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1) EXECUTIVE SUMMARY 

1.1 This paper sets out the background to how the employment land targets and the 
employment land related policies have been established as set out in the 
Publication Draft Local Plan 2018. Technical papers relating to housing need, site 
selection, and retail and leisure floorspace targets are also available to view on the 
Local Plan evidence base pages on the council’s website. 

1.2 This paper will form a key source of evidence in the background to the policies 
within the Local Plan dealing with the provision and distribution of employment land 
and the employment land related policies. Its purpose is to assist plan users to 
interpret the evidence and understand the scenarios considered in terms of the 
demand for employment land. It draws upon the most up to date available evidence 
on the current state of the local economy and economic prospects for the area. 

1.3 Alongside new housing, making sure that there is sufficient employment land of the 
right quality in the right locations to meet the needs of businesses and the districts 
workforce is important in creating a stronger more diverse local economy. 

1.4 This paper sets out the quantitative and qualitative assessment to inform the 
employment space (office and industrial uses) requirement, distribution, delivery 
and risks to delivery for the Mansfield District Local Plan 2013 - 2033. 

Quantitative assessment findings 

1.5 Table 1 below sets out a summary of the B class employment land requirement and 
supply, showing there is a surplus of 14.5 ha of employment land within the district. 
Included within the employment land supply are vacant sites within the districts key 
and general employment areas that have been identified within the Employment 
Land Review 2017. These sites will therefore be protected for employment land 
uses under Local Plan policy E3. 

Table 1 Summary of employment land requirement and supply 

Plan period floorspace assessment 2013 2033 Employment Land 
Requirement ha 

Total floorspace requirement (D2N2 Policy-on) target 2013 - 2033 41 

Total amount of land/ floorspace developed between 1/04/2013 & 31/03/2018 2.38 

HELAA sites with planning permissions 22 

Total HELAA sites without planning permission- Local Plan Allocations 20 

Sites Available on Key and General Employment Sites 11.5 

Balance of supply of land / floorspace to be identified to meet plan requirements -14.88 

Source: MDC assessment 2018 (based on ELR 2016, HELAA 2018, ELFS 2015) 
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1.6 There is no requirement as to how much the Warsop Parish employment land 
requirement target should be, and therefore a site of 2.2 ha is allocated outside of 
the Warsop urban boundary at Oakfield Lane to ensure that employment land is 
provided within the Parish of Warsop. 

Qualitative assessment findings 

1.7 A considerable amount of the future jobs are expected to be in non - B class uses, 
particularly in retail, education, and health and social care. The space requirements 
for education and health ‘infrastructure’ will be considered mainly through the 
delivery of the strategic sites and planned housing growth. The retail sector is 
forecast to decline in terms of job numbers and space requirements and will be 
considered as part of a separate retail and leisure technical paper 2018. 

1.8 Often sectoral analysis studies have tended to group the findings for Ashfield and 
Mansfield in one. Although there are some socio economic similarities between the 
two local authority areas, there are some important sectoral strength differences, 
which are influenced by the spatial geography of parts of Ashfield and workforce 
characteristics of Mansfield. This affects the types of businesses that are attracted 
to each district. For instance, parts of Ashfield that are closer to the M1 have 
attracted larger warehouse developments, transport related businesses dependent 
on this strategic accessibility and proximity to Derby’s transport sector 
concentration, and logistics companies based at Sherwood Business Park, again 
dependent on the easy access to the motorway. Mansfield is described by property 
agents as being ‘land-locked’ in terms of access to either the M1 or A1. As such, 
the industrial sectors expanding and settling in Mansfield district are ‘indigenous’ to 
the area and catering largely to the needs of local markets. They are influenced 
more by the skills and wage costs of the workforce and attracted by the availability 
of serviced sites. 

1.9 There is currently a shortage of small to medium size (5,000 – 50,000 sq.ft.) good 
quality, modern available, industrial units in sought after locations within the district 
due to suitable units being taken up as soon as they become available. Industrial 
space vacancy levels are estimated to be below 3% and there are limited signs of 
speculative development in the industrial sector starting to take place. 

1.10 Stakeholders active in the employment property market have identified a shortfall in 
small to medium sized industrial units, they also identify the need to look to secure 
delivery of employment land alongside strategic housing delivery, and to safeguard 
against employment allocations being converted to residential use. They do not 
consider there is much demand for office premises and provide useful intelligence 
in understanding the local market. A number of potential risks to delivery identified 
by stakeholders and measures to manage these are discussed in the conclusions 
chapter. 

1.11 Mansfield district is a net exporter of jobs, largely to neighbouring Ashfield, Newark 
& Sherwood and to Nottingham; there are also strong linkages to Bassetlaw, 
Bolsover and Amber Valley. Creating more jobs in Mansfield district could help it to 
be more self-contained, though due to the physical proximity of neighbouring 
authorities and their employment land allocations, some cross border labour 
movement is to be expected. 
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1.12 Mansfield district maintains high levels of employment, particularly by supporting a 
wide range of manufacturing, wholesale businesses and construction which rely on 
a competitively priced labour supply and low cost employment premises. Up skilling 
the labour force and enabling local companies to improve the value added and 
move towards more advanced manufacturing process could help the district to 
move towards increased GVA and higher workforce wage levels. 

1.13 The district has an ageing population demographic and the Local Plan 
includespolicies which look to measures that help to attract young people to return 
and stay in the district to support the long – term sustainability of the economy.  

What is the purpose of this technical paper 

1.14 This paper sets out the technical evidence used to inform the quantitative and 
qualitative assessment to inform the employment space (office and industrial uses) 
requirement, distribution, delivery and risks to delivery for the Mansfield Local Plan 
2013 - 2033. 

1.15 The paper sets out the national policy context, economic indicators affecting 
Mansfield district, market intelligence relating to employment land, and identifies 
some measures to address market failure. 

1.16 The paper brings together the findings set out in the Nottingham Core HMA and 
Nottingham Outer HMA Employment Land Forecasting Study 20151 (ELFS), the 
Employment Land Review 2017 (ELR), the Housing and Land Availability 
Assessment (HELAA) and past Employment Monitoring Reports (EMR). 

1.17 This paper uses the term employment space. This covers jobs falling within those 
sectors of the local economy that can be translated into the B classes as defined in 
the Uses Classes Order as follows: 

a. B1a/b businesses- offices, research and development 

b. B1c/B2 industrial – light/general industrial 

c. B8 warehousing, distribution centres 

1.18 In terms of any forecast job growth in non- B uses, this is not specifically addressed 
in this paper. This is because the space implications of these sectors are planned 
for using different methodologies. This is dealt with by other forms of technical 
evidence (see the retail and leisure technical paper). 

Why has this technical paper been prepared? 

1.19 A Local Plan must show how much new employment development is likely to occur 
and how it will plan for this accordingly. This demonstrates what is and isn’t 
considered acceptable when the council considers planning applications. It also 

helps to give certainty to landowners, businesses, developers and local 
communities. This paper explains how we arrived at employment land requirements 
in the Local Plan, and provides an explanation to the background to all of the 
policies contained within the employment chapter.  

1 
http://www.mansfield.gov.uk/CHttpHandler.ashx?id=8299&p=0 
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1.20 The overall level of employment provision allows us to look at how many sites may 

need to be allocated, and where. When allocating sites we can take a view on what 
may be the most suitable locations for new employment land. This should be based 
on promoting a sustainable pattern of development across the district. 

1.21 Working out how much new employment space we need to allocate informs the 
infrastructure needed to support new development i.e. in terms of new physical 
infrastructure requirements such as in relation to transport, utilities and other 
services; and  

1.22 The Local Plan has been prepared in conformity with the National Planning Policy 
Framework (NPPF) 2012, where the Local Plan has been updated to reflect the 
NPPF 2018 this is stated within the document. 

1.23 It’s a national planning policy requirement- paragraph 161 of the NPPF that directs 
us to assess the need for the land and floorspace for economic development over 
the plan period as part of our plan- making. 

1.24 The NPPF at paragraphs 160 and 161 directs local authorities to have a clear 
understanding of business needs within the economic markets operating in their 
area; and to assess the land or floorspace needs for economic development. 

1.25 The Industrial Strategy 2017 seeks better alignment of housing, infrastructure and 
economic plans. Recent government guidance particularly in the approach to 
assessing housing and employment land supply (HELAA) strongly supports taking 
an aligned view on housing and employment land and not treating each in isolation. 

1.26 A local planning authority must understand, prepare and maintain a robust evidence 
base of both existing employment needs and likely changes in the market. 

1.27 The council will work with the business community (including developers, 
landowners and agents through the Mansfield Developer Forum and Growth 
Delivery Group to understand their changing needs and identify and address any 
barriers to investment, including a lack of housing, infrastructure or viability. 

The structure of this technical paper 

The rest of this technical paper is structured as follows: 

• Chapter 2 sets out the national and local policy context. 

• Chapter 3 sets out the local economy and market intelligence relating to the 
property market. 

• Chapter 4 sets out the evidence base to inform the employment space 
requirements. 

• Chapter 5 summarises the employment supply assessment. 

• Chapter 6 brings the requirement and supply findings together to inform the 
residual balance. 

• Chapter 7 provides a background to the Local Plan economic policies. 

• Chapter 8 sets out the conclusions and recommendations. 
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2) POLICY CONTEXT 

The National Planning Policy Framework 

2.1 The NPPF2 sets out the Government’s economic, environmental and social 
planning policies for England. The NPPF states that the purpose of the planning 
system is to contribute to the achievement of sustainable development, which 
should be seen as a ‘golden thread’ running through both plan making and decision 
taking. 

2.2 There are three dimensions to sustainable development: economic, social and 
environmental. The economic role that the planning system must perform involves 
contributing to building a strong, responsive and competitive economy, by ensuring 
that sufficient land of the right type is available in the right places and at the right 
time to support growth innovation and improved productivity; and by identifying and 
co-ordinating development requirements, including the provision of infrastructure.3 

2.3 The NPPF states that ‘significant weight’ should be placed on the need to support 
economic growth through the planning system.4 To help achieve economic growth, 
Local Plans should:5 

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

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

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

• plan positively for the location, promotion and expansion of clusters or networks 
of knowledge driven, creative or high technology industries; 

• identify priority areas for economic regeneration, infrastructure provision and 
environmental enhancement; and 

• facilitate flexible working practices such as the integration of residential and 
commercial uses within the same unit. 

2.4 The NPPF 6 also highlights that allocated employment sites for which there is no 
reasonable prospect of development should not be protected in the long term. 
Proposals for alternative uses on such sites should be treated on their merits 

having regard to market signals and the relative need for different land uses to 
support sustainable local communities. 

2 NPPF, para.14 

3 NPPF 2018, para.8 
4 

NPPF, para.19 

5 
NPPF, para.21 

6 
NPPF, para.22 
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Planning policies to support economic growth in rural areas in order to create jobs2.5 
and prosperity are required. 

LPAs are required to ensure that the Local Plan is based on adequate, up-to date 
2.6 

and relevant evidence about the economic, social and environmental characteristics 
and prospects of the area. LPAs should ensure that their assessment of strategies 
for housing, employment and other uses are integrated, and that they take full 
account of relevant market and economic signals. 

2.7 The NPPF7 advises that LPAs should have a clear understanding of business 
needs within the economic markets operating in and across their area. 

2.8 To achieve this, they should: 

• work together with county and neighbouring authorities and with Local Enterprise 
Partnerships [LEPs] to prepare and maintain a robust evidence base to 

understand both existing business needs and likely changes in the market; and 

• work closely with the business community to understand their changing needs 

and identify and address barriers to investment, including a lack of housing, 

infrastructure or viability. 

2.9 The NPPF8 states that LPAs should use this evidence base to assess: 

• the needs for land or floorspace for economic development, including both the 
quantitative and qualitative needs for all foreseeable types of economic activity 

over the plan period; 

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

for economic development should be undertaken at the same time as, or 
combined with, Strategic Housing Land Availability Assessments and should 
include a reappraisal of the suitability of previously allocated land; and 

• deprived locations may benefit from planned remedial action. 

2.10 Public bodies have a duty to cooperate on planning issues that cross administrative 
boundaries.9 The NPPF requires local authorities to demonstrate evidence of 
effective on going joint working and policy making authorities should prepare and 
maintain one or more statements of common ground, documenting the cross – 
boundary matters being addressed and progress in cooperating to address these.10 

7 
NPPF, para.160 

8 
NPPF, para.160 

9 
NPPF 2018, para.24 

10 
NPPF, para.181 
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The National Planning Practice Guidance 

2.11 The online National Planning Practice Guidance (Practice Guidance) provides 
amethodology for assessing economic development needs. It states11 that plan 
makers should liaise closely with the business community to understand their 
current and potential future requirements. 

2.12 Plan makers should consider: 

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

• market intelligence (from local data and discussions with developers and property 
agents, recent surveys of business needs or engagement with business and 
economic forums); market signals such as levels and changes in rental values, and 
differentials between land values in different uses; 

• public information on employment land and premises required; 

• information held by other public sector bodies and utilities in relation to 
infrastructure constraints; 

• The existing stock of employment land. This will indicate the demand for and supply 
of employment land and determine the likely business needs and future market 
requirements (though it is important to recognise that existing stock may not reflect 
the future needs of business); 

• The locational and premises requirements of particular types of business; and 
identification of oversupply and evidence of market failure. 

2.13 When examining the recent completions of employment land, the Practice 
Guidance12 advises that it is important to consider projections (based on past 
trends) and forecasts (based on future scenarios) and identify occurrences where 
sites have been developed for specialist economic uses. 

2.14 In terms of forecasting future trends the Practice Guidance13 advises that: 

• plan makers should consider forecasts of quantitative and qualitative need (i.e. the 
number of units and amount of floorspace for other uses needed) but also its 
particular characteristics (e.g. footprint of economic uses and proximity to 
infrastructure); 

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

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

• the available stock of land should be compared with the particular requirements of 
the area so that ‘gaps’ in local employment land provision can be identified. 

11 
PPG, 2a-030-20140306 

12 
PPG, 2a-031-20140306 

13 
PPG, 2a-032-20140306 
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2.15 The Practice Guidance
14 

advises that plan makers should consider: 

• sectoral and employment forecasts and projections (labour demand); 
demographically derived assessments of future employment needs (labour supply 
techniques); 

• analysis based on past completions of employment land and property and/or future 
property market requirements; 

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

2.16 In identifying the type of employment land needed the Practice Guidance15 advises 
that: 

• the need for rural employment should not be overlooked; underlying population 
projections can be purely demographic or tied to future housing stock which needs 
to be assessed separately; and 

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

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

• Standard Industrial Classification sectors to use classes; 

• Standard Industrial Classification sectors to type of property; 

• Employment to floorspace (employment density); and 

• Floorspace to site area (plot ratio based on industry proxies). 

Local policy context 

2.17 The D2N2 Local Enterprise Partnership (The LEP) has produced a series of 
strategies and reports including: 

• Strategy for Growth 2013- 2023; 

• Implementation Plan; 

• The state of the D2N2 Economy (various years); 

2.18 The key policy context is provided by the Strategy for Growth 2013 – 2023 
produced by the LEP with the target to increase the potential growth in the 

numberof private sector employee jobs from 30,000 (if current trends were to 
continue) to 55,000 in the ten year period to 2023. 

14 
PPG, 2a-032-20140306 

15 
PPG, 2a-033-20140306 
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2.19 The D2N2 State of the Economy report published in 2013 was used to shape 
thelong term Strategy for Growth 2013- 2033 report. The report identified the 
implications of the Growth Plan to close the gap with the UK average and achieve its 
vision, the D2N2 economy would need to deliver a step change in employment 
which is achievable through:  

• Growing and deepening its private sector employment base, particularly in the 
service sectors such as the visitor economy making use of the area’s natural 
assets, in knowledge intensive industrial and in areas where D2N2 has niche 
specialisms; 

• Maximising the areas untapped potential, particularly in terms of capturing 
employment growth from strategic sectors and the low carbon economy; 

• Building on supply chain opportunities linked to major employers and the 

potential Research and Development Projects, spin out enterprises and 
collaboration in sectors such as transport equipment and medical/ bioscience; 

• Slowing the decline in the areas manufacturing base by supporting high growth 

sub sectors, companies involved in advanced manufacturing and continuing to 
grow the areas export intensive industries; 

• Making the best use of the labour force; including increasing the number of 

higher skilled residents, addressing recent increases in unemployment 
particularly amongst those aged 18-24 and developing and deepening a culture 
of innovation across the area; 

• Retaining more graduates in the D2N2 area along with their skills and 
enthusiasm, and build on existing research strengths, particularly relationships 
with the local business base; 

• Increasing the number of new businesses and improving the survival rate of 

smaller businesses to help closing the area's business density gap; 

• Maximising the contribution made by D2N2's smaller market towns, villages 

and rural areas and the opportunities available to their residents. This may be 
achieved by assisting enterprise development, competitiveness and community 
cohesion through developing rural micro-businesses; creating sustainable 
employment in land based industries through diversification; developing market 
towns as vibrant places for people to live, work and visit and enhancing the 
digital infrastructure . 

• The report acknowledges that it is unlikely that the public sector will provide the 
employment growth required to help to reduce unemployment, and D2N2 
needs to stabilise manufacturing jobs over the next ten years. 

A key aim of the plan is not just to grow the economy, but to re-balance it. It sets out 
that between the period 1998- 2008, just over 30,000 jobs were created in the area. 
The Plan aims to ensure that approximately 93% of employment growth 

results in a thriving private sector business base. The following targets are set out in 
the plan to assist in achieving this aim: 
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• The provision of a range of business support services, available to all businesses, 
that respond to businesses needs and encourage business growth; 

• Providing access to the finance that businesses need to grow; 

• A programme of innovation investment that supports companies to develop new 
products and processes and gives them the skills to invest in innovation; 

• Ensuring the workforce and young people have the skills businesses need to grow 
and prosper in the 21st century economy; 

• Creating the sites and premises that will allow indigenous businesses to grow as 
well as attracting inward investors from across the world ; 

• Ensuring transport and broadband infrastructure to enable growth rather than 
constraining it ; and 

• Ensuring the appropriate mix of housing for economic growth. 

A Plan for Growth 

2.21 The Ashfield and Mansfield ‘A Plan for Growth’ (2016) (PfG) reflects Ashfield 
District Council and Mansfield District Council agreeing to work together on 
developing a closer approach to economic regeneration across the sub-region. 
This collaborative approach was encapsulated in the desire to have a single policy 
document, which provides the strategic direction for raising prosperity by tackling 
structural economic problems which have limited growth for both Mansfield and 
Ashfield. The PfG is consistent with the wider D2N2 Growth Strategy although not 
all of the key growth sectors articulated within the D2N2 plan are relevant within the 
Ashfield and Mansfield area. 

2.22 The PfG identifies the following key growth sectors based on previous Experian 
research – business services, health services, wholesale, manufacturing and 
transport and logistics. 

2.23 These are seen as local strengths, which will make a significant contribution 
towards realising the wider LEP Growth Strategy. The PfG states ‘that although not 
considered to be significant growth sectors for the future, these sectors will continue 
to play a significant role in the local economy, including retail and construction’. 

2.24 The strategy sets out a number of detailed objectives and priority actions under the 
following themes: 

• Theme 1: Developing the workforce to support business growth 

• Theme 2: Encouraging enterprise and business growth 

• Theme 3: Improving infrastructure and stimulating investment 

Employment Technical Paper Sept 2018 10



            
        

           
      

         
   

        

         

2.25 Under Theme 3 the joint strategy sets out the following objectives, including the 
following which are relevant to the Local Plan: 

• Present the area as an excellent place to do business and promote its full benefits, 
including quality of life, to potential investors 

• Work with partners to increase the provision and take-up of high quality/superfast 
broadband for local businesses 

• To develop and sustain the vitality of the area’s towns 

• To ensure an adequate supply of land and premises for business needs 
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3) THE ECONOMY AND PROPERTY MARKET 

Introduction 

3.1 The NPPF states that LPAs should have a clear understanding of business needs 
within the economic markets operating in and across their area. 

3.2 This section provides an economic and property market analysis based on a review 
of the wealth of data that has been prepared as evidence to support the Local Plan. It 
draws together key findings that will then help to shape the employment policy and 
employment land allocations. 

3.3 Understanding the employment space requirements (as set out in the previous 
chapter), provides a starting point for the Local Plan allocations. However an 
analysis is required of the economic geography of the area, the sectoral strengths, 
and the labour and property markets operating in the district, in order to ensure that 
new employment space is channelled in the right locations and quantum to support 
the Local Plan vision and objectives. 

3.4 This analysis draws on data contained in the following documents: 

• Ashfield and Mansfield – A Plan for Growth 2016 (PfG) 

• Employment Land Review 2017 (ELR) 

• Employment Land Monitoring data on employment space 2018 (ELMD) 

• Interviews with commercial agents to inform the HELAA 2016 (HELAA) 

• Employment Land Forecasting Study 2015 (ELFS) 

• Economic Sectoral Analysis by Experian for Ashfield and Mansfield 2009 

(ESA) 

• Mansfield and Ashfield Districts Joint Property Strategy by Innes England 

2009 (JPS) 

3.5 For brevity, the data included in these documents is not repeated in this Technical 
Paper but is cross-referenced as a footnote and is available to view on the Councils 
website. 

Demographics 

3.6 The demographic analysis of the District points to an ageing profile and lower birth 
rates. In addition, the health of some residents is poor. This may have implications 
on the labour supply. For the economy to be sustained in the longer term both the 
demographic gap, ability to embrace technology and health of the resident workforce 
will need to be addressed. 

3.7 Planning policy measures such as promoting affordable housing, easy access to 
places of work, and creating attractive and well-connected linkages between 
residential and employment areas with quality green infrastructure will contribute to 
addressing this demographic gap and health of the resident workforce.   
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Job balance and travel to work 

3.8 Census 2011 data and information included in the ELFS16 shows that some 52% of the 
Mansfield district resident work force also works in the district. Overall, there are some 

7,000 more working residents in the district than there are jobs17. The district is a net 
exporter of workforce i.e. some 7,000 people from the district commute out to work than 
come into the district. The greatest numbers travel to Ashfield, Newark & Sherwood, 
Nottingham City and Bolsover. There are also strong linkages with the districts of 
Bassetlaw and Amber Valley. Thus creating additional jobs within the district could 
help to contribute towards creating greater job balance. Similarly, given the close 
proximity, physical infrastructure connectivity and strong labour market flows between 
Mansfield district and neighbouring local authorities, it is likely that some leakage to 
neighbouring authorities will continue. Examining the commuting flows can help to 
define the functional economic market area of a particular local economy. These 
commuting flows can be assessed using the latest travel to work patterns from the 
2011 Census.  

3.9 The ELFS examined Functional Economic Market Areas (FEMA). It concluded that the 
Mansfield district forms part of the Outer Nottinghamshire HMA. A commonly accepted 
approach to defining a Travel to Work Area (TTWA) is where at least 75% of an areas 
resident workforce is also employed in the area, and all of those working in the area at 
least 75% also live there. 

3.10The analysis indicates that none of the districts in Nottinghamshire could be said to be 
a TTWA in themselves; however including the three districts of Newark and Sherwood, 
Ashfield and Mansfield would suggest that around 68% of local employed residents 
also work in the area, whilst for the alternative test (based on the number of employed 
residents as a percentage of all jobs in the area) the rate is higher, at 74%. The latter 
figure is only slightly below the indicative 75% threshold, suggesting it forms part of the 
TTWA. 

Labour supply, skills and wages 

3.11 Over 77% of the district’s workforce is in employment. However, the workforce 
isgenerally considered to be low skilled (in terms of qualifications not necessarily 
skills), and employed predominantly in employment sectors that afford lower wages. 
This is demonstrated by the low workplace wages in the district of £395 per week 
(gross) compared to regional levels of £479 per week gross or national of £529 per 

week gross18. 

3.12The sub regional strategy seeks to develop higher value jobs in the region. It states that 
lower skill levels are a potential barrier to attracting investment, and as such, improving 
both academic and workplace skills has been made a priority by the D2N2 LEP.   

3.13The unemployment rate in the district reduced from a high of 11 % to 5.2%. This 
reduction narrowed the gap between the regional average of 4.3 % and the Great 
Britain average of 4.8%. The employment rate has now risen sharply to 74.2%, and now 
sits with the regional average of 74.7% and the Great Britain average of 74%. 

16 
See Figure 2.17 of the Employment Land Forecasting Study 2015 on page 29. 

17 
Census 2011 shows 41,143 working residents in the District and 33,889 jobs, leaving a shortfall of 7,254 jobs. 

18 
See Appendix A table A1 for an extract of the economic indicator from the Ashfield and Mansfield - A Plan for Growth 

2016 summary table of economic indicators including wages and skills indicators. 
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Employment sector strengths 

3.14 Table A2 in Appendix A includes an extract of the job growth forecasts up to the 
period 2033 for Mansfield district from Experian’s December 2014 quarterly release 
used to inform the ELFS 201519 . We have extracted the data included in Appendix 
A to assess those sectors that are forecast to contribute some of the highest levels 
of workforce jobs (these are not necessarily highest value generating jobs) in the 
district. The findings are set out in table 3.1 below. 

Table 3.1 Sectors forecast to provide some of the highest levels of workforce jobs 

Source: Experian / MDC analysis (Based on table included on page 188 of ELFS) 

3.15 The sectors that are forecast to contribute the highest number of jobs by 2033 are 
as follows: 

• The construction of buildings and specialised construction combined is forecast 
to considerably expand and to employ 7,441 people. 

• Education is forecast to expand and employ 5,721 people. 

• Retail is forecast to decline, but will still employ over 5,000 people. 

• Residential care and social work is forecast to expand and employ 3,629 

people. 

• Health is forecast to expand and employ 3,036 people. 

• Other notable sectors set to expand include wholesale, accommodation and 
professional services. 

19 
Extract from page 188 of the ELFS 2015. 
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3.16 A wide range of industrial sectors not included in table 4.1 (shown in Appendix A 
table A2) also contribute to the employment opportunities in the district, such as 
metal and non-metallic products, computer and electronic products, other 
manufacturing, finance, textile and clothing, printing and recorded media etc. 

3.17 The key messages from the sectoral analysis and drawing on other assessments is 
as follows: 

• A considerable number of the forecast jobs in the district are in non - B class uses, 
particularly in retail, education, health and social care. Much of the space 
requirements for these sectors will not be affected by employment space for office 
and industrial uses (though it cannot be entirely ruled out, as there is a substantial 
amount of existing health sector office space provided at Ransom Wood Business 
Park). The space requirements for education and health type uses will generally be 
classed as ‘infrastructure’ and the land supply to meet future requirements will be 
considered through the delivery of the planned housing growth. The retail sector is 
forecast to decline in terms of job numbers and future space requirements will be 
considered as part of a separate retail and leisure technical paper. 

• Often sectoral analysis studies have tended to group the findings for Ashfield and 
Mansfield in one however there are some important sectoral strength differences, 
which are influenced by the spatial geography of parts of Ashfield and workforce 
characteristics of Mansfield. This affects the type and size of businesses that are 
attracted to each district. For instance, parts of Ashfield that are closer to the M1 
have attracted larger warehouse and transport related businesses dependent on 
this strategic accessibility and proximity to Derby’s transport (trains, planes and 
cars) sectoral concentration, and logistics companies based at Sherwood Business 
Park dependent on the easy access to the motorway. Mansfield is described by 
property agents as being ‘land-locked’ in terms of access to either the M1 or A1. As 
such, the industrial sectors expanding and settling in Mansfield district are 
‘indigenous’ to the area and catering largely to the needs of local markets, and 
influenced more by the skills and competitive price wage costs of the workforce and 
attracted historically by the availability of attractive serviced sites and other financial 
incentives. 

3.18 Experian undertook a sectoral analysis study for Mansfield and Ashfield Districts in 
2009. Although somewhat dated, this study did provide a sub sector breakdown of 
the types of business included in each of the forecast (2006 – 2026) as follows: 

• Construction – general construction of buildings, installation, plumbing, painting and 
decorating etc. 

• Health – social work activities without accommodation, hospital activities, medical 
practice activities, other human health activities. 

• Transport – transport via railways, passenger land transport, and freight transport by 
road, storage and warehousing, activities of travel agencies. 

• Wholesale – sale of motor vehicles, wood, construction materials, other household 
goods, other industry machinery, sale of motor vehicle accessories, wholesale of 
alcoholic/ other beverages. 

• Transport equipment – manufacture of parts for motor vehicles, aircraft and 
spacecraft, motor vehicle bodies, motor vehicles. 

• Business services – labour recruitment etc. 
Employment Technical Paper Sept 2018 15



           
          
          

      
               

    

         

          
          

           
            

           
             
          

 

             
           

            
           

           
    

           
              

           
          

          
          
           

        
           

           
            
          
      

           
        

       

3.19 The above sub sector breakdown informs the type of business grouping under 
some of the high employment sectors represented in the district. This helps to 
inform the business space requirements and implications for planning. Based on 
anecdotal information gathered from sites visits and photographic records contained 
in the ELR, it is clear to see that there are a number business clusters around the 
construction sector. 

Current industrial stock and vacancy rates in the district 

3.20 Mansfield district is predominately represented by small businesses with just over 
95% employing less than 50 workers. Medium sized businesses, which employ 
between 50 and 250 workers account for less than 5% of the district's business 
base. Large businesses with a workforce of over 250 workers account for less than 
1%. Indeed the property market assessments undertaken by Innes England in 
2009 showed that the bulk of property stock in the district was in the less than 5000 
sq.ft. floorspace reflecting the predominance of the smaller businesses in the 
district. 

3.21 Table 3.2 overleaf is an extract from the recent Employment Land Review 2017 
(ELR). This shows the main employment areas in the district and their overall gross 
floorspace in hectares. There is a small cluster of businesses in Market Warsop 
across two sites totalling less than 1 Ha. Most of the employment areas in 
Mansfield are located within close proximity of the arterial connections onto the 
A6191 and the A617. 

3.22 The ELR provides a qualitative assessment of the various employment areas and a 
photographic record to illustrate the mix of quality and size of space available at the 
different sites. The main established employment areas were developed on former 
mining sites in the late 1980s and early 1990s with regeneration interventions by 
Mansfield District Council to provide initial infrastructure and incentives to help 
establish new employment areas and create jobs for the resident workforce. These 
areas are Crown Farm Industrial Estate towards the east of the district, Oakham 
Business Park towards the south west of the district and Millennium Business Park 
further west beside the A6191. All three developments contribute a significant 
proportion of the total employment floorspace, are high quality, modern, attractive 
units, in landscaped settings. There are two high quality office parks at Ransom 
Wood and Brunts Business Centre, though office uses are also integrated into 
some of the employment parks. 

3.23 The Mansfield and Ashfield Regeneration Route (MARR) has been credited with 
encouraging enterprise in its immediate vicinity through increasing accessibility 
within both district’s between the M1 and A1. 
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Potential employment land availability assessed as part of the HELAA 

3.24 Table 3.2 shows there is a total of just over 243 Ha of employment floorspace in the 
district on Key and General employment sites. This includes just less than 21 Ha of 
employment space that is currently identified as not developed. Thus the total 
developed employment space is estimated at 222 Ha based on the finding of the 
ELR 201720 . 

3.25 The individual sites within the remaining 21 ha that are over the HELAA size 
threshold of 0.25 ha, that have since not gained planning permission for an 
alternative use have been assessed as part of the HELAA. These sites contribute 
to a total 11.5 ha of employment land, sites below the 0.25 ha threshold although 
they do not contribute to the employment land supply provide a further vacant plots 
for either new or existing businesses to expand into. 

Table 3.2 Main employment (industrial and office) areas and developed and undeveloped floorspace 
in Mansfield district 

Location Total 
employment 
space Ha 

Balance after 
undeveloped space 
Ha 

Old Mill Lane Industrial Estate, Mansfield 
Woodhouse 

20.03 19.25 

Sherwood Oaks Business Park, Southwell 
Road West, Mansfield 

11.45 7.25 

Millennium Business Park, Chesterfield 
Road North, Mansfield 

20.16 19.84 

Oakham Business Park, Hamilton Way, 
Mansfield 

25.69 25.23 

Oak Tree Business Park, Oak Tree Lane, 
Mansfield 

10.05 10.05 

Botany Commercial Park, Botany Avenue, 
Mansfield 

3.64 3.64 

Broadway Industrial Estate, The Broadway, 
Mansfield 

4.46 4.46 

Brunts Business Centre, Brunts Way, 
Mansfield 

1.14 1.14 

Commercial Gate, Mansfield 3.23 2.93 

Crown Farm Industrial Estate, Crown Farm 
Way, Mansfield 

56.64 53.87 

20 
See tables 4.1 and 5.1 of the Employment Land Review (2017), and figure 4.1 for a location plan of the employment 

areas. 
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Location Total Balance after 
undeveloped space 

Ha 

7.35 

employment 
space Ha 

Mansfield Woodhouse Gateway, Off Grove 
Way, Mansfield Woodhouse 

7.35 

Ransom Wood Business Park, Southwell 
Road West, Mansfield 

7.23 4.02 

Bellamy Road Industrial Estate, Bellamy 
Road, Mansfield 

19.54 17.16 

Intake Business Centre, Kirkland Avenue, 
Mansfield 

0.81 0.81 

Hermitage Lane Industrial Estate, Hermitage 
Lane, Mansfield 

11.29 10.89 

Maunside, Hermitage Lane, Mansfield 9.84 9.84 

Warsop Enterprise Centre, Burns Lane, 
Market Warsop 

0.21 0.21 

The Hub, Sherwood Street, Market Warsop 0.1 0.1 

Sherwood Business Park 3.74 2.96 

Ransom Wood Business Park, Southwell 
Road West, Mansfield 

7.23 4.02 

Ratcher Hill 7.03 4.24 

Bleak Hills 6.08 6.08 

Quarry Lane, Mansfield 4.62 4.62 

Victoria Street 0 0 

Pelham Street 1.96 1.96 

Redcliffe Road 0.23 0.23 

Total fross Industrial floorspace 243.75 222.15 

Undeveloped floorspace (243-222 ha) 21 

Source MDC 2017 (based on findings of the ELR 2017) 

Vacancy rates 

3.26 Based on a review of commercial property being actively marketed as at January 2015, 
the ELFS estimated vacancy rates for industrial floorspace at 3% and office floorspace 
at 9.1%. Typical normal market vacancy levels range between 8 – 10%. Several agents 
have stated that good quality, modern, available, small to medium sized (5,000-50,000 

sq.ft.) units in sought after locations get snapped up very quickly. A large majority of 
the units on the established employment sites are full and rent out very quickly. 
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Property market findings 

3.27 The key points made by property agents operating in the Mansfield district and the 
surrounding area are as follows: 

• Access onto the A1 (via A617 – A614) is approximately thirty minutes’ drive away or 
twenty minutes to the M1. This is generally considered as being ‘landlocked’, as 
there are other sites outside the district, (particularly in Ashfield and Newark) which 
offer closer proximity to these strategic transport routes. 

• Recognise that due to locational variations and distances between the M1/ A1 and 
Nottingham, the employment land requirement for Mansfield district supports a 
largely indigenousness market and some demand from the Ashfield / North 
Nottinghamshire employer market. Large warehouse type developments are more 
likely to be attracted to parts of Ashfield, as it is closer to the motorway. 

• Ideal industrial site locations are in the south and southwestern part of Mansfield to 
capture the North Nottinghamshire market, along the MARR to take advantage of 
the strategic road network capacity created by the MARR. Generally sites 
throughout the green fringe areas of Mansfield would be attractive for employment 
development to provide a choice of locations. However, town centre locations are 
not attractive due to traffic congestion. 

• Mansfield employment market would support business units of less than 10,000 
sq.ft. (950 sq.m.), for B1 and B8 uses rather than the bigger warehouse sheds of 
greater than 10,000 sq.ft. Good quality industrial space in Mansfield district rents out 
very quickly, due to lack of supply of ready units. The market is generally looking for 
smaller sized sites. 

• Most landowners do not build employment sites until they secure a design and build 
letting. Speculative demand is held back by low rents, which are lower than build 
costs generally. 

• There are limited signs of speculative development in the industrial sector starting 
again in the district. For instance, Strawsons have developed speculative starter 
units on the Old Mill Lane Industrial Estate in Mansfield Woodhouse, situated just off 
Leeming Lane South. The scheme was completed in summer 2016 and 75% let 
within a year. Tenants include local businesses e.g. brewery, car trade, security 
firms, mainly B1 / B8 (some may be B2). 

• General assumption of 40% gross to net floorspace is valid for industrial use. 

• Mansfield district does not currently have a large market for white-collar jobs, as 
labour force is hard to attract to the area. There is very weak demand for the office 
sector as the labour pool is in Nottingham, linked to the two universities. Most office 
demand goes to Nottingham or Sherwood Park Business Park in Ashfield. 

• The only market for office development is from very established firms in Mansfield, 
or from service providers such as the health, police and training companies as seen 
at Ransom Wood. 

• Commercial agents have repeatedly stated that there is very limited demand for 
office space across the Outer Nottinghamshire HMA. The majority of office space 
demand appears to arise from local firms catering for an indigenous market. Agents 
stated that micro businesses are increasingly working from home, though there is 
demand for flexible managed workspaces, which cater for small businesses. 

Employment Technical Paper Sept 2018 19



  

 

             
           

           
            

           
           

           
         

         
     

         
          

         
   

        
           

     

      

         
             
          
           
       

        

         
         

         
          

      
 

              
         

       

             
               

            
           

         

                  

4) EMPLOYMENT LAND REQUIREMENTS 

Introduction 

4.1 The future ‘B’ class employment land requirements of the Local Plan are based on 
the findings of the Joint Nottingham Core HMA and Nottingham Outer HMA 
Employment Land Forecasting Study (ELFS) 2015. The study sets out the final 
requirements in floorspace (sq.m.) for B1a/b office use and land (hectares) for 
B1c/B2/B8 uses. The ELFS assessed three scenarios of future employment space 
requirements based upon predictions of 'labour demand' and 'labour supply' to 
inform the Mansfield Local Plan employment space targets and a further sensitivity 
assessment based on past delivery. The scenarios are as follows: 

a. Scenario 1 Labour demand: Job growth (Experian baseline) - projections of 
job demand by economic sector using Experian's econometric forecasts; 

b. Scenario 2 Labour demand: Job growth (D2N2 Local Enterprise Partnership 
policy-on) - an alternative job-based estimate taking account of the additional 
jobs predicted to arise from the priorities of the D2N2 Local Economic 
Partnership in its Strategic Economic Plan (SEP); 

c. Scenario 3 Labour supply: District housing requirements - growth of 
workplace population and a prediction of how many jobs would be needed to 
support this population in work in the future. 

d. Sensitivity analysis: Past rates of employment space delivery. 

4.2 The ELFS explains the methodology used in translating Experian's econometric job 
projections, and the jobs estimate derived from the forecast of labour supply, into an 
employment floorspace/land requirement. The approach used to arrive at the 
employment land forecasts in the ELFS in relation to the job demand scenarios is 
summarised in Appendix B table B1. 

Scenario 1 labour demand: Experian baseline job growth 

4.3 This scenario uses projections of job growth in 38 economic sectors derived from 
the latest available econometric forecasts prepared by Experian21 . This job growth 
projection reflects how the district has performed relative to the East Midlands 
region's growth in the past. They also reflect the current post-recession economic 
climate, and the uncertainty surrounding future macro-economic prospects 
generally. 

4.4 The Experian baseline provides a starting position of job demand based to a degree 
on past trends and the current representation across the standard industrial 
classifications relative to the national and regional averages. 

4.5 Under this scenario jobs in the district are predicted to increase by +4,816 (11%) 
from 43,547 jobs in 2011 to 48,363 in 2033. Just over one third of these total jobs 
are expected to be B class jobs, of which strongest growth is forecast in 
manufacturing (B1c/B2) followed to a lesser degree by office (B1a/b) based 
activities. Very minimal job growth is expected in distribution (B8). 

21 
See ELFS Appendix 9, page 188 for copy of the Experian Workforce jobs 2011- 2033 – Mansfield District 
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Scenario 2 labour demand: D2N2 LEP policy-on job growth 

4.6 This scenario is an alternative job-based estimate of future economic needs. It 
makes assumptions about the number of net additional jobs to the Experian 
baseline projections that are likely to arise from the specific projects identified in the 
D2N2 LEP Strategic Economic Plan. 

4.7 The LEP scenario gives us a picture of the demand for employment space building 
upon the Experian baseline. It provides a prediction of job demand that aligns with 
the aspirations for growth in the D2N2 Local Economic Partnership Strategic 
Economic Plan. It therefore provides a forecast of what the level of demand for jobs 
and in turn employment space may be needed to realise the growth in the priority 
sectors and development of the specific projects identified by the LEP. In this 
regard, it should be seen as a minimum level of job demand that if we fail to plan for 
may stifle economic growth and be at odds with the aspirations in the LEP. 

4.8 Under this scenario in addition to the jobs increase expected under the Experian 
baseline a further + 466 jobs are projected during the plan period. Of these jobs, 
+311 are expected to be in sectors, which may occupy B space, split roughly 
equally between manufacturing, and office based activities. It is not anticipated that 
there will be any further job growth in distribution activities under this scenario. 

Scenario 3 labour supply: district housing requirements 

4.9 This scenario employs a contrasting supply-led approach. It makes assumptions 
about the likely changes in the demographic profile of the district in particular the 
employed population over the plan period. It aligns with the same demographic 
profile that underpins the objectively assessed housing need for the district 
identified in the Nottingham Outer Strategic Housing Market Assessment22 . It then 
forecasts how many new jobs would be needed in the district to support these 
people in work assuming current commuting rates continue. 

4.10 The labour supply scenario provides a contrasting approach that estimates the 
growth of the local labour supply based on the objectively assessed housing need 
in the Strategic Housing Market Assessment prepared by GL Hearn in 2015. It 
considers how many jobs and in turn how much employment space would be 
needed to broadly match the forecast growth of the district's employed population 
taking account of economic activity rates and future pension age changes, and 
assuming the pattern of commuting continues. 

4.11 Under this scenario, jobs in the district are predicted to increase by + 5,929 over the 
period 2011 - 2033. In terms of split of jobs, the scenario uses the same 
proportionate breakdown of B class jobs as in the Experian baseline.23 

Sensitivity test: past rates of delivery 

4.12 The sensitivity test uses past rates of delivery of employment space trends to inform 
future needs. However, it should be recognised that past trends may not fully reflect 
the future challenges and uncertainties and longer term workplace trends that could 
reduce the demand for employment space. In addition, the data on completions and 

22 
See Table 5.15 of the ELFS on page 101. 

23 
See Appendix 6, page 175 of the ELFS 
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losses of employment space must be treated with some caution and for this reason 
ELFS recommends that the resultant figures be used as a sensitivity test, rather 
than as a standalone scenario in its own right. 

4.13 The Experian baseline results in the lowest employment space requirements. The 
requirements from the LEP policy-on scenario sit above the baseline and very 
closely compares with the resultant requirements stemming from the labour supply 
scenario. 

Employment space requirement target 

4.14 The findings for Mansfield district employment space requirements assessment 
2015 undertaken for the three scenarios and the sensitivity testing are summarised 
in table 4.1 below. 

Table 4.1 Mansfield district employment land and floorspace requirements 2011 - 2033 

Source: NLP analysis (extracted from page 118 of the ELFS 2015) 

4.15 The minimum target to be adopted by Mansfield district is the Scenario 2 labour 
demand: D2N2 LEP policy-on job growth requirement resulting in 42 ha of industrial 
space (B1c/B2 and B8 use classes), and 26,100 sq.m of office space (B1a/b). Note 
this requirement includes the following buffers. 

4.16 It is not necessary to replace all land likely to be lost as some losses undoubtedly 
arise from the restructuring of the local economy but new floorspace will be required 
for declining sectors. In Mansfield district the replacement factor has been adjusted 
to take account of previous losses and is around 0.68Ha of industrial land and 

428sq.m of office space per annum this equates to 8560sq.m of office floorspace 
and 13.6 Ha of industrial land for the plan period. 
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4.17 This ‘policy-on’ scenario requirement is close to the Experian and Labour Supply 
scenario requirements, but less than the sensitive testing of past completions.  
There was a note of caution in adopting the past completions rate included in the 
ELFS 2015. However, acknowledging the difference between past completions and 
the policy-on scenario, the requirement rate is set as a minimum ‘target’ and does 
not preclude suitable sites from coming forward. 

4.18 The ELFS 2015 studies final requirements for employment for office space and 
employment land and office floorspace are for the period 2011 to 2033, however the 
Local Plan period is between 2013 and 2033, we have therefore prorated the 
employment land requirement for the plan period and the new requirement would 
be 23,727 sq.m for b1a/b office use and 38 ha for B1c/B2 and B8 uses. 

4.19 The ELFS study identified the requirements for offices on the basis of floor area 
insquare meters. This reflected that different areas are likely to have different plot 
coverage. For Mansfield offices are likely to be two or three storeys and a site 
coverage of 40% and there is therefore the following office land requirement: 

23,727 Sq.m/2 floors = 11,863 sq.m, site coverage 40%= 3 Ha 

The total employment land requirement for the purpose of the Local Plan is 41 Ha 
for the plan period 2013- 2033.  
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5) EMPLOYMENT LAND SUPPLY 

Introduction 

5.1 This chapter sets out the main sources of ‘B’ class employment land supply to 
inform the Local Plan. This includes the main sources of employment land supply 
based on past completions and extant planning consents and sites identified as part 
of the Housing and Employment Land Assessment (HELAA) 2018. 

Past completions 

5.2 The past completions, since 2013 to 2018 information is based on data derived 
from the Employment Land Monitoring Report 2018. This shows that 2.38 ha of 
employment land has already been provided within the district since 2013. 

Employment land supply findings 

5.3 Table 5.1 is a summary table extracted relating to employment land supply. All of 
the sites have been assessed as part of preparing the HELAA 2018. The details of 
the assessment method and findings is summarised in the separate reports and for 
brevity the assessment is not repeated here. 

Table 5.1 shows: 

• Sites with planning permission consist of 22 ha of B1, B2 and B8 uses. The 

main components of the consented sites relate to the strategic site at Berry Hill. 
Land at Penniment Farm also currently has the benefit of planning permission; 
however this permission is due to lapse in December 2018. The employment 
site has been promoted through the HELAA and is therefore allocated for 9 ha 
and has not been counted as a commitment within the employment land supply 
to avoid double counting. 

• HELAA sites without planning permission consist of 20 ha of employment land. 

The main component of these sites without planning permission is Penniment 
Farm for 9 ha and an extension to the Ratcher Hill Employment Area. There 
are two mixed use strategic urban extensions at Pleasley Hill Farm and land off 
Jubilee Way that have also been assessed as part of the HELAA. 

• The total HELAA supply (consented and unconsented) supply consists of 42 ha 

of employment land. 

• The HELAA has identified one employment site outside of the Market Warsop 
Urban boundary at Oakfield Lane, this is the only supply identified in Warsop 
Parish and is therefore allocated for employment uses. 

5.4 As identified in chapter 3 earlier and table 3.2, an estimated 21ha of undeveloped 
demployment space has been identified in the ELR 2017. The individual sites over 
the HELAA threshold of 0.25 ha on key and general employment areas have been 
assessed as part of the Housing and Employment Land Availability Assessment 
(HELAA) 2018. A number of these sites these sites have been assessed as suitable, 
achievable and deliverable but the availability is still unknown. These sites 

have been included within the employment land supply as these sites will be 
protected under Local Plan Policy E3 for B Class use development. 
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5.5 A number of the sites were excluded from the HELAA as the land owners have 
informed us that the remaining land was not currently available for development, or 
the site has planning permission and has therefore been counted in the employment 
land supply as a commitment. 

The council will work with the site promoters, developers, landowners, agents and5.6 
local businesses to bring development forward on these sites, these vacant sites form 
an important part of the employment land supply. The council currently uses the 
‘Invest in Ashfield and Mansfield’ website to hold the details of all of the sites and 
property that are currently available and businesses can also register on the website 
that are looking for property or vacant plots within the district. 

The vacant sites within the district have previously and will be in the future, subject to5.7 
the following promotional campaigns: 

• Telemarketing campaigns within the East Midlands area to businesses 

identified who could fit onto several types of the key sites; 

• Outbound marketing campaign to sell Mansfield district as a location to 
businesses as well as specific sites to the wider East Midlands area. 

• Attendance of MIPIN UK, MIPIN Cannes and the East Midlands property 

show to promote sites 

Table 5.1 HELAA employment land summary findings 5.8 
Plan Period Employment Land/ Floorspace 
Update Total 

Type of Development 

Sites with Planning Permission 22 

Local Plan Allocations 20 

Pleasley Hill Farm - SUE 1 1.76 

Jubilee Way North- SUE 2 1.6 

Ratcher Hill Quarry Employment Area - E2a 5.37 

Oakfield Lane Market Warsop - E2 b 2.29 

Penniment Farm -E2 C 9 

Sites Available on Key Employment Areas 11.47 

Total 55.85 
* Industrial land based on gross developable area 
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6) EMPLOYMENT LAND REQUIREMENT AND SUPPLY 
CONSIDERATIONS 

Introduction 

6.1 This chapter considers the balance between the supply and requirement. It 
considers the main sources of employment land supply based on past completions, 
extant planning consents and sites identified as part of the HELAA and assesses 
this against the requirement target assessed in the previous chapter. 

6.2 It also considers the spatial distribution and cross boundary implications of 
employment space. 

Employment space requirement and supply summary findings 

6.3 Table 6.1 summarises the main identified sources of employment land supply from 
chapter 5 and compares this with the assessed total floorspace requirement from 
chapter 4. 

The Local Plan identifies a minimum employment land requirement of 41 Ha. Table 6.4 
6.1 shows the balance of land requirement after taking account of total developed 
land, consented sites, proposed site allocations and sites available on Key and 
General Employment Sites. Based on the requirement target and identified supply, 
there is currently an oversupply of employment land of 3.48 ha, this oversupply 
does not include the vacant sites identified on Key and General Employment Sites 
including these sites within the supply provides an overprovision of 14.95 ha. 

The Strategic Urban Extension at Berry Hill makes a significant contribution (18.86.5 
ha) to meeting the employment land requirements for the district this is based on 
the revised masterplan approved as part of the reserved matters application 
2015/0045 which is proposing to deliver the employment land at a higher density 
than the original employment land take of 23 ha. The Council will continue to work 
with the Lindhurst Group and Nottinghamshire County Council to bring the site 
forward for employment uses. 

Table 6.1 Summary of employment land requirement and supply 

Plan period floorspace assessment 2013 2033 Employment 
Land (ha) 

Total floorspace requirement (D2N2 Policy-on) target 2013-2033 
when prorated 

41 

Total amount of land/ floorspace developed between 1/04/2013& 
31/03/2018 

2.48 

Residual employment land /floorspace requirement after taking 
account of completions to March 2018 

38.52 

Sites with planning permissions 22 
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-Plan period floorspace assessment 2013 2033 Employment 
Land (ha) 

Residual employment land /floorspace requirement after taking 
account of consents to March 2018 

16.52 

Publication draft Site Allocations 20 

Residual employment land/ floorspace requirement after taking 
account of HELAA potential supply at April 2018 

-3.48 

Sites Available on Key and General Employment Areas 11.47 

Residual employment land requirements after taking account of 
vacant sites within Key and General Employment Areas 

-14.95 

Source: MDC assessment 2017 (based on ELR 2016, HELAA 2017, ELFS 2015) 

The target requirement is a minimum figure target and the HELAA 2018 has 6.6 
identified additional employment land over and above the minimum target. It is 
therefore proposed to allocate these sites as it is proposed that the employment 
land on both the committed and allocated strategic sites may take longer to come 
forward, also development on employment sites tends to be speculative and 
therefore the oversupply of land provides flexibility to the market.  

Employment land supply 

6.7 The ELFS (2015) did not assess land requirements / distribution by different parts of 
the district. However, some additional employment land to support both existing and 
potential planned increase in residents would help to contribute choice and 
sustainability in Warsop Parish. It is therefore proposed to allocate land at Oakfield 
Lane Market Warsop for E2b for a mix of B1b, B2 uses some B8 uses maybe 
acceptable depending on the levels and type of traffic generated. 

6.8 A call for sites was undertaken in 2016 as part of the HELAA to review the potential 
supply of employment land. Further sites were submitted for consideration as part 
of the Preferred Options Local Plan consultation in 2017, all of these sites have 
been assessed as part of the HELAA. All of the sites that have been assessed as 
available, suitable, achievable and developable have been allocated for 
employment use, unless the site is already within a key or general employment 
area. 

Local Plan Site Allocations  

6.9 The Publication draft Local Plan allocates the following sites for employment uses: 

- Ratcher Hill Quarry Employment Area E2a 

- Oakfield Lane Market Warsop E2b 

- Penniment Farm E2c 
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Ratcher Hill Quarry Employment Area 

6.10 This allocation consists of HELAA sites 38, 40 and 150 and provides an extension 
to the existing Ratcher Hill employment area, which already includes a number of existing 
employment uses. The area identified in figure 1 below is within Ratcher Hill Sandy Quarry 
and is subject to restoration conditions under planning permission 2/2000/242/ET. 
Therefore in order for this site to be delivered an equivalent area of land within the district 
will need to be restored to heathland, this will also be the case if the site is not delivered 
and is no longer required to meet the districts employment land requirements. 

Figure 1 Extension to Ratcher Hill Employment Area 

Oakfield Lane Market Warsop 

6.11 There is already employment on part of the site, and this allocation allows for 
employment within Warsop Parish to provide jobs locally. The site is outside of the 
settlement boundary in the open countryside therefore if the site is not developed it should 
be remain as open countryside. If a proposal comes forward for another use other B class 
then this should assessed against policy S5 within the Publication draft Local Plan. 
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Penniment Farm 

6.12 This site already has the benefit of planning permission for up to 39,218 sq.m of B1, 
B2 and B8 use (2010 /0805/ST), at the time of writing the Local Plan the site had not 
commenced and the planning permission was due to lapse in December 2018. As the 
site is part of a strategic mixed use scheme in order to deliver the employment land 
the residential part of the site needs to be partially built out first to deliver the relevant 
infrastructure. As the land at Penniment Farm makes an important contribution to the 
districts employment land supply and is well located next to the MARR. It is proposed 
to allocate the site and work with the developers to bring this site forward. From 
information submitted by the site promoters it is currently envisaged that the site will 
commence within the next 5- 10 years.  

6.13 The Local Plan has also identified two strategic urban extensions at Pleasley 
HillFarmand land off Jubilee Way and protects the already committed strategic urban 
extension at Berry Hill.  

Pleasley Hill Farm SUE1 

6.14 The site at Pleasley Hill Farm is allocated under policy SUE1 for a mixed usescheme 

of!925 homes, a minimum of 1.7 ha (developable area) employment land plus retail 
and other community facilities. The site has good access to the MARR and M1. There 
is capacity along the MARR and the majority of nearby junctions have capacity 
however some improvements are likely to be required. This is a large site and will 
require various mitigations onsite to reflect the scale of development and therefore it is 
proposed that development on site will be later into the plan period.  

6.15 The high level concept plans for the site can be viewed within Appendix 8 of the 
Publication draft Local Plan. 

Land off Jubilee Way SUE2 

6.16 The site at the land off Jubilee Way is allocated under policy SUE2. The employment 
provision on this site is in the form of a 1.6 ha (developable area) extension to Crown 
Farm Way, the site has reasonable access to the MARR although some junctions 
nearby are at capacity and improvements are likely to be required. There are also good 
cycle connections to the north and south which could be linked into the development.  

6.17 It is acknowledged that due to the nature of this large and more complicated site that! 
there will be longer lead in times and therefore the development of the employment 
allocation is expected later on in the plan period. The high level concept plans for the 
site can be viewed within Appendix 8 of the Publication draft Local Plan. 

Land at Berry Hill SUE 3 

6.18 The principle of development on this site has already been established by planning 
permission 2010/0089/ST, and at April 2018 works had started on the residential 
phases of the site. The employment land makes an important contribution to meeting 
the districts employment land requirements in particularly providing for office 
floorspace and creating sustainable mixed use community. It is expected that the first 
two phases of employment land will be brought forward within the next two years 
however further phases will come forward later in the plan period. The district council 
are currently working closely with the Lindhurst Group to bring forward the 
employment land on site. 
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7.1 

7) PUBLICATION DRAFT LOCAL PLAN POLICIES 

7.2 

7.3 

7.4 

The Local Plan will provide policies for the determination of applications for 
employment related development or proposal for the change of use or 
redevelopment of existing employment sites. It includes the following polices: 

• S3 –Urban Regeneration 

• E1- Enabling economic growth 

• E2- Sites allocated as new employment areas 

• E3- Retaining land for employment uses 

• E4- Other industrial and business development 

• E5- Improving skills and economic inclusion 

S3- Urban Regeneration 

The Joint Core Nottingham HMA and Outer HMA Employment Land Forecasting 
Study (ELFS) 2015, sets the final employment land requirements for the district. 
Policy S3 sets out the minimum employment land target of 41 ha of employment 
land between 2013- 2033, as the ELFS 2015 does not split the employment land 
requirements between Mansfield Urban Area and the Parish of Warsop policy S3 
has therefore not distributed the employment land requirements around the district.  

E2- Sites allocated as new employment areas 

The Local Plan has identified three employment land allocations to contribute 
towards meeting the districts employment land requirements. The supply of sites is 
discussed above in section 6.  

E3 – Retaining land for employment uses 

Whilst, the NPPF requires local planning authorities to avoid the blanket protection 
of sites, it is important that where sites remain viable and provide significant local 
employment they should be protected for employment. Policy E3 requires that 
existing employment areas that have been assessed within the Employment Land 
Review 2017 as Key or General employment sites to be retained for ‘B’ Use Class 
uses. Where proposals seek to change the use of the Key and General Employment 
sites or redevelop them for other uses Policy E3 developers will be required to: 

- Demonstrate the site has been vacant for at least 12 months and 

satisfactorily marketed; 

- Demonstrate that the existing use is economically unviable 

- The continuation in employment use would be inappropriate in terms of 

adjoining uses or amenity of the wider areas 

- It would prejudice the wider redevelopment or regeneration of the area. 
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7.5 

7.6 

7.7 

7.8 

7.9 

7.10 

7.11 

The Employment Land Review 2017 provided a qualitative assessment of 
employment sites; this looked at the sites in terms of the following factors to assess 
the ongoing fitness for employment uses: 

• public access; 

• private access; 

• quality of environmental and site characteristics; 

• compatibility of adjoining uses; and 

• market attractiveness 

The assessment concluded that the majority of sites were still suitable for employment 
uses and should therefore be retained for employment use. These sites make an 
important contribution to providing jobs within the district and unless protected 
employment uses may lose out to more profitable uses in terms of land value.  

Policy E4 Other industrial and business development 

The NPPF places an emphasis on creating conditions, in which business can invest, 
expand and adapt policy E4 therefore provides the flexibility for new businesses to 
relocate within the district in sustainable locations other than those sites allocated for 
employment uses or within key and general employment areas. 

The NPPF states that planning policies should support economic growth in rural areas 
including the conversion of existing buildings and well-designed new development. All 
land outside the settlement boundaries is identified as open countryside. Diversifying 
land in the open countryside will be supported where it is necessary for the future 
viability and as a means of sustaining rural employment such uses may include for 
example in accordance with Publication Draft Policy S5 may include tourist and visitor 
facilities. 

Policy E5 Improving skills and economic inclusion 

As set out earlier in this technical paper a key issue facing the district is that 
educational attainment levels remain below that of the national average. Mansfield 
has a continued weak learning culture with historic low aspirations and expectations.  

Given the strong representation in the construction sector and the level of growth 
planned for, also West Nottinghamshire College is a centre of excellence for 
construction and engineering, there are likely to be opportunities for local people to be 
employed in construction. 

Where a local labour agreement is applied for the construction of the development the 
council will use a recognised methodology from the Construction Industry training 
Board (CITB) for calculating the employment and skills opportunities for the 
development. By doing this there will be consistency of approaches between the 
district council and developers that will ensure realistic and achievable employment 
and skills interventions on construction projects.  
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8) CONCLUSIONS 

Introduction 

8.1 This chapter draws together the main findings for the Employment Technical Paperin 
terms of the quantum of employment land to be allocated in the Local Plan. 

8.2 The Industrial Strategy November 2017 seeks better alignment of housing, 
infrastructure and economic plans. The National Planning Policy Guidance on 
Housing and Employment Land Availability (HELAA) also seeks to promote greater 
alignment between housing and employment.  

8.3 This Paper responds to the NPPF Policy requirements to provide a 
qualitativeassessment based on an analysis of the economic indicators and spatial 
geography of the district to help inform the policies of the Local Plan and ensure the 
alignment between housing, infrastructure and economic plans. 

Quantitative findings of the evidence base 

8.4 Based on an assessment of B class employment land requirements set out in table 
4.1 and supply assessment set out in table 5.1 of the earlier chapters; there is a 
minimum employment land requirement target for 41ha of land. Table 6.1 in chapter 
6 sets out how this supply is expected to be met from sites already developed, 
consented and future economic land supply sites identified from the HELAA 
assessment. 

8.5 There is an identified surplus of 3.38 ha in employment land; and a further 11.47 ha of 
employment land on Key and General Employment Sites have been assessed as 
suitable, achievable and deliverable within the HELAA 2018, however availability of a 
number of these sites is currently unknown. These sites will be protected under the 
policy E3 of the Publication draft Local Plan for B Use Classes. The sites make an 
important contribution to the districts employment land supply and provide flexibility to 
the market. These sites contribute positively to the supply of employment land as it is 
expected that both the allocated and committed strategic urban extension will not 
come forward until later in the plan period.   

8.6 There is no assessed requirement as to how much the Warsop Parish land 
requirement target should be. A site outside of the settlement boundary has been 
identified at Oakfield Lane Market Warsop for 2.29 ha in order to provide employment 
land within the Parish.  

Limitations of economic forecasts and modelling assessments 

It is important to recognise that the methods of assessing land requirement will 8.7 
include uncertainties and limitations associated with future economic forecasts and 

modelling assumptions. Although a number of scenarios have been tested, and past 

trend analysis included, in practice, the amount of land and floorspace developed will 

be dependent upon a range of factors, not least the performance of the national and 

local economy and sub regional interventions. It is noted that economic forecasts are 

regularly updated and the resulting employment outputs will change over the plan 

period and so the assessment will be reviewed periodically.  
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Qualitative findings of the evidence base 

8.8 Chapter three of this paper articulates those sectors, based on Experian forecasts, 
expected to generate the greatest amount of employment for the district. The role of 
regeneration intervention in delivering strategic employment sites (helping to create 
new employment opportunities for the local workforce following mining decline) is 
considered and the reasons for the slow delivery of strategic employment sites are 
better understood. The economic indicator analysis and property market consultations 
help to shape and refine where future interventions and support might be targeted. 

The headline findings stemming from the economic indicator analysis and property 

8.9 market stakeholder feedback is as follows: 

• Non-‘B’ class uses including education, retail and health and social care are 
forecast to provide some of the highest levels of workforce employment in 

the future. 

• The construction of buildings and specialised construction activities24 sectors 
combined are forecast to provide the greatest number of overall jobs by 
sector in the district. 

• A wide range of other manufacturing businesses also play an important role 

in the district economy, particularly small companies (employing less than 50 
people). 

• Often sectoral analysis studies have tended to group the findings for Ashfield 

and Mansfield in one. Although there are some socioeconomic similarities 
between the two areas, there are some important sectoral strength 
differences, which are influenced by the spatial geography of parts of 
Ashfield and workforce characteristics of Mansfield. This affects the type 
and size of businesses that are attracted to each district. For instance, parts 
of Ashfield that are closer to the M1 have attracted larger warehouse and 
transport related business dependent on this strategic accessibility and 
proximity to Derby’s transport (trains, planes and cars) sectoral 
concentration, and logistics companies based at Sherwood Business Park 
dependent on the easy access to the motorway. Mansfield is described by 

property agents as being ‘land-locked’ in terms of access to either the M1 or 
A1. As such, the industrial sectors expanding and settling in Mansfield 
district are ‘indigenous’ to the area and catering largely to the needs of local 
markets, and influenced more by the skills and competitive price wage costs 
of the workforce and attracted historically to the area by the availability of 
attractive serviced sites and other financial incentives (e.g. Enterprise Zone 
status). 

• Stakeholders active in the employment property market have identified a shortfall in 
small to medium sized industrial units. They also identify the need to look to secure 

24 Construction – general construction of buildings, installation, plumbing, painting and 
decorating etc. 
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8.10 There is currently a shortage of small to medium size (5,000 – 50,000 sq.ft.) good 
quality, modern available, industrial units in Mansfield district. Industrial space 
vacancy levels are estimated to be below 3% and there are limited signs of 
speculative development in the industrial sector starting to take place. 

• Stakeholders active in the employment property market have identified a 
shortfall in small to medium sized industrial units. They also identify the 
need to look to secure delivery of employment delivery alongside 
strategic housing delivery, and to safeguard against employment 
allocations being converted to residential use. They do not consider 
there is much demand for office premises and provide useful intelligence 
in understanding the local market. 

• Mansfield district is a net exporter of jobs, largely to neighbouring 

districts Ashfield, Newark and Sherwood and to Nottingham. Creating 
more jobs in Mansfield district could help it to be more self-contained. 

• Mansfield district maintains high levels of employment, particularly by 
supporting a wide range of manufacturing and wholesale businesses, 
which rely on a competitively priced labour supply and low cost 
employment premises. Up skilling the labour force and enabling local 
companies to improve the value added and move towards more 
advanced manufacturing process could help the district to move towards 
increased GVA and higher workforce wage levels. 

• The district has an ageing population demographic and the local plan will 

look to measures that help to attract young people to return and stay in 
the district to support the long-term sustainability of the economy. 

Possible risks to delivery and interventions 

8.11 The ordinary speculative market for industrial development is generally not viable 
as build costs are higher than rental returns. Ideally employment development 
should be delivered alongside the residential development in order to promote 
sustainable development. As part of the local plan the council is working with the 
strategic site developers, to encourage the early delivery of employment allocations 
to be developed in parallel with the residential development. 

A range of size of sites are allocated in the local plan to give choice to the market 8.12 
rather than to rely on one large strategic site to deliver the employment land 
requirements for the district over the plan period.  
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Appendix 1 - Economic indicators 

A1.1 Table A 1 is a summary of various economic indicators extracted from the Ashfield 
and Mansfield Joint Economic Plan for Growth 2016 

Table A1 Economic indicators for Mansfield, Ashfield, East Midlands and the UK 

Source: Ashfield and Mansfield – A Plan for Growth 2016 (based on ONS data from NOMIS 2014) 

A1.2 Table A2 is an extract of the job growth forecasts up to the period 2033 for 
Mansfield district from Experian’s December 2014 quarterly release used to inform 
the Employment Land Forecasting Study (2015). 
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Appendix 2 - Method for assessing the floorspace 
requirements 

A2.1 The ELFS explains the methodology used in translating Experian's econometric job 
projections, and the jobs estimate derived from the forecast of labour supply, into an 
employment floorspace/land requirement. Table B1 summarises the approach in 
relation to the job demand scenarios. 

Table B1: Methodology for establishing the land / floorspace requirements 

Step Task How? 

1 Identify the total 
number of 
workforce 
employees in the 
relevant B1a/b 
office and 
B1c/B2/B8 
industrial sectors 
for Mansfield in 
2011. 

The Study uses job growth figures from Experian's December 2014 
quarterly release. In summary, the total number of jobs across 
Experian's 38 economic sectors amounted to 43,547 in 2011. 

It should be noted that the job growth figures were justified on the 
basis of Experian's assumptions concerning which industrial sectors 
are likely to see the most pronounced growth/decline over the plan 
period. The Experian forecast was based primarily on how each local 
economy has performed in recent years; how well various sectors are 
doing and how they might be expected to perform in future relative to 
national and regional sectoral trends. 

Using the Experian forecasts the job growth in each of the economic 
sectors was 'mapped' to the B use classes by NLP. 

2 Translate 2011 
jobs into 
floorspace 

In order to translate the jobs into employment space the total jobs in 
the B use classes estimated by Experian/NLP in 2011 was multiplied 
by a suitable employment density figure. 

The Study applied the following densities: 

B1a/b – offices & research and development: 12.5 sq.m. 

B1c/B2 - light / general industry: 42 sq.m. * 

B8 - storage and distribution: 69.5 sq.m. ** 

*-This was a combined figure taking the GEA 47 sq.m. of employment 
floorspace for each B1c worker & the GEA 36 sq.m. of employment 
floorspace for each B2 worker as set out in the HCA/Offpat guidance. 

**-This figure assumed a 50:50 split using the one job per 65 sq.m. for 
general, smaller scale warehousing and the one job per 74 sq.m. for 
large scale, lower density units as set out in the HCA/Offpat guidance. 

The above figures were based on the HCA and Offpat 2010 
Employment Densities Guidance, adjusted to provide Gross External 
Areas (GEA) (Homes and Communities Agency / Office of Project & 
Programme Advice & Training Employment Densities Guide 2nd 
Edition, 2010). 

The HCA Guidance provided job to floorspace ratios in Net Internal 
Area. This was translated into GEA by NLP (as GEA provides a better 
fit for planning purposes) with an uplift of 15% for offices and 5% for 
industrial and warehouse premises to translate NIA to Gross Internal 
Area (GIA). GIA was then converted to GEA by adding a further 2.5% 
to reflect the area of external walls etc. 

In order to translate this 'occupied' floorspace into 'total' floorspace an 
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allowance for vacancies was made in the Study. In Mansfield's case, 
the vacancy rate used (based on an analysis of commercial agency 
websites and databases of marketed floorspace) for office floorspace 
was 9%, and for industrial was 10%. 

3 Translate 2033 
jobs into 
floorspace. 

The job forecasts as used in Step 1 were taken forward on a prorata 
basis from 2031 to 2033 to align with the end of the local plan 
period. 
In summary, the total number of jobs across Experian's 38 economic 
sectors amounted to 48,363 in 2033, an increase of +4,816. Under the 
D2N2 policy-on scenario, an additional +466 jobs were added to the 
Experian baseline. 
Steps 1 and 2 above were then repeated, but using the 2033 Experian 
sectoral workforce projections for that year, (see table A2) 
As before, an allowance was subsequently made to translate this 
'occupied' floorspace into 'total' floorspace by making allowance for 
vacancies. On the basis that a figure of 10% better reflects market 
conditions, the model assumed that where current rates were higher 
(or lower), the future supply should be adjusted so that the stock is 
brought back into balance and to achieve a vacancy rate of 10% 
overall. In areas such as Mansfield with a relatively low vacancy rate 
for both office and industrial units the model ensured that slightly more 
land was provided to 'boost' vacancy rates to the required level. 

4 Derive the net 
employment 
floorspace 
requirement 

In order to derive the net employment space requirement in sq.m. the 
2033 figure was simply subtracted from the 2011 figure. 

5 Translate 
floorspace into 
net land 
requirements (for 
industrial and 
warehousing 
uses only 

Steps 6 and 7 were not applied to the office floorspace figure as the 
requirement for B1a/b is better expressed in sq.m. 

The floorspace figures were then translated into land requirements for 
industrial and warehousing uses by applying a plot ratio of 40% to the 
floorspace figures i.e. gross area of 1 ha is required to develop 4,000 
sq.m. of industrial or warehousing / distribution space. This plot ratio 
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was taken from the former Office for Deputy Prime Minister Guidance 
on Employment Land Reviews, which reflects the typical development 
densities for these uses. This margin accounts for the additional space 
requirements of industrial / warehousing developments, including for 
car parking, access and curtilage buildings. 
In order to convert the net requirement for employment space into a 
gross requirement (the amount of employment space or land to be 
allocated / planned for) the Study makes allowance for replacement of 
losses of existing employment space that may be developed for other 
non B-class uses in the future. Not all losses need necessarily be 
replaced as some will reflect restructuring in the local economy as less 
space may be needed in some sectors (particularly traditional 
manufacturing) in the future. However, even in declining industrial 
sectors some replacement will inevitably be needed to refresh the 
quality of the stock and to avoid the employment supply continually 
declining. 
This allowance was based upon past rates of losses but adjusted 
downwards by half taking account the analysis of potential future 
losses identified in the Strategic Housing Land Availability Study. 
The future losses replacement allowance used in the Study was as 
follows: 
B1a/b office: 428 sq.m. x 22 years = 9,416 sq.m. 
B1c/B2/B8 industrial: 0.68 ha x 22 years = 14.96 ha 

6 Flexibility / 
contingency 
buffer included 

As a final step, a further allowance is added as a safety margin for 
factors such as delays in sites coming forward to provide some 
flexibility in the land provision. This margin is a contingency factor, 
providing a modest additional land buffer so that supply is not too 
tightly matched to estimate demand. 
The buffer used in this study was a figure equivalent to gross average 
annual completions allowance x2 as follows: 
B1a/b office: 2,321 sq.m. x2 = 4,643 sq.m. 
B1c/B2/B8 industrial= 2.106 ha x2 = 4.21 ha. 

SOURCE: Nottingham Core HMA and Nottingham Outer HMA - Employment land Forecasting Study 2015, 
Nathaniel Lichfield & Partners 
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