office use.




SHIPLEY & BAILDON

BMDC Ref

Site Information

_ . . T

Allocated Supply

E/SHI01/0004/00

Buck Lane, Otley Road

6.31|Medium Term Employment - Consider Resi led Mixed Use Scheme

Allocated

None

Greenfield

Envi

ironmental Isssues

Class A

Accessibility

Excellent

Grassland

Slight Gradient|
(Unlikely to
inhibit

Retail / Excellent
Restaurant;
Bus Stops;

Open
Countryside;

urrounding [Surrounding
ses South |Uses West

- -omerlniurm

Business
General
Industrial

extn to existing ind
area”
greenfield site”

Market View

Market Marketability [DTZ Comments.
gnificance

| This site is located on Otley Road although is set down from the roadside. It is
questionable whether there is demand for further employment provision at this
location although there may be some scope for a limited amount of the land to be |

E/SHI21/0009/00

ource: sites dealocated through UDP revie:

Occupied; flood risk to east retained as expansion / ancillary to the large adjacent works. It is considered that
Open this site should be de-allocated in part to provide additional housing land.
Countryside;
Land between Railway Line and 0.98| Long Term - Consider deallocation for resi along with adjoining site |Airedale Allocated Expired Greenfield Class C [N Y High Class 0-5 Excellent [Poor Poor Poor Free Mature Predominantly |Retail / Good Business Business rail to south river to Local Class C This site is only accessed via the existing single unit to the west (which is
Leeds-Liverpool Canal, Dockfield Rd, Consent C/Unclas: Flowing ing |Flat f General General northrl currently being marketed) and is otherwise bounded by the railway line and the
Dockiield Lane ified Railway Industrial Industrial currently part car park canal. Access to the site is only possible via a low weight limit bridge or
Station; Occupied; Occupied; for unit to west - underneath a railway bridge both of which is considered to be poor in terms of
occupied but advertised accessing an employment site. The site adjacent to the existing unit has recently
for sale’ been redeveloped to high quality residential flats and we would recommend the
no separate access - deallocation of this site for similar use.
access via swing bridge
restricting vehicle size

proce:

and windfalls)

[Total UDP supply in Shipley 9.13)
(ha)

Retain (Green) ST 0}
Retain (Green) MT o
Retain (Green) LT o
Potential (Yellow) MT 6.31]
Deallocate (Red) MT 1.84]
Deallocate (Red) LT 0.98)
Potential Reserve (ha) 0.66]
Retain (Green) 0.4}
Potential (Yellow) o

Deallocate (Red)




BRADFORD SOUTH
CONSTITUENCY

Site Information Environmental Isssues Accessibility Site Assessment Market View

BMDC Ref Site Address. Size (Ha) [SMIL Term Regen Area [Planning " [Current Land Use Green [Locat] AONB e [Road coess  |Road [Cover  [Topography [Local [Surrounding [Surrounding  [Surrounding  |Surrounding [Surrounding [Other Information [Market [Marketability [DTZ Comments
History elt Eny tal uitability |Network Facilities |Area. (Uses North s East [Uses South |Uses West significance
Desi (Condition
I

/000: G Term NIA Allocated  Extant  Greenfield s % Free Grassland  Predominantly Bus G Residential  Retail Occupied; Busi Busine: car park and football pitch for 1 This site is ik ansion land for the large existing Field
consent Flowing Flat Occupied; General eneral industrial irm not likely to come Packaging site (
Industrial  Industrial ard quickly such. Demand

upied;  Occupied plans of Field P

Northside Road, Lidgett Green Great Horton 0.47 Short Term Allocated  Extant  Infill Class C Low ass 06-10 Excellent  Good Free Grassland  Predominantly Retail/  Poor Road Frontage; Busines Business  Road Frontage; scrap land adjoining ind unit - Local The site forms expansion land to the existing industrial provision located on
consent nclassif Flowing Flat Restaurant; General General fenced off the south side of North Lidgett Road. Because of the shape of the site and
Bus Stops; industrial Industrial small site unlikely to provide location, demand is likely to be relatively siow as a standalone development

Occupied; Occupied; other than extn plot although take up s part of an expansion of existing uses is possible.

Euroway Trading Estate Bierley 0,62 Short Term, expansion site. Allocated  Extant  Greenfield c Class 06-10 Excellent o access to site - behind Regional Class A This site represents the expansion land to an existing unit at Euroway
consent Clunclassif existing locked unit Trading estate and should be retained as such. Demand for this site entirel
depends upon the expansion plans of the existing occupier.

West Bowling Golf Course 6 NIA Pending Low Free Retail / Road Frontage; n oad Frontage; m606 to National This site is located immediately adjacent to the M606 and is currently
Fi Restaurant [ G subject of a planning application from Prologis to deliver a circa 3,
Bus Stops; Industrial sq.f. distribution unit.
Occupied;

treeyBurnham Bierley 2.83 Short Term Allocated  None Infill Class B ClassA  06-10 Excellent  Good Free Grassland Retai Business Residenial  Road Residential  stand alone site or extn of local o The site is located adjacent to the McFarland unit on Rook Lane and
Flowing Gradient Restaurant; General Occupied; Frontage; ccupied;  existing uses perhaps slightly awkward in shape it s located i very close proximity to the:
Bus Stops: Industrial Business Retail M606 and could be used as expansion land to the existing provision on site.
Occupied; eneral ccupied; o for the delivery of smaller units feeding directly on to Burnham Avenue
development / Industrial and beyond to the national road network. There is some evidence of new
access) Secupied: build / future build housing directly south on Burnham Avenue and any
development undertaken on the site should be sympathetic to this. Given the
proximity to the M606 we would anticipate demand to be relatively good

NIA Expired  Greenfield Excellent This site is adjacent to large Bulmer & Lamb and Yorkshire Water sites and
Consent should be retained as expansion land to either of these operations,

/0011/00 New Works Road Moor, Bradford 0.72 Short Term Allocated  None Brownfield 0610 Poor  Poor This site acts as a gateway site to the industrial sites located along Ne

gat
Inclassifi Works Road and should be retained for employment use. We would

anticipate that demand is most likely to come from local businesses and that
the site is likely o be taken up in the medium to long term

Staithgate Lane, South NIA Allocated  None Greenfield

»ss Lane 11.46 Short Term Allocated This site forms the natural expansion of the existing provision at ths location
‘and should be retained as such. The existing provision appears to have
been relatively successful and we would anticipate that further development
of a similar quality would be equally as popular to the occupier market

Black Dyke Mils, Brighouse Road 2.39]Long Term (Grassland Retall Road Frontage; |Residential |Open The site 2 i
Flowing Restaurant; al lOccupied; | Countryside; the Black Dyke Mills complex. Partof the site is most suitable as expansion
Bus Stops; industrial open o i iop it
Countryside; at the southern end of the site. The site is accessed through the complex
land subsequently has limited profile. Given this (and the general location of
site within the district) we would therefore expect demand to be limited.
[E/BS/10/0007/00 [Beckside Rd. [Great Horton 0.80|Medium Term - Need for Major |N/A [Allocated |Expired | Brownfield N [Classc [N v Low [Class [06-0 [Poor |Good Excellent | Poor Free Derelict _|Steep. Poor Business Road Business Local [Class C [The site currently has poor access (being a single lane track from the east)
[Redevelopment (Consent (Clunclassif Flowing  [Buildings  |Gradient General Frontage;  [General poor site would have to hich thout thi
ed (Likely to industrial industrial consider levels on which dev X the site are in
inhibit facant; Occupied:  [could proceed [poor condition and approaching the end of their useful economic lfe.
development / [Without significant demoliton / reconfiguration of the site, itis unlikely that
laccess) lany development could be delivered apart from extensions to existing
lbuildings. y rding land ip
created from although this should
lbe explored further.
[E/BS/250003/00 Holme Wood [Tong 0.49]Long Term - Within Residential] N/A [Allocated Poor Free T [Poor Residential _|Residental |Road Business [bad access from main road [This site s open scrub land / surface car parking for a mill bulding. Access.
|Area, poor access Fiowing Flat lOccupied; |Occupied; Frontage;  [General infil land adj prospect mill to the site is
Bus Stops: industrial [dev would need to consider i “This site should nd
Occupied:  [impact on resi to east at lower allocated for housing development.
level

ptential Rese urce: sites dealocated through process and

[Foxhill Works, Brighouse/Denholme | Queensbury 0.97]Long Term

[Total UDP supply in Bradford
uth (ha)

etain (Green) ST
MT

3
tential (Yellow)
eallocate (Red

[Potential Reserve (ha)
[Retain (Green)
Potential (Yellow)
Deallocate (Red)




BRADFORD NORTH
CCONSTITUENCY

Site Information nvironmental Isssues

BMDC Ref Site Address [Size (Ha) [SMIL Term [Regen Area  [UDP Status Planning [Current Land Use |Adj. Green Lo
istory. Belt
All y

Accessib

dj. AONB [Adj. Other’ Flood Risk Site.
nvironmental |Access
esignation

Site Assessment

ty
Road ccess  [Road Cover opography [Local urrounding  [Surrounding [Surrounding [Surrounding  [Surrounding [Other Information Market [Marketability
ity [Network aciliies |Area Uses North |Uses East  [Uses South  [Uses West i ance
ondition

Market View

E/BN/05/0024/00
E/BN/05/0045/00

Hammerton street
Neville Rd/Lower Lane

Dick Lane

Dryden St

[Woodhal Road,
[Thombury

Barkerend
Bradford

Thombury,
Bradford

0.78 Short Term
1.17 Short Term

0.55 Short Term

1.89 Short Term

9.85|Long Term

Allocated
Allocated

Allocated

|Allocated

Extant
Expired
Consent

Brownfield
Brownfield

Brownfield

Greenfield

Class B
Class B

Low
Low

Class 06-10
Class 06-10
Clunclassifi

ed

Class
Clunclassifi
ed

Excellent
Good

Excellent
Good

Excellent
Excellent

Excellent

Free
Flowing

Free
Flowing

Grassland

Grassland

Grassland

Slight
Gradient
(Unlikely to
inhibit
Predominantl
y Flat

Steep

Retail /
Restaurant;
Bus Stops;

Bus Stops;

Good

Good

[Excellent

Road
Frontage;

Residen
Occupied:

Road Frontage; Road Frontage; Business
General

Industrial

Occupied;

; Residential

Occupied;

Business
General
Industrial
Vacant;

Business Business
General Office

industrial (Occupied;
(Occupied;

new dev at bne1.2 to the west
vgood access to the fing road

site not developed - forecourt of existing

no vehicular access
new morrisons hq to west [
care home and hovis bakery to south

Local
Local

Local

Class C
Class B

The site is a flat site adjacent to existing employment provision and forms a natural
expansion to this provision. The site is on the edge of the employment provision
located around Bowiing Back Lane and s very close to both Sticker Lane and
Wakefield Road and we would expect demand to be reasonable.

The site is behind a large warehouse d fronts directly on to Dick Lane.
The site could allow a small amount of development and should be retained as such
The site is close to the Mid Point office scheme, has good profile on to Dick Lane and
is close to both Leeds and Bradford city centres. We would anticipate demand to be
elatively good for small light industrial units at this location.

The site forms a small site amongst a number of industrial units and more modern
office buidings. This site should be retained and developed out for similar
employment uses.

[The site is located to the rear of the new Mortisons office headquarters buildings and
a bakery, both of which front on to the main road. Also on the eastern boundary of the
site is a care home which may detract from the marketabilty of the site should access
be required along Woodhall Road. We understand that the future of the bakery may.
be in doubt and should this site become vacant it could be redeveloped to provide
direct access on to the site from Gain Lane. The site may also be required for
lexpansion by Morrisons in the future. Assuming the access arrangements could be
improved we would anticipate demand to be reasonably good at this location due to
the proximity to both Leeds and Bradford.

[teadman Street, North
Side of Leeds Road

Bradford

0.43[Long Term, Active

[Allocated

Congested

Retail |

Poor

Bus Stops;

Residential
Occupi

[Occupied:
Business
Office

"

Site covered in waste rubble-needs.
clearance

This site may be used as potential expansion (o the existing adjacent unit although
[may have a more strategic role in the Leeds Bradford corridor study. Should demand
not prove strong for employment uses it is considered that this site should not be
retained as a priority.

Harrogate R,
Greengates.

[Apperiey Bridge

ugh UDP review prc

2.55|Medium Term
[Employment
Consider Resi led
[Mixed Use Scheme

[Allocated

Greenfield

[Excellent

Retail |

[Excellent

Bus Stops;

Cycle

Road Frontage;|Residential

(Occupied;

steep slope on site 11
nfil existing business and resi pot mixed
use

[This site s adjacent to the Stylo site and close to the location of the proposed
|Apperley Bridge railway station. Whilst some of the site should be retained as
potential expansion for the Stylo facilty, we would recommend that the majority of the:
site be deallocated and pushed towards residential / mixed use.

[E/BN/09/0003/00 Union Mils, Harrogate RdBradford 0.77|Medium to Long Deallocated Brownfield Excellent |Free Predomina |Retail Residential |Open op: union mills | Medium to Long Term - popular’
Flowing ntly Flat__|Restaurant; Occupi [ Countryside; building to__|recreation facility and dependant on
[Eccleshal Bradford Deallocated None Greenfield Class C Cow Class 05 [Poor Poor Excellent Local Class C [There are 3 allocations at this localion (one of which has a small
Clunclassi lwith ancillary car parking) all of which surround a series of old mill buildings (Union
ed Mills). It s questionable whether there would be demand at this location for further
lemployment related development and it s likely, given the nature of the surrounding
uses which is predominantly residential in nature, that the mill buildings will come
under pressure for residential redevelopment in the future.
E/BN/09/0007/00 Fagley Lane [Fagley, Bradford 1.23[Medium to Long Deallocated None. Greenfield Class C Cow Class  [05 [Poor Poor Excellent [Poor Free [Grassland [Slight Bus Stops; |Excellent Road [Open Road Union mills site (0 east Cocal Class C [There are 3 allocations at this location (one of which has a small Y
Term Cruncl Flowing Gradient Frontage; [Countryside; ~ [Frontage;  [predom agriland partially dev with a [with ancillary car parking) all of which surround a seres of old mill buildings (Union
ed (Uniikely to creche facility dev should tie in with any Mills). It is questionable whether there would be demand at this location for further
inhibit dev of union mills lemployment related development and it s likely, given the nature of the surrounding
development) uses which s predominantly residential in nature, that the mill buildings will come
under pressure for residential redevelopment in the future.
[E/BN/09/0002/00 HolyBrook Mill, Bradford 2.03|Long Term - Retail Deallocated Excellent |Free Usable _|Predominantl [Retail/  |Good Retail Residential Residential | northern half dev as matalan southern is [The majority of this site has been developed out as a Matalan Store fronting on (o
Harrogate development on Flowing  [Buildings |y Flat Occupied;  [occupied; Occupied; [allocated housing site [Harrogate Road. This has rendered the remainder of the site landlocked and, given
site/Housing Bus Stops; Road new retaildev unikely to come forviard for| that it is also surrounded by (excluding Matalan) predominantly residential uses, the
|Allocation Public Frontage;  |redev site should be deallocated unless access can be resolved.
Parking;
Cycle
Provision;

[Tota UDP supply in Bradford
North = 17.22ha

Retain (Green) = 14.24ha of
which 4.39 ha is available in ST,
none is available MT and 9.85ha
available in LT

Potential (yellow) = 2.98ha of
which 2.55hais available MT,
and 0.43ha s available in LT
Deallocate (Red) Oha

Potential Reserve = 10.9ha

[Total UDP supply in Bradford
North (ha)
Retain (Green) ST 239)
etain (Green) MT o
etain (Green) LT 985}
otential (Yellow) LT 0.3}
eallocate (Red) MT. 2.55)
tential Reserve (ha) 10.09
etain (Green) ST 9]
etain (Green) MT 69)
otential (Yellow) MT 51]
Deallocate (Red) LT 03]




BRADFORD WEST

CONSTITUENCY
e Info 0 0 e e e e arket Vie
BMDC Ref Site Address Settlement Size (Ha) [S/M/L Term Regen Area  |UDP Status Planning [Current Land Use |Adj. Green[Location [Adj. AONB|Ad]. Other Flood Site Air Rail Bus Road [Access  |Road Cover [ Topography |Local Surrounding [Surrounding [Surrounding [Surrounding |Surrounding |Other Information Market Marketability [DTZ Comments
History Belt Environmental |Risk (Access Suitability |Network Facilities Uses North  |Uses East Uses South |Uses West Significance
Designation
B 0 R e B Allocate B eld B 6-10 B d dB d Food P erstand
B 00 d Brad A d d 6-10 d d d d d Pred B B Road depend
o o d d evelope
dP R d R o d d
o d d

E/BW/23/0003/00  [Thornton Road Thornton, Bradford 6.68|Medium Term, issues as to| Allocated None Greenfield N Class C N N Low Class B 06-10  |Poor Poor Excellent |Excellent [Free Grassland | Slight Retail / Retail Business Open Open large site capable of Class C | The site is a large greenfield site located off Thornton Road close to the A644. The site

why site not already Flowing ient Restaurant Occupied;  |General C Countrysi ing a number of is relatively remote and whilst it may provide expansion to some of the existing

developed (Unlikely o |; Bus Road Industrial users provision at this location, it is considered that demand is relatively low at this location.

inhibit Stops; Frontage; Occupied;
development) Open
Countryside;
E/BW/27/0007/00  [Drummond Training Centre, Lumb  [Bradford 0.94]Long Term for Manningham  [Deallocated Extant Infill N Class C N N Low Class 06-10 |Good Excellent  |Excellent Local Class C  This site is located to the rear of a large mill which is currently being marketed for
Lane [Employment Use - consent C/Unclassif| residential development. Given the residential nature of the other surrounding uses, we|

E/BW/07/0002/00  (Land off Greenside Lane Bradford 0.71|Short Term - Potential Deallocated Expired Infill N Class C N N Low Class 06-10  |Poor Poor Excellent Local Class C

Residential Redevelopment| Consent C/Unclassif|

within Vicinity of Site ied

[Total UDP supply in
Bradford West (ha)

Retain (Green) ST

Retain (Green) MT

Retain (Green) LT

Potential (Yellow) ST

Potential (Yellow) MT 6.68}
Deallocate (Red) of
Potential Reserve 5.01]
(ha)

Retain (Green) MT 3.37|
Potential (Yellow) 0.71]
Deallocate (Red) 0.70)
ST

Deallocate (Red) LT| 0.4




ILKLEY,
STEETON &
SILSDON

Site Information Environmental Isssues Accessibility Site Assessment

BMDC Ref Site Size (Ha) vailability |Regen Planning |Current dj. Green|Location [Adj. AONB|Adj. Other Flood Risk|Site Air Road Access Road Cover opography [Local urrounding urrounding Uses  |Surrounding |Surrounding |Surrounding |Other Information Market Significance |Marketability
Address Area ory |Land Use [Belt Environmental Access Suitab Network Facilities [Area orth Uses East  |Uses South |Uses West
Designation Condition

Allocated Supply
E/KY/08/0014/00 Silsden 0.68 Short Term  Airedale  Allocated Good Free Grassland Predominantly Retail / Good Business General Residential Business Road small sliver of land between
Flowing Flat Restaurant; Industrial Occupied; ~ Occupied; Office Frontage; building society and existing
Railway Occupi industrial use - only real
Station; potential for extn of existing
Bus Stops; users -
Puhlic

Steeton Long Term Allocated Free Vacant Predominantly Good Open Open Business rail line to north - only
Flowing Flat ion; Countryside; [Countryside; suitable as extn!
; i to existing
i ied; currently vehicle storage area
ing; for uses

Potential Reserve (source: sites dealocated through UDP review proc and windfalls)
E/KY/08/0015/00 Silsden 13.13 Short Term Airedale  Inspector Excellent Grassland Predominantl Retail/  Good Business General  Open Road Road southern portion flog
Removed y Flat ZESENEN] Industrial Vacant;  Countryside; Frontage; Frontage; risk
t; Railway Business General dev would have to be in
Station; Industrial Occupied; keeping with nature of
Bus Business Storage surrounding dev mindful of
Stops; Vacant; Business topo and potential impact
Public Storage Occupied; on open env
Parki

Total UDP supply 2.27|
in likley, Steeton &
Silsden (ha)

Retain (Green) ST 0.68]

Retain (Green) MT 1.03]
Retain (Green) LT [y
Potential (Yellow) 0.56
LT

Deallocate (Red) 0f
Potential Reserve 13.13]
ha)

Retain (Green) ST 13.13]

[Potential (Yellow)

|Deallocate (Red)




Market View
DTZ Comments

This site provides expansion land to the existing business park and should be retained as such. The recent
development which has been undertaken at the business park has been relatively successful now being fully
let. The land is underdeveloped and available for development immediately although it is considered that this
site will most likely be developed out in the medium term

This site is located immediately adjacent to the railway station and could possibly be used to provide small
scale business units although the site is small, long and narrow and awkward for such development. The
lemployment allocations in Silsden (around the business park)provide better opportunities to deliver

and should be first. Should the land at the west of the site (which includes two
existing buildings) be capable of being included in a development site however it is foreseeable that the site
could be developed for residential use. The site has excellent proximity to the railway station and would prove
popular for commuters.

This sites provides land for the long term expansion of the business park and should be retained as
such. The recent development which has been undertaken at the business park has been relatively
successful now being fully let. It is considered that this land should only be developed once the
remaining land at the business park has been developed (unless there is a specific requirement
which cannot be accommodated on the remaining plots on the busines park).




Allocations by area of the city

Short term Medium Term Long Term Total
likley, Steeton and Silsden 0.68 1.03 0.56
Keighley 6 25 114
Shipley and Baildon 8.15 0 0.98
Bingley, Cullingworth, and Wilsden 7.53 5.81 0.62
Bardford West 6.53 7.77 0
Bradford South 62.61 16.86 2.88
Bradford North 4.39 2.55 10.28
Total
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Retain Potential De-allocate check
likley, Steeton and Silsden 1.71 0.56 0
Keighley 17.06 1.73 111
Shipley and Baildon 0 6.31 2.82
Bingley, Cullingworth, and Wilsden 7.53 5.81 0.62
Bardford West 7.62 6.68 0
Bradford South 81.06 0.8 0.49
Bradford North 14.24 0.43 2.55
Total 129.22 22.32 7.59
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2.27
19.9
9.13
13.96
14.3
82.35
17.22
159.13

2.27
19.9
9.13
13.96
14.3
82.35
17.22
159.13

specified total on sheets

2.27

19.9

9.13

13.96

14.3

82.35
17.22
159.13



