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1.0 Introduction 

1.1 Burnley Borough Council [BBC] commissioned Nathaniel Lichfield & Partners 

[NLP] in September 2015 to prepare an update to the Employment Land 

Demand Study [ELDS] (February 2014) for the Borough.  It provides an 

important part of the evidence base to inform the preparation of a new Local 

Plan covering the period 2012 to 2032 by assessing economic development 

needs objectively in line with the National Planning Policy Framework [the 

Framework] and Planning Practice Guidance [the Practice Guidance]. 

1.2 The study has the following objectives: 

1 To provide a detailed analysis of the latest contextual economic data; 

2 To provide an overview of B-Class employment space;  

3 To identify future requirements for employment land; 

4 To identify an employment land objectively assessed need [OAN] aligned 

with the housing OAN; and, 

5 To set out policy implications and conclusions. 

Scope of Study 

1.3 NLP undertook a previous Employment Land Demand Study in 2014. This 

update is important to align the employment land with the Borough’s housing 

need, as a new SHMA, being undertaken at the same time as this ELDS, is 

being underpinned by the 2012-based SNPP1 and SNHP2, commuting and 

migration statistics.  Furthermore, this study incorporates the latest Experian 

employment projections. 

1.4 The purpose of the ELDS Update is to provide the Council with an 

understanding of the current and potential future requirements for employment 

land. This is based on considering a range of scenarios for how Burnley’s 

economy could change in the future, specifically over the plan period to 2032. 

1.5 Following from this analysis, the land and floorspace implications are 

specifically considered for the group of B-class sectors outlined below: 

 B1a/b Business (offices, research & development); 

 B1c/B2 Light Industrial/General Industrial; and 

 B8 Storage or Distribution (wholesale warehouses and distribution). 

1.6 Demand for B-class employment land and floorspace is considered in this 

report, and references to “employment space” are intended to mean both land 

and floorspace.  Industrial space in this report includes both manufacturing and 

distribution uses (B1c/B2 and B8 Use Class). 

                                                
1
 Sub-National Population Projections 

2
 Sub-National Household Projections 
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1.7 It should be noted that there are a variety of factors and drivers to consider 

when objectively assessing business needs for a local area. This study utilises 

a combination of both quantitative and qualitative analysis to explore these 

issues within the context of Burnley Borough and addresses these to draw 

overarching conclusions. An important consideration for any work of this type is 

that it is inevitably a point-in-time assessment. This study has incorporated the 

latest data and other evidence available at the time of preparation.  The 

accuracy and sources of data derived from third party sources has not been 

checked or verified by NLP. 

1.8 As part of the study, and to ensure it reflects local characteristics and issues, 

consultation was undertaken with a range of stakeholders including 

commercial agents and business organisations. 

Methodology 

1.9 In March 2014, the Government released the Planning Practice Guidance [the 

Practice Guidance] to provide practical support for practitioners and inform the 

implementation of the National Planning Policy Framework [the Framework]. 

With regards to assessing economic development needs, the Guidance states 

that local authorities should:3 

a Consider their existing stock of land, identifying the demand for and 

supply of employment land and determine the likely business needs and 

future market requirements; 

b Consider the locational and premises requirements of particular types of 

business; 

c Consider projections and forecasts to help identify where sites have been 

developed for a specific economic use; 

d Analyse supply and demand to identify whether there is a discrepancy 

between quantitative and qualitative supply and demand for employment 

sites; and 

e Identify where gaps in local employment land provision exist by 

comparing the available stock of land with the requirements of the area. 

1.10 The methodology that has been used to undertake the ELDS Update conforms 

to the requirements of the Framework and the Practice Guidance and can be 

summarised in Figure 1.1. 

                                                
3
 Planning Practice Guidance (2014) Housing and economic development needs assessments: paragraph 30,  
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Figure 1.1  ELDS Update Methodology 

 

Structure of the Report 

1.11 The technical report is structured as follows: 

 Economic Context (Section 2.0) – a review of current economic 

conditions and recent trends in the Borough and its economic strengths 

and weaknesses that may affect future needs for employment space; 

 Policy Review (Section 3.0) – An overview of Burnley from a planning 

policy perspective, including an analysis of relevant economic strategy 

documents and employment land contextual research; 

 Overview of B-Class Employment Space (Section 4.0) – analysis of 

the current stock and trends of employment space in the Borough in 

terms of mix of uses, development rates, gains and losses, age of 

premises, and provision in adjoining local authority areas; 

 Stakeholder Consultation (Section 5.0) – outlining the consultation NLP 

has undertaken with local businesses, agents and other key stakeholders 

to ensure commercially realistic and robust outputs; 

 Commercial Property Market Signals and Intelligence (Section 6.0)- a 

review of the local commercial property market, including the supply of 

and demand for different types of employment space within Burnley and 

the needs of different market segments; 

 Future Requirements for B Class Employment Space (Section 7.0) – 

estimates of future employment space requirements for B-Class sectors 

in quantitative terms, drawing on employment forecasts and other 

factors; 
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 Overall Conclusions and Policy Implications (Section 8.0) – considers 

policy and other measures needed to support the existing site portfolio 

and maximise economic growth in the Borough of Burnley. 
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2.0 Economic Context 

Introduction 

2.1 This section establishes the economic context of the study by reviewing recent 

economic conditions and trends within Burnley in the context of the economies 

of the North West and Great Britain as a whole.  This analysis is important in 

identifying the existing strengths and weaknesses of the Borough’s economy, 

as well as those factors likely to influence the nature and level of future 

demand for employment land. 

Spatial Overview 

2.2 Burnley is located in East Lancashire and is bounded by the administrative 

areas of Hyndburn, Calderdale, Ribble Valley, Pendle and Rossendale.  The 

Borough has strong road connections with Junctions 9, 10 and 11 of the M65 

located in the Borough, linking the town to Colne and Nelson to the north, as 

well as nearby Accrington, Blackburn and Preston to the west. The Borough 

has links to Manchester via the A56/M66 and Junction 8 of the M65. 

2.3 Public transport provision includes a network of bus routes connecting 

residents and businesses to destinations within the Borough and beyond, 

including the X43 to Manchester.  There are five train stations within the 

borough providing connections to Blackpool, Colne, Leeds and York. The 

reinstatement of the Todmorden Curve in May 2015 also provides a rail service 

from Burnley to Manchester via the Rosegrove and Manchester Road stations, 

significantly enhancing the accessibility of the borough. 

2.4 According to the 2014 Mid-Year Population Estimates, the Borough’s 

population stands at around 87,300. According to the latest 2012 Sub-National 

Population Projections (SNPP) over the plan period 2012-32 the population of 

Burnley is set to decrease to 86,9004.  Conversely, due to declining household 

size, the latest 2012-based household projections forecast an increase in the 

number of households within the Borough, from 37,579 in 2012 to 38,675 by 

2032, an increase of 2.9% (rising by 208 to 37,787 in 2016)5. 

                                                
4
 ONS (2014) 2012-based Subnational Population Projections 

5
CLG (2015): 2012-based Sub-National Household Projections 
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Figure 2.1  Spatial Context of Burnley Borough 

 

Source: NLP 
Note: The size of the settlement circle is not proportional to the settlement’s population size 

Economic Conditions and Trends 

2.5 Current economic conditions and trends in Burnley are summarised below, 

with comparisons made (where appropriate) with regional and national 

averages. Data is taken from the September 2015 Experian Model and 

published Office for National Statistics [ONS] sources unless otherwise 

indicated. 

Employment 

2.6 Burnley Borough accommodated 37,440 workforce jobs in 2012 (the beginning 

of the plan period), a 7% fall below its 1997 peak (40,120). This is in contrast to 

the North West’s increase of 7% and an increase across the whole of the 

United Kingdom of 11% over the same period.6  

2.7 As with the total level of workforce jobs within the Borough, the proportion of B-

class jobs has also decreased steadily, falling from 49% of all jobs in Burnley in 

1997 to 35% in 2012 (Figure 2.2). This overall decline masks differences within 

the B-Class sectors.  For instance, extensive losses of employment within 

industrial sectors7 (-43% over 1997-2012) has been partially offset by a growth 

in office jobs (+26% over the same period). 

                                                
6
 Experian (2015) It should be noted that BRES (Employment Survey) data is used as a base for the Experian data.  However 

,as the BRES data is survey-based, Experian makes minor adjustments to account for slight inaccuracies in the data (i.e. mis-
reporting).  This explains why there may be minor mismatches between the BRES and Experian data.  For a methodological 
note on how Experian forecasts are derived please see Appendix 5. 
7
 B1c/B2 industrial sectors in addition to B8 distribution sectors 
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2.8 Between 1997 and 2012, employment growth within Burnley was primarily 

driven by Education (representing an increase of +2,230 jobs), Residential 

Care and Social Work (+1,080), Administrative and Support Services (+440), 

and Land Transport, Storage & Post (+430). At the same time, the largest job 

losses were recorded in the manufacturing sectors of Textiles & Clothing (-

2,160), Metal Products (-1,600) and Non-Metallic Products (-1,120). 

Figure 2.2  Changes in Total Workforce Jobs and B Class Jobs in Burnley, 1997 – 2012 

 

 Source: Experian 2015 / NLP analysis 

2.9 Figure 2.3 compares the proportion of jobs in broad industrial sectors and the 

percentage of those within Burnley, against the wider region and nationally.  

The largest sector in Burnley (as of 2012) is Public Services8 (33%), whilst 

Wholesale and Retail (18%) and Manufacturing9 (15%) also account for a 

relatively high proportion of workforce jobs.  The authority’s reliance on Public 

Services is a sign for caution, as the Government’s continued budget cutbacks 

are likely to reduce this figure further over the next few years.  

2.10 By contrast, Professional & Other Private Services10 firms employ a lower 

percentage of employees relative to the regional (+7% higher than Burnley’s 

proportion) and national average (+8% higher than Burnley’s rate), and the 

same is true for other high-value service sectors such as Finance and 

Insurance. 

2.11 Whilst starting from a lower base (relative to regional and national averages), 

the number of people employed in Professional & Other Private Services has 

                                                
8
 This grouping includes the SIC2 sectors of Public Administration & Defence, Education, Health and Residential Care & Social 

Work 
9
 grouping includes the SIC2 sectors Food, Drink & Tobacco, Textiles & Clothing, Wood & Paper, Printing & Recorded Media, 

Fuel Refining, Chemicals, Pharmaceuticals, Non-Metallic Products, Metal Products, Computer & Electronic Products, Machinery 
& Equipment, Transport Equipment and Other Manufacturing 
10

 This grouping includes the SIC2 sectors of Professional Services, Real Estate, Administrative & Support Services and Other 
Private Services 
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risen by a third between the period 2009 – 2015, and the sector now employs 

1,630 people. 

Figure 2.3  Workforce Jobs by Sector in Burnley, the North West and the UK (2012) 

 

Source: Experian 2015 / NLP analysis 

Business Demography and Enterprise 

2.12 Burnley has a slightly smaller proportion of ‘micro’ firms employing between 0-

9 workers (86.3%) than in the North West (87.8%) or Great Britain (88.3%). As 

a result, there is a slightly higher percentage of firms employing between 10 

and 49 workers (11.3% versus 10.1% in the North West and 9.6% in Great 

Britain), and between 50 and 249 workers (2.0% versus 1.7% in the North 

West and 1.7% in Great Britain), although the proportion of large firms 

employing 250+ workers is the same across all three areas (0.3%) (Figure 2.4). 
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Figure 2.4  Business Size, 2015 

 

Source: ONS (2015) UK Business Statistics: Activity, Size and Location 

2.13 Key international businesses located within the Borough include Aircelle Ltd, 

Futuba-Tenneco UK Ltd, Kaman Tooling UK and Paradigm Precision.  

Endsleigh Insurance, an important local employer, also has its headquarters in 

Burnley. 

2.14 The Borough supports relatively few business start-ups relative to the regional 

average, with just over 66 new business registrations per 10,000 working age 

population in Burnley compared with 78 across the North West and 83 across 

the United Kingdom as a whole.11 

2.15 The rate of self-employment is often used as a proxy for the level of enterprise 

in an area. ONS data on self-employment in Burnley is partial – prior to 2008 

self-employment levels were broadly at or below both the regional and national 

averages, with an average rate of 7% between 2004 and 2008, compared to 

7.7% and 9% in the North West and Great Britain. However, since then, the 

level has increased dramatically, with an average level of 11.8% between 

2008-2011 compared with between 8% and 9% across the North West and 

Great Britain respectively 12 (Figure 2.5). 

                                                
11

 ONS (2013) Business Demography Statistics 2013 
12

 More recent data is not available for Burnley from the ONS 
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Figure 2.5  Self Employment in Burnley, North West and Great Britain 

 

Source: ONS (2015) Annual Population Survey 

Labour Market 

2.16 The economic activity rate (i.e. the share of working-age residents either in or 

seeking employment) in Burnley, at 71.2%, is lower than both the regional 

(74.6%) and national rate (77.5%).13  This suggests that a relatively large 

amount of capacity exists to boost labour supply from current residents. 

2.17 Historically claimant unemployment levels in Burnley have been broadly 

aligned with the regional and national rates.  Levels rose significantly in 

Burnley between 2008 and 2009 (as they did across the region and Great 

Britain as a whole, reflecting the onset of the recession, although they rose 

more significantly in Burnley), with Claimant Count levels peaking at 5.3% in 

February 2012. Since 2012, the proportion of JSA claimants in the Borough 

has steadily dropped, reaching a nine year low of 1.6% in September 2015 

(Figure 2.6), with Burnley’s rate broadly matching that of the North West and 

the UK as a whole again.14 

                                                
13

 ONS (2015) Annual Population Survey 
14

 ONS (2015) Claimant Count 
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Figure 2.6  Changes in JSA Claimant Rates in Burnley, with regional and national comparisons, 2006-15 

 

Source: ONS Jobseeker's Allowance / NLP analysis 

2.18 The alternative ONS model-based unemployment rate, which is a wider and 

arguably more realistic measure of unemployment (based upon the 

International Labour Organization [ILO] definition which includes all those 

looking for work and not just those claiming benefit), the Borough’s 

unemployment rate is higher, at 7.1%. This rate also shows a higher 

divergence between Burnley’s labour market and its regional and national 

comparators (5.9% and 5.7% respectively). 15 

2.19 Another indicator of labour market participation is the proportion of working age 

residents claiming Employment and Support Allowance [ESA] and incapacity 

benefits. In Burnley this is equivalent to 10.3%, which is higher than the 

regional (8.1%) and national equivalents (6.3%).16 

2.20 In 2013, the job density figure17 in Burnley was 0.7, lower than the regional rate 

(0.77) and also the density across Great Britain as a whole (0.8). This suggests 

that there are fewer jobs than there are residents within the Borough. 

2.21 The role of education is vital for preparing the workforce for employment and 

ensuring that people have the right skills and qualifications to access high 

quality jobs and contribute to overall economic growth and increasing 

prosperity. In this regard, the skills-set of Burnley residents is poor relative to 

regional and national comparisons.  It has a slightly higher level of those 

without any formal qualifications (compared to regional and national averages) 

and it also has a lower percentage of its workforce educated to NVQ4+ 

                                                
15

 This records all those searching for work but who are currently unemployed regardless of whether they are claiming 

jobseekers allowance or not 
16

 DWP (2015) Benefit Claimants: Working Age Client Group 
17

 The ratio of jobs to resident population, often used as a measure of labour demand. 2013 represents the latest available data 
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(equivalent to degree) level (23.3%, compared to regional and national 

averages of 30.9% and 36.0% respectively). 

Figure 2.7  Qualifications of the labour force in Burnley 

 

Source: ONS Annual Population Survey (2014) 

2.22 Furthermore, whilst resident wages in Burnley (at £434 per week) are lower 

than across the North West (£467) and Great Britain (£504) as a whole, those 

who live in Burnley earn around 4% more than those who work in the Borough 

(Figure 2.8). This suggests that the types of jobs available locally are lower-

paid than elsewhere in the North West (and beyond), with higher-paid jobs to 

be found outside of the Borough. 

Figure 2.8  Mean Gross Weekly Earnings, Burnley, North West and Great Britain Comparison 

 

Source: ONS (2014) Annual Survey of Hours and Earnings 
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2.23 Burnley is characterised as having high levels of deprivation, with a ranking of 

17 out of 326 local authority areas based on the Indices of Multiple Deprivation 

[IMD] (2015), although its ranking has improved from a low of 11th most 

deprived local authority in the previous IMD (2010).  As can be seen from 

Figure 2.9, the inner urban areas of the Borough, around the towns of Padiham 

and Burnley itself, are considerably more deprived than the surrounding (less 

populated) rural areas. 

Figure 2.9  Levels of Deprivation within Burnley 

 

Source: CLG (2015) Indices of Multiple Deprivation 

Functional Economic Market Area 

2.24 This section provides a broad overview of Burnley and its likely position within 

a wider Functional Economic Market Area [FEMA].  The following provides an 

up to date analysis of the extent of the FEMA in accordance with the Practice 

Guidance and using the latest 2011 Census data on migration and commuting 

levels. 

2.25 The Practice Guidance provides advice on how a FEMA can be defined.  It 

states that the geography of commercial property markets should be thought of 

in terms of the requirements of the market regarding the location of premises 

and the spatial factors used in analysing demand and supply.  The Practice 

Guidance goes on to state that since patterns of economic activity vary from 

place to place, there is no standard approach to defining a FEMA; however, it 

is possible to define FEMAs taking account of factors including travel to work 

areas and housing market areas.18 

                                                
18

 Planning Practice Guidance (2014) §2a-012-20140306 



  Burnley Employment Land Demand Study 
 

P14  10365040v6 
 

2.26 More detailed guidance of how to define a FEMA is provided by CLG and 

states that examining commuting flows can help to define the functional 

economic market area of an economy.19 These commuting flows can be 

assessed using the latest travel-to-work flow data from the 2011 Census. 

2.27 Previous analysis of Travel to Work Areas (TTWAs) across the country was 

carried out by ONS in 2015, based on 2011 commuting patterns (Figure 2.10).  

From the modelling work undertaken, ONS considered that Burnley was 

contained within a larger TTWA that also includes Pendle. 

Figure 2.10  ONS Travel-to-work-area analysis based on 2011 Census commuting data 

 

Source: ONS (2015) 

2.28 At the time of the 2011 Census, Burnley had an inflow of 14,608 people 

commuting into the Borough on a daily basis against 15,272 out-commuters, 

giving a net total of 664 out-commuters.  The Borough has high levels of out-

commuting to Pendle, Hyndburn and Blackburn with Darwen, whilst Pendle 

and Hyndburn also have high levels of commuters travelling into Burnley in 

return. Burnley is therefore a net exporter of labour, with a daily net outflow 

equivalent to around 1.8% of all workplace jobs within the Borough.  

2.29 This represents a change from the time of the previous Census, when 13,020 

residents commuted out of the Borough daily, against 13,085 in-commuters, 

giving a net total of 65 in-commuters. 

                                                
19

 CLG (2010) Functional Economic Market Areas: An Economic Note 
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Figure 2.11  Travel-to-Work Flows for Burnley, 2011 

 

Source: Census 2011 / NLP analysis 

2.30 The ONS defines labour market areas as those areas where the bulk of the 

resident population also work within the same area. Defining labour market 

areas requires an analysis of commuting patterns to identify Travel to Work 

Areas [TTWAs] for local economies. A commonly accepted approach to 

defining TTWAs is that generally around 75% of an area's resident workforce 

work in the area (the first test) and at least 75% of the people who work in the 

area also live in the area (the second test).  The area must also have a working 

population of at least 3,500.  It is worth noting that to define a Housing Market 

Area [HMA], a figure of around 70% is generally seen as being the threshold 

for self-containment in terms of internal movement patterns. 

2.31 Applying this methodology to the 2011 Census, it is possible to determine 

whether Burnley represents a FEMA. The results are presented in Table 2.1.  

The table indicates that Burnley in isolation could not be said to represent a 

FEMA. However, when the commuting statistics of both Pendle and Burnley 

are grouped together it could be argued they do form a self-contained FEMA - 

around 68% of the area's resident workforce work in the area and around 73% 

of the people who work in the area also live in the area. 

Table 2.1  Commuting data and FEMA tests 

 
Live and work 

in LA 

Resident 
workforce 
population 

Workplace 
population 

Net 
commuters 

FEMA Test #1 FEMA Test #2 

Burnley 23,095 38,304 37,640 -664 60% 61% 

Burnley and Pendle 52,665 77,802 72,417 -5,385 68% 73% 

Source: 2011 Census  
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2.32 Figure 2.12 shows the travel-to-work flows of Burnley and Pendle. 

Figure 2.12  Travel-to-Work Flows for Burnley, 2011 

 

Source: Census 2011 / NLP analysis 

2.33 In accordance with the Duty to Cooperate, it is recommended that BBC 

continue to partake in close discussions with adjoining authorities to ensure 

that their economic strategies and emerging development plan polices align. 

Lancashire Enterprise Zone 

2.34 As stated within the previous ELDS, a key opportunity for the Borough is to 

ensure that it maximises the potential benefits from the Lancashire Enterprise 

Zone [EZ], which is split between two BAE Systems sites at Samlesbury and 

Warton, to the east and west of Preston. 

2.35 A new Blackpool Enterprise Zone was also announced in November 2015 at 

Blackpool Airport and Hillhouse Business Park in Thornton-Cleveleys, focusing 

on energy and chemical engineering respectively.  This could support nearly 

140 new businesses and help create 3,000 new jobs by 2030.20 

2.36 The Lancashire EZ, which is solely focused on the Advanced Engineering 

Materials [AEM] sector, is anchored by BAE Systems across its two sites at 

Samlesbury and Warton, which are central to delivering the firm’s export orders 

currently valued at over £19 billion. 

                                                
20

 LEP Network (2015) ‘Lancashire Enterprise Partnership secures Blackpool Airport Enterprise Zone’ Available online at: 

http://www.lepnetwork.net/news/2015/lancashire-enterprise-partnership-secures-blackpool-airport-enterprise-zone/ 
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2.37 The Lancashire EZ sites have received very substantial investment loan 

support from the Government’s Local Infrastructure Fund and benefit from: 

1 Business Rates relief worth up to £275,000 per business over a 5 year 

period; 

2 100% retention of business rate growth for the LEP to enable them to 

fund development on the EZs; 

3 A simplified planning processes; and 

4 superfast broadband for those advanced manufacturing and engineering 

companies seeking to move into/expand within the area. 

2.38 The Lancashire EZ is designed to exploit the critical mass and ‘halo effect’ of 

industrial activity at Samlesbury and Warton, which, in turn, is intended to help 

re-establish Lancashire as a leading global centre for the AEM sector.  

2.39 In September 2015, BAE Systems began the construction of their new £15m 

state-of-the-art training academy in Samlesbury, which is expected to be 

completed in around a year’s time. The EZ is expected to create up to 6,000 

high-value high-skilled jobs over its lifetime, with between 5,000-7,000 high-

value high-skilled jobs in the wider AEM supply chain which could benefit 

Burnley Borough directly. 21 

2.40 BBC considers that this represents an opportunity for engineering and 

manufacturing businesses in East Lancashire to grow as the purpose of the EZ 

is to attract Original Equipment Manufacturers [OEM] and Tier 1 suppliers22 

from elsewhere in the UK and overseas, who will bring with them demand for 

products which will help to grow the existing advanced engineering supply 

chain in Lancashire.  BAE, Lancashire County Council [LCC] and the LEP are 

clear that the EZ is not intended to displace existing manufacturing businesses 

from elsewhere in the County, such as Burnley.  The EZ’s potential also needs 

to be seen in the context of the demand for Civil Aircraft, which is predicted to 

double over the next 15 years23 with Burnley businesses well placed to benefit.   

2.41 The LEP’s Lancashire Growth Plan also identifies Burnley’s Aerospace 

Supplier Park (Innovation Drive) as a location linked to the EZ for existing 

businesses needing additional space.  Innovation Drive is at the heart of the 

Lancashire aerospace industry with Aircelle as an anchor tenant.  Furthermore, 

it is understood that BBC has the discretion to offer similar business rate relief 

to inward investors as the EZ.  BBC has also put in place a Simplified Planning 

Zone (via a Local Development Order) at Innovation Drive which permits the 

same flexibility as the EZ can offer.  BBC has confirmed that it is willing to do 

this at other sites, if appropriate. 

                                                
21

 BAE Systems (2015) ‘Construction Begins On State-Of-The-Art Training Academy’ Available online at: 
http://www.baesystems.com/en-uk/feature/construction-begins-on-stateoftheart-training-academy 
22

 A Tier 1 supplier is a manufacturer who provides products directly to an OEM without dealing with a middleman or other 
manufacturers. 
23

 Aerospace Growth Partnership (2012) Reach for the Skies: A Strategic Vision for UK Aerospace 
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3.0 Policy Review 

Introduction 

3.1 National planning policy places a particular emphasis on sustainable 

development through a process of: 

1. Reviewing employment and housing land allocations to ensure the 

supply meets identified needs; 

2. Proactively supporting sustainable economic development to deliver the 

homes, business and industrial units, infrastructure and thriving local 

places that the country needs; and 

3. Encouraging the effective use of land by reusing land that has been 

previously developed (brownfield land), with a view to promoting 

regeneration. 

3.2 This section provides a summary of the relevant policy documents relating to 

employment land and economic development within Burnley. 

3.3 The Framework makes it clear that it is for LPAs to set employment land 

requirement figures for their Local Plan.  Local land targets will be tested 

through the Local Plan process and LPAs must collect and use reliable 

information to justify employment land supply policies. 

National Planning Policy Framework 

3.4 The Framework sets out the Government’s economic, environmental and 

social planning policies for England.  The Framework [§14] 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. 

3.5 The Framework [§7] states that there are three dimensions to sustainable 

development: economic, social and environmental.  The economic role that the 

planning system must perform involves contributing to building a strong, 

responsive and competitive economy, by ensuring that sufficient land of the 

right type is available in the right places and at the right time to support growth  

and innovation; and by identifying and co-ordinating development 

requirements, including the provision of infrastructure. 

3.6 The Framework [§19] states that ‘significant weight’ should be placed on the 

need to support economic growth through the planning system. To help 

achieve economic growth, Local Plans should [§21]: 

 Set out a clear economic vision and strategy for their area which 

positively and proactively encourages sustainable economic growth; 

 Set criteria, or identify strategic sites, for local and inward investment to 

match the strategy and to meet anticipated needs over the plan period; 
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 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. 

3.7 The Framework [§22] also highlights that allocated employment sites for which 

there is no reasonable prospect of development should not be protected in the 

long term.  Proposals for alternative uses on such sites should be treated on 

their merits having regard to market signals and the relative need for different 

land uses to support sustainable local communities. 

3.8 The Framework [§23] confirms that offices are a ‘main town centre use’, and as 

such, LPAs should apply a sequential test to planning applications for main 

town centre uses that are not in an existing centre and are not in accordance 

within an up-to-date Local Plan: 

“They should require applications for main town centre uses to be located 

in town centres, then in edge of centre locations and only if suitable sites 

are not available should out of centre sites be considered. When 

considering edge of centre and out of centre proposals, preference 

should be given to accessible sites that are well connected to the town 

centre. Applicants and LPAs should demonstrate flexibility on issues 

such as format and scale.”  [§24] 

3.9 The Framework [§28] indicates that LPAs are required to ensure that the Local 

Plan is based on adequate, up-to-date and relevant evidence about the 

economic, social and environmental characteristics and prospects of the area.  

LPAs should ensure that their assessment of strategies for housing, 

employment and other uses are integrated, and that they take full account of 

relevant market and economic signals [§158]. 

3.10 The Framework [§160] advises that LPAs should have a clear understanding of 

business needs within the economic markets operating in and across their 

area. 

3.11 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 



  Burnley Employment Land Demand Study 
 

P20  10365040v6 
 

 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. 

3.12 The Framework [§161] states that LPAs should use this evidence base to 

assess (inter alia): 

 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. 

3.13 Public bodies have a duty to cooperate on strategic planning issues that cross 

administrative boundaries [§178].  The Framework [§181] requires local 

authorities to demonstrate evidence of having effectively co-operated to plan 

for issues with cross-boundary impacts when their local plans are submitted for 

examination.  It sets out where co-operation might be appropriate and what 

form it might assume.  It concludes that “cooperation should be a continuous 

process of engagement from initial thinking through to implementation”. 

National Planning Practice Guidance 

3.14 The Government has produced on-line Practice Guidance which includes 

guidance on the assessment of housing and economic development.  This 

replaces the previous ODPM Employment Land Reviews: Guidance Note from 

2004 (although this arguably remains a source of good practice). 

3.15 The Practice Guidance provides a methodology for assessing economic 

development needs.  It states24 that plan makers should liaise closely with the 

business community to understand their current and potential future 

requirements. 

3.16 Plan makers should also consider: 

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

 Market intelligence (from local data and discussions with developers and 

property agents, recent surveys of business needs or engagement with 

business and economic forums); 

 Market signals such as levels and changes in rental values, and 

differentials between land values in different uses; 
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 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. 

3.17 When examining the recent take-up of employment land, the Practice 

Guidance25 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. 

3.18 In terms of forecasting future trends the Practice Guidance26 advises that: 

1. 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); 

2. Local authorities should develop an idea of future needs based on a 

range of data which is current and robust; 

3. Emerging sectors that are well suited to the area being covered by the 

analysis should be encouraged where possible; and, 

4. 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. 

3.19 The Practice Guidance27 advises that plan makers should consider: 

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

2. Demographically derived assessments of future employment needs 

(labour supply techniques); 

3. Analyses based on the past take-up of employment land and property 

and/or future property market requirements; 

4. Consultation with relevant organisations, studies of business trends, and 

monitoring of business, economic and employment statistics. 
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3.20 In identifying the type of employment land needed, the Practice Guidance28 

advises that: 

1. The need for rural employment should not be overlooked; 

2. Underlying population projections can be purely demographic or tied to 

future housing stock which needs to be assessed separately; and, 

3. Plan makers should be careful to consider that national economic trends 

may not automatically translate to particular areas with a distinct 

employment base. 

3.21 In order to derive employment land requirements, the Practice Guidance29 

states that when translating employment and output forecasts into land 

requirements there are four key relationships which need to be quantified: 

1. Standard Industrial Classification sectors to use classes; 

2. Standard Industrial Classification sectors to type of property; 

3. Employment to floorspace (employment density); and, 

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

Consultation on Proposed Changes to National 
Planning Policy 

3.22 In December 2015, the Government released a consultation paper on 

proposed revisions to key national planning policies, with the ultimate aim of 

supporting the delivery of more homes. The proposed changes seek, inter alia, 

to facilitate the delivery of more starter homes by ensuring that unviable or 

underused commercial and employment land is released under the exception 

site policy for starter homes. 

3.23 It proposes to amend paragraph 22 of the Framework to make clear that 

unviable or underused employment land should be released unless there is 

significant and compelling evidence to justify why such land should be retained 

for employment use. Accordingly the consultation seeks views on the level and 

type of evidence that would justify the retention of employment and commercial 

land. 

3.24 It also states that it is considering the merits of expecting local planning 

authorities to adopt a policy with a clear limit on the length of time (such as 3 

years) that commercial or employment land should be protected if unused and 

there is not significant and compelling evidence of it coming forward within a 2 

year timeframe. In addition, the consultation seeks feedback on the suggestion 

that existing mixed use commercial developments containing unlet commercial 

units could be usefully converted to housing including starter homes. 

                                                
28
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Local Planning Policy 

Burnley Local Plan (2006) 

3.25 The Burnley Local Plan was adopted in 2006 and remains part of the 

development plan for Burnley Borough. 

3.26 Objective EW1 and EW7 seek to modernise and diversify the local economy 

and encourage growth in new technology industries respectively. Targets are 

set to measure progress towards achievement of the objectives. 

3.27 Policy EW1 allocates seventeen sites, totalling 57.19ha of land, for business 

(B1), general industrial (B2) and warehousing uses (B8). The total employment 

land allocation for the period 2001-16 is 67.9ha, which includes 10.71ha built 

out between 2001 and 2004.  

3.28 Para 5.20 states that the Council will seek to modernise the Borough’s existing 

established businesses. This particularly applies to the existing textile, 

aerospace, engineering and automotive sectors. 

3.29 The supporting text to Policy EW5 [§5.36] recognises the importance of the 

industrial estates at Heasandford, Rossendale Road, Network 65 and 

Shuttleworth Mead to the Borough’s economy. 

3.30 Policy EW6 identifies six Economic Improvement Areas where development 

will be permitted for the expansion or improvement of existing businesses. This 

policy seeks to direct investment to improve buildings, environment and access 

in areas with concentrations of traditional industrial buildings such as 

Daneshouse, Harle Syke and Thompson Street (Padiham).  

Background Studies and Baseline Reports 

Previous Burnley Employment Land Study Demand Update 
(February 2014) 

3.31 The previous Burnley Employment Land Study Demand Update was prepared 

in 2014. It noted that Burnley’s economy had experienced substantial 

restructuring in recent years and remains over-reliant on manufacturing and 

public sector employment. It also found that the Borough had a reasonable 

supply of available employment land (comprising 55 ha including potential 

sites) and a relatively high proportion of vacant office floorspace. Set against 

this available supply was the potential for around 46 ha of existing employment 

land to be lost to non-B Class uses. 

3.32 Past take up of land was found to be reasonably high, influenced by a number 

of larger scale B2 developments in recent years. In terms of future growth, it 

was considered this was likely to be driven by continued demand for B2 and 

B8 space and growing demand for office space. On the basis of modelling 

work, the Borough was deemed to require between 45 ha and 100 ha (gross) 

to meet employment land needs up to 2030. It was recommended that the 
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Council adopt a proactive approach to managing and improving the existing 

portfolio of employment sites to facilitate future growth.   

Burnley Retail, Office and Leisure Study (2013) 

3.33 A Retail, Office and Leisure Study was prepared for BBC in 2013 to inform 

policy development across the Borough, but focussed specifically upon Burnley 

and Padiham town centres 

3.34 The office component of the Study involved a quantitative and qualitative 

assessment of existing commercial office provision.  It concluded that the 

Burnley Town Centre office market is limited with much of the existing stock 

occupied by professional services and public bodies with more modern, high 

quality accommodation found in out of town locations. It considered the net 

requirement for additional office floorspace across Burnley to range from 5,936 

sq m to 28,310 sq m over the period 2013 to 2026, although it was difficult to 

assess what proportion of this should be distributed to Burnley and Padiham 

town centres.   

Economic Strategy Documents 

Lancashire LEP Strategic Economic Plan (2014) 

3.35 The Lancashire Local Enterprise Partnership’s [LEP] Strategic Economic 

Plan30 [SEP] has an overarching purpose to re-establish Lancashire as an 

economic powerhouse and a national centre of excellence in advanced 

manufacturing by maximising its competitive strengths and capabilities in 

aerospace, automotive, energy and health science related sectors. Specifically, 

the SEP seeks to deliver: 50,000 new jobs; 40,000 new homes; and £3 billion 

additional economic activity above the local trend rate over the period to 2025. 

It identifies a number of key priorities and programmes to help achieve this, 

including: 

1. A sector development programme seeking £11m in competitive Growth 

Deal funding to improve the capability and capacity of Lancashire’s 

competitive strengths in advanced manufacturing – especially aerospace, 

automotive and energy; 

2. A major research and innovation programme to enable the University of 

Central Lancashire (which has a cluster of key facilities in Burnley) to 

expand and develop national centres of excellence linked to the delivery 

of local economic priorities; 

3. A skills for growth programme; 

4. An enhanced business growth hub to strengthen the support given to 

high growth SMEs; 

5. An enhanced Growing Places investment fund to unblock stalled 

development opportunities critical to economic regeneration; and, 
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6. A strategic transport programme to release the economic and housing 

growth potential of areas including East Lancashire. 

3.36 The aerospace, automotive and energy industries are identified as growth 

sectors within Lancashire whilst a number of market specialisms are 

considered to have the potential to grow into significant employment and value 

generating sectors in future, including: health; aerospace (unmanned aerial 

vehicles); digital (cyber security, big data and sector specific software 

applications) and business process outsourcing.  

3.37 Lancashire’s Growth Deal 2015 – 2021 (which forms part of the SEP) sets out 

a programme of interventions that will deliver the SEP’s aspirations. These 

include: 

1. An Innovation Excellence Programme  - underpinned by UCLan (and 

Lancaster University), which will help realise the growth potential of the 

Higher Education Institutes’ world class applied research and 

development centres; and  

2. Releasing Local Growth Potential – which identifies a number of projects 

in East Lancashire, including the Burnley/Pendle Growth Corridor, along 

the M65.  

3.38 As a final point, it should be noted that the Lancashire County Council Minerals 

and Waste Local Plan (Core Strategy and Site Allocations and Development 

Management Policies DPD) identifies Heasandford Industrial Estate as a site 

where Local Built Waste Management Facilities would be supported. Planning 

permission has been granted and implemented 2.64 ha of land for a household 

waste recycling centre31. Core Strategy Policy CS9 indicted that in meeting 

waste management needs and, in particular, local waste facilities, priority will 

be given to the location of larger waste facilities within existing or planned 

industrial or commercial areas.  It is understood that these polices will not be 

interpreted to only support the Core Strategies identified waste capacity 

requirements to 2020 set out in CS8. 

Conclusions 

3.39 The key messages from this section can be summarised as follows: 

1 National planning policy requires LPAs to take a positive approach 

towards economic development, and makes it clear that applications 

seeking to secure sustainable economic growth should be treated 

favourably; 

2 LPAs should plan positively for the location, promotion and expansion of 

clusters of knowledge driven, creative or high technology industries; 

3 The Burnley Local Plan (2006) allocates 67.9ha of land for employment 

uses over the plan period 2001-2016; 
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4 The Local Enterprise Partnership has identified the aerospace, 

automotive and energy industries as growth sectors within Lancashire 

and seeks to support the clustering of related industries along the M65 

Growth Corridor.  
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4.0 Overview of B-Class Employment Space  

4.1 This section provides an overview of the current stock of B-Class employment 

space in the Borough, while also summarising recent trends and changes to 

the supply of this employment space. The amount of employment land and 

floorspace has been considered across the three main types of employment 

uses (i.e. office [B1a/b], manufacturing [B1c/B2], and warehousing and 

distribution [B8]). 

4.2 This analysis uses data from the following sources: 

 Commercial floorspace data from the ONS and various datasets from the 

Valuation Office Agency [VOA]; 

 Burnley Borough Council’s monitoring data on employment development; 

and, 

 EGi Property Link database and other commercial property sources. 

Current Stock of Employment Space 

4.3 In 201232, Burnley had over 1 million sqm. of B-class floorspace.  As illustrated 

in Figure 4.1, the vast majority of this relates to industrial floorspace – 927,000 

sq. m., or 90% of the total B-class floorspace.  However, this bias was even 

more pronounced in 2000, with 93% of the total stock comprising industrial and 

warehousing floorspace.  This has declined by 19% (or -218,000 sqm.) over 

that time period, which has been the driving force behind an overall loss of 

195,000 sqm. of B-class floorspace, or 16,250 sqm. per annum.  In contrast, B-

class office space has actually increased by 28% (or 23,000 sqm.). 

Figure 4.1  Stock of Floorspace in Burnley Borough 2000-2012 

 
Source: VOA Business Floorspace Statistics / NLP Analysis 
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 The latest available data from the Valuation Office Agency (VOA) 
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4.4 Figure 4.1 demonstrates that the stock of B-Class floorspace (B1a/B1b offices 

and B1c/B2/B8 industrial units) occupies over three quarters (76%) of the total 

floorspace in the Borough.  Retail floorspace occupies another 247,000 sqm 

(18%) and the remaining 71,000 sqm is classified as ‘Other’. 

Figure 4.2  Stock of Floorspace in Burnley Borough 2000-2012 

 

Source: VOA Business Floorspace Statistics / NLP Analysis 

4.5 A comparison with employment space levels in nearby boroughs is presented 

in Figure 4.3.  This suggests that Burnley has a very similar level of floorspace 

to nearby Pendle, with similar trends exhibited (i.e. rising during the early 

2000s, followed by a continuous fall from around 2006 onwards).  It currently 

has more floorspace than many nearby areas, notably Ribble Valley, 

Rossendale and Hyndburn, but significantly lags behind the larger centre of 

Blackburn-with-Darwen. 

Figure 4.3  Stock of Floorspace by comparator areas, 2000-2012 

  

Source: VOA Business Floorspace Statistics / NLP Analysis 

Note: Includes ‘Office’, ‘Industrial’, ‘Retail’ and ‘Other’ floorspace 

Office (B1a/b) Industrial (B1c/B2/B8) Retail Other
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Spatial Distribution 

4.6 Figure 4.4 and Figure 4.5 present the spatial distribution of B-class 

employment space across the Borough of Burnley using the latest available 

VOA data.  This indicates that the majority of office floorspace is clustered 

within Burnley town centre and several large industrial estates around the M65 

corridor, such as Burnley Bridge, Empire Business Park, Rossendale Road 

Industrial Estate (beside Junctions 9 and 10) and Shuttleworth Mead Business 

Park (beside Junction 8). There is also a smaller cluster of offices and 

industrial premises in the town of Padiham to the north west of Burnley town 

centre. 

Figure 4.4  Spatial Distribution of Employment Floorspace in Burnley Borough, 2010 

 

Source: VOA 2010 / NLP analysis 
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Figure 4.5  Spatial Distribution of Employment Floorspace in Burnley and Padiham, 2010 

 

Source: VOA 2010 / NLP analysis 

Development Rates 

Gross Completions 

4.7 Data on gross completions provided by BBC over the period 2007/2008 – 

2014/2015 was analysed. According to records the gross amount of land 

developed for B-class employment uses in Burnley during this period was 

127,981 sqm, a rate of 15,998 sqm per year. These figures are skewed 

somewhat by the extremely large level of completions recorded in 2009/10, 

particularly of the 50,430 sqm development of an Anthropology Research 

Centre (Class B1b) used by UCLan as a specialist field research centre for the 

School of Forensic Anthropology.  Other than for 2009/10, the level of B-Class 

employment land completions slowed down considerably over the period 

2007/08 – 2010/11. This was considered by commercial property agents to be 

largely explained by the financial crisis, which had the effect of reducing the 

availability of credit to developers as well as producing a much more 

challenging business environment for expansion. From 2011/12 onwards, 

however, the commercial property market has shown strong signs of recovery, 

with higher rates of B-class development driven primarily (but not exclusively) 

by B2/B8 premises. 



  Burnley Employment Land Demand Study 
 

10365040v6   
 

Losses and Net Completions 

4.8 BBC has also provided data relating to the loss of B-Class land for alternative 

uses. A total of 86,591 sqm of B-Class employment land was lost across the 

Borough over the period 2007/08 – 2014/15, a rate of losses which average 

10,824 sqm per year. As can be seen in Figure 4.6, this high rate of losses is 

mostly due to a handful of large losses in a few individual years as opposed to 

a sustained rate of losses over consecutive years. In particular, significant 

losses of employment land relate to: 

1 Balderstone Lane33 (26,354sqm of B1/B2/B8 land which was allocated as 

an employment site in the 2006 Local Plan lost to Sui Generis use in 

2011/12); and, 

2 Land At Casterton Avenue/Ribble Avenue34 (25,900 sqm of B2 land 

which was lost to C3 uses in 2014/15) 

4.9 Across the period as a whole the net development rate (i.e. taking into account 

employment space losses) was positive at 5,174 sqm annually.  This reflects 

the development of new B1, B2 and B8 floorspace which, on average, has 

outpaced the level of losses of employment space (Figure 4.6). 

Figure 4.6  Net Development Rates in Burnley, 2007/08 – 2014/15 

   

Source: BBC / NLP analysis 
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 Planning Application Reference: NOT/2010/0047 
34

 Planning Application Reference: APP/2012/0343 

-35,000

-25,000

-15,000

-5,000

5,000

15,000

25,000

35,000

45,000

55,000

65,000

2007/08 2008/9 2009/10 2010/11 2011/12 2012/13 2013/14 2014/15

F
lo

o
rs

p
a
c
e

 (
s

q
m

)

B1 B2 B8

Mixed Losses Gross Annual Average

Annual Average Losses Net Annual Take Up



  Burnley Employment Land Demand Study 
 

P32  10365040v6 
 

Available Employment Land 

4.10 Monitoring data from Burnley Borough Council suggests that the Borough has 

an estimated 43.34 ha of allocated employment land remaining from the 2006 

Local Plan.. However, 24.64 of this is either currently under construction or has 

planning permission for development.35 

Emerging Supply of Employment Floorspace 

4.11 An analysis of Burnley’s development pipeline can also help us to understand 

the projected future supply of employment space.  The study has analysed 

data provided by BBC on extant planning permissions, and Table 4.1 shows 

that there are permissions for 158,532 sqm of B-Class floorspace in Burnley, 

approximately 8% of which are for B1(a) floorspace, 12% are for B1(b) 

floorspace, 13% are for B1(c) floorspace, 11% are for B2 floorspace and the 

remaining 57% are for B8 floorspace. 

Table 4.1  Floorspace with planning permission sqm (under construction or not started) 2007/08 - 2014/15 

Use Class B1(a) B1(b) B1(c) B2 B8 Total 

sqm 12,754 18,665 20,237 16,827 90,049 158,532 

Source: BBC 

Note: Figures include outline planning permissions 

Employment Space in Adjoining Areas 

4.12 It is also important to understand the extent of available employment land in 

adjoining local authorities and any major new economic developments coming 

forward there which might compete with Burnley for future demand.  A brief 

review has therefore been undertaken (below) of the current position in each 

area. 

Pendle 

4.13 Pendle Borough is located to the north of Burnley. The Pendle Employment 

Land Review (November 2013) applies a number of methods for calculating 

the Borough’s future employment land requirements.  The ELR identifies a 

requirement for an additional 61.42 ha between 2013 and 2030.  The 

employment land portfolio suggests that a total of 40 sites are currently 

available across the Borough, providing a total of 38.08 ha.  This leaves a 

projected shortfall of 23.34 ha.   

4.14 To address this shortfall, a further 13 sites were assessed for their potential to 

contribute to the Borough’s employment land requirement.  Those sites that 

help to meet this quantitative shortfall and address any identified gaps in the 

existing supply in terms of site distribution, size and the typologies served will 

be identified in the emerging Pendle Local Plan.  
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4.15 The Pendle Local Plan identifies Lomeshaye Industrial Estate (just to the north 

of Burnley) as a strategic site within the Borough supporting more than 120 B1, 

B2 and B8 businesses over 40 ha. The Council is looking to extend 

Lomeshaye Estate to accommodate the additional employment land required 

over the Plan period which would require the release of some land in the 

Green Belt.  The borough is constrained by Green Belt and topography issues 

meaning it has a lack of large flat sites except to the north of the borough at 

Barnoldswick (home to Rolls Royce)  which is challenging to access due to 

poor road networks.  

4.16 The ELR identifies a particular deficit of employment land within the M65 

corridor, noting that demand is primarily for warehousing and distribution park 

accommodation.  The extension of the Lomeshaye Industrial Park would 

strengthen the relationship between the Key and Local Service centres in the 

M65 corridor whilst helping to meet the demand for further employment land. 

4.17 The ELR concludes that where possible, sites that are identified to meet the 

shortfall in employment land supply should be located within M65 corridor 

where demand is highest, and/or the Council should consider relaxing, or 

removing, the ‘B1a Office only’ policy restriction in place at the Riverside 

Business Park. 

Rossendale 

4.18 Rossendale Borough is located to the south of Burnley. The Rossendale Local 

Plan Part 1: Core Strategy (adopted November 2011) indicates that there is a 

requirement for 20.84ha of employment land over the plan period to 2026. The 

greatest demand is for industrial units located close to the M66 and A56 

corridor and office units focussed in and around Rawtenstall (to be developed 

as a centre for the Rossendale area) and the Bacup, Waterfoot and 

Stacksteads Corridor. 

4.19 An update of the Rossendale Employment Land Study was carried out in 2014. 

Although not yet published, the draft report indicates a slight increase in the 

Borough’s employment land requirement over the plan period. This increase is 

only modest and could be attributed to the lack of good quality, small to 

medium sized industrial premises due to the fact that the existing stock is poor 

and ageing.  Figures also show that there is a low job density ratio and that 

there is significant out commuting to neighbouring authorities which would also 

impact upon the amount of employment land required by the Borough. 

Blackburn with Darwen  

4.20 Blackburn with Darwen Council does not share a common boundary with 

Burnley but is located southwest of it. The Council updated its Employment 

Land Review in October 2013 as part of the evidence base to support the 

development of the Local Plan Part 2: Site Allocations and Development 

Management Policies and to provide a guide to the allocation of future 

employment land. 



  Burnley Employment Land Demand Study 
 

P34  10365040v6 
 

4.21 The Borough has identified a need for an additional 66 ha of employment land 

over the plan period 2013 to 2026. The ELR identifies a potential 43.7 ha of 

employment land in existing areas and a further 1.21 ha was taken up between 

2011/12 and 2012/13. This results in an employment land shortfall of 21.06 ha 

which will be accommodated at Whiteberk Strategic Employment Site, 

Hyndburn and Evolution Park. The Whitebirk strategic employment site directly 

adjoins the urban area of Blackburn and is of a sufficient scale to serve 

Blackburn and Darwen, Hyndburn and the wider Pennine Lancashire as a 

strategic site. Approximately 40% of the development area of Whitebirk 

Strategic employment site will be required to meet Blackburn with Darwen’s 

identified employment needs. 

Ribble Valley 

4.22 Ribble Valley Borough Council is located to the northwest of Burnley. The 

Council updated its Employment Land Study in May 2013 to inform and 

underpin its Local Plan to 2028. This identified a requirement for an additional 

3.73 to 8.05 ha of employment land over the Plan period. 

4.23 As at March 2012 there was a headline supply of 20ha of available 

employment land made up of 12 sites. An additional 8ha of employment land 

will be allocated over the time of the plan period. The BAE Samlesbury site 

located within the borough is regarded as a regionally significant employment 

site with the Government designating it an Enterprise Zone. As such the site is 

not considered as part of the Borough’s employment land supply.  

4.24 The council has designated six key employment sites and areas to be 

safeguarded for B class uses and other employment uses to achieve economic 

enhancement: Barrow Brook Business Park; BAE Samlesbury; The Sidlings; 

Salthill Industrial Estate; Shaylane Industrial Estate; and Time Technology 

Park. New supply of employment land is primarily located adjacent to the A59 

with the aim, where possible, to extend and add value to those existing 

employment areas, accessible to all local and key service centres within the 

borough. 

Hyndburn 

4.25 Hyndburn Borough Council is located to the west of Burnley. The Council is 

currently in the process of updating its Employment Land Study which is 

expected to identify a large range of future employment land requirement 

(between around 10ha and 60ha to 2033) depending upon the scenario 

employed. Once existing land supply is taken into account, it is anticipated that 

there will be an oversupply of employment land, albeit just a small one with 

regards to the top end of the identified range. Although the draft findings 

suggest a sufficient quantitative supply of land is already available, much of 

this is considerably constrained and there appears to be a clear need to 

consider provision of a more readily available supply of unconstrained sites in 

accessible locations. 
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4.26 The Core Strategy (adopted 2012) facilitated strategic site allocations for 

employment, including a number of amendments to the borough’s Green Belt. 

The Whitebirk Strategic Employment site, located at junction 6 of the M65 

motorway, provides around 35 ha of allocated employment land and serves as 

a regional employment site. The Huncoat Strategic Site, around 28 ha, lies at 

the opposite end of the Borough. An extension to the existing Altham Business 

Park was also made to the southern side (with amendments to the Green Belt 

made to facilitate this) which aims to meet the need of existing businesses. 

The forthcoming Hyndburn Site Allocations DPD will look at the issue of supply 

in more detail, in light of the updated evidence base currently emerging. 

Calderdale 

4.27 Calderdale Borough is located to the east of Burnley. The Calderdale 

Employment Land Review Update (2012) indicates that the borough requires 

187,429 sqm of potential new office land and 254,875 sqm of industry and 

warehousing land. The Study notes the wide disparities in potentially available 

employment land across Calderdale, particularly in West Calderdale where 

there is less demand for employment floor space and also limited potential new 

employment sites in comparison with rest of the Borough where more 

floorspace is available.  

4.28 However, Calderdale is currently in the very early stages of reviewing its future 

employment land requirements and is awaiting an update to its Employment 

Forecasting Model. It is likely the Council’s employment growth and land 

requirements will alter once this process is completed, around Spring 2016. 

4.29 The Council’s ‘Map of Potential Sites’ which was issued for consultation in 

November 2015 (as part of the preparation of the Local Plan) indicates that the 

majority of potential new development sites are situated towards the east of the 

borough. East Calderdale has a good supply of employment land. However, 

the office market is heavily reliant on Wakefield Road, Clifton, which was 

identified as a flag ship site in the 2008 ELR for inward investment.  

4.30 In terms of industry and warehousing space, both Brighouse and Elland remain 

attractive locations. Halifax has a good supply of employment land spread over 

a number of sites, however, West Calderdale has a limited supply of viable 

employment sites therefore the best of the remaining land is saved for local 

employers. 

Changing Requirements for Employment Space 

4.31 Given that this study assesses Burnley’s business needs over the longer term 

(to 2032), it is relevant to consider some of the key drivers and macro trends 

that are likely to influence the type, scale and locational requirements for 

employment space in the Borough over this period. Because it is impossible to 

know precisely what impact they will have, it will be important to closely 

monitor their implications within the context of the Borough’s evolving portfolio 

of land and sites for business. 
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4.32 These trends as set out below mainly relate to office occupier requirements; 

aside from the use of increasingly advanced technologies and resulting 

efficiencies, the nature of industrial activity in future is not expected to have a 

significant impact upon spatial requirements for workspace. These trends 

should also be considered within the context of increasing flexibility in the way 

in which workspace is used, whereby business activity and operations do not 

always align neatly with any one particular use class. 

Space-Less Growth 

4.33 At the national level, long-term trends show the growth in the number of office 

workers outpacing office floorspace, particularly over the past decade. As a 

result, the density ratio of sqm per employee has declined, partly due to 

technology with devices such as computers having reduced in size making it 

possible for workspaces to become smaller and more compact. Use of office 

floorspace has become increasingly efficient, sometimes configured to allow 

dedicated, complementary amenity space and collaborative workspace. 

Technology 

4.34 Increasingly sophisticated technology is changing the way in which firms and 

employees interact with each other and reduces the need for a fixed 

workplace.  For instance, mobile and wireless technology allows information to 

be accessed almost anywhere from a single platform while video conferencing 

negates the requirement for face-to-face interaction in many situations. The 

traditional ‘desk’ can be situated almost anywhere, whether inside a building, in 

a café, on the move, or in a public open space.  Furthermore, cloud computing 

enables IT services to be piped into an office building though the internet, 

reducing the space required by a building’s IT infrastructure. 

Rise of the Self-Employed 

4.35 Self-employment nationally is at its highest level for 40 years according to data 

from the ONS, at 10% of the British working age population36 (as of 2014/15). 

Since 2008 there has been a significant growth in self-employment, with two 

thirds of all employment growth relating to this group. Partly due to the rise of 

high-speed broadband and the increasing ease with which ‘homeworking’ is 

possible, the rate of self-employment in Burnley increased significantly over 

this period, peaking at  16.9%  in 200937.  Whilst this rate decreased to the 

level broadly seen across the wider region and nationally38, it is still an issue 

that is relevant for this study. 

4.36 While the most common jobs for the self-employed tend to be in construction, 

taxi driving and agriculture (leisure and hospitality), over the past five years 

(given the increase in the availability of broadband) there has also been 
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 The latest date for which there is reliable comparable data for Burnley, the North West and Great Britain is 2011, when 
Burnley had a self-employment rate of 8.2% of those aged 16-64, the North West 8.1% and Great Britain 9.2%, according to the 
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significant growth in self-employment among industries such as management 

consultancy, information technology and chartered accountants – professions 

that typically have some requirement for office space. The implication is that 

these self-employed workers will either work from home (see below) or seek 

more formal, small scale workspaces for example with access to shared 

facilities and opportunities to collaborate with like-minded entrepreneurs. 

Homeworking 

4.37 An improvement to broadband connectivity combined with more tolerance of 

working remotely by employers has led to a rise in the levels of home working 

in the UK. According to the ONS the number of homeworkers in the UK 

amounted to 4.2 million in the first three months of 2014, equivalent to 13.9% 

of the total workforce.39 Burnley has around 3,000 workers who work mainly at 

or from home, which is equivalent to the national rate of 7.9% of the workplace 

population40.  Businesses are increasingly adapting their practices to account 

for the varying lifestyle of modern workers, many of whom often need to 

balance flexible working hours with family commitments and busy social 

schedules.  

4.38 The changing attitudes towards homeworking have had an impact on space 

requirements across some sectors. For some companies increased levels of 

remote working can lead to a reduction in the proportion of permanent or 

formal desk space required and the introduction of hot desking/hoteling 

systems in the office.  

Conclusions 

4.39 Burnley’s employment space is dominated by industrial (factory and 

warehousing) uses, although over time this has decreased whilst the level of 

office stock has increased.  The majority of the Borough’s office stock is 

located in Burnley town centre, whilst the industrial stock is split between: the 

town centre; in and around the M65 corridor running through the Borough; and 

in and around Padiham. A smaller quantity of floorspace is dispersed across 

the rural parts of the Borough. 

4.40 Over the eight years between 2007/08 and 2014/15 the Borough witnessed an 

average gross development rate of B-class employment space of 15,998sqm 

annually.  Accounting for average annual losses of employment space of 

10,824 sqm this means the annual net development rate was positive at 5,174 

sqm.  This reflects a level of new build B1, B2 and B8 which, on average, has 

outpaced the level of losses of employment space. 

4.41 There are no known delivery issues in the adjoining districts of Pendle, 

Rossendale, Ribble Valley, Blackburn, Hyndburn and Calderdale which would 

require additional land to be provided in Burnley to meet their needs. At the 

current time it is understood that none of the other areas are reliant upon 
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Burnley to meet any of their employment land requirements (or vice versa) 

although Rossendale and Calderdale are yet to publish an updated 

employment land study. 
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5.0 Stakeholder Consultation 

Introduction 

5.1 Stakeholder consultation is vital for commercially realistic and robust outputs, 

particularly as it must be defensible in Examinations and planning inquiries. In 

this situation, significant weight has been given to the views of local 

businesses, local agents, economic development officers, surrounding local 

authorities and other key stakeholders. 

Employment Land Stakeholder Consultation 

5.2 This ELDS Update has been informed by a business survey and telephone 

interviews with a range of public and private sector stakeholders, including 

agents and developers active in the Burnley area. The feedback received from 

this consultation exercise has informed subsequent sections of this ELDS 

Update. 

5.3 Early telephone consultation with key stakeholders (including a representative 

from the LEP along with major developers) helped to form a view on 

fundamental economic issues, delivery assumptions, gaps in the market, 

constraints and opportunities in the area. Discussions also took place with 

BBC’s Officers to help identify the sectors which present significant 

opportunities for economic growth, the details of which are outlined in the ‘Key 

Growth Sectors’ scenario (as detailed in a later chapter).  

5.4 A business survey was undertaken by BBC in November 2015, in order to gain 

a better understanding of the needs of businesses operating within Burnley 

and the main factors that support and inhibit business growth. The 

questionnaires were sent out in November 2015 to 930 business addresses on 

the Burnley Bondholder Newsletter list, seeking feedback on a number of 

issues including: 

1 The suitability of their existing sites and availability of land for future 

expansion; 

2 Future expansion plans; 

3 The locational requirements of particular types of business; and, 

4 Important considerations in choosing business premises 

5.5 A total of 72 completed online responses were received.  A summary of the 

business survey’s key findings are set out in Section 6, with a selection of 

business quotes presented in Appendix 2. 

5.6 Business enquires obtained from BBC’s Business Support Team (detailed in a 

later section) were also examined to help further understand the market in 

relation to economic uses and requirements. 
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5.7 In accordance with the Duty to Co-operate, consultation has taken place with 

adjoining local authorities. The purpose of this was to identify cross boundary 

work being undertaken and to understand the extent of their employment land 

portfolio and any major new economic developments which might compete 

with Burnley for future demand. Details of these discussions are presented in 

Section 4. 

5.8 This consultation has provided a wider view of economic potential and market 

demand than statistical data or employment forecasts. The main findings of 

this consultation are set out in various sections of this study and have helped 

to inform the conclusions and recommendations set out in Chapter 8.0. 

5.9 A list of consultees contacted is included in Appendix 1. 
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6.0 Market Intelligence 

Introduction 

6.1 This section provides an overview of the commercial property market in 

Burnley, including recent trends in demand and supply.  The findings are 

based on discussions with a number of commercial property agents and 

developers active in the Borough and respondents from the business survey 

(see Appendix 1 for a list of consultees contacted).  Where appropriate, this 

has been supplemented with information derived from a number of sources 

including an analysis of commercial property availability and published reports.  

UK Property Market Overview 

6.2 The UK commercial property market continues to recover from the financial 

crisis of 2007/08 and the ensuing recession and property slump. Sentiment in 

commercial property now appears to be the most positive it has been for many 

years. Improvements in market conditions have been supported by the greater 

availability of real estate debt and equity finance, occupier demand is steadily 

increasing, and generally rents and capital values are broadly stable.  

6.3 While central London offices are still the outperforming market segment, some 

investors and developers are also looking further afield in an attempt to access 

stock and achieve good returns. However, much of this activity is focusing on 

the best performing locations in the South East or major provincial cities. In 

more economically marginal locations, and those without a significant existing 

commercial property market, there is still uncertainty and lenders and 

developers are likely to remain cautious.  

Burnley Market Overview 

6.4 As with commercial property markets across the country, the recession saw a 

significant drop in both the activity and rental values of the office market and, to 

a lesser extent, the industrial market.  However, all agents reported noticeable 

signs of recovery over the last couple of years with an increase in enquiries, 

sales and lettings. Notwithstanding this, there is still a perception amongst 

some agents that the Burnley office market is very fragile. 

6.5 Employment land within Burnley Borough is largely clustered around the M65 

motorway, between Junctions 9 and 10 (with newer stock to be found very 

close to Junction 9) and within Burnley Town Centre. There is very limited rural 

business space within Burnley.  

6.6 Strategic access to Burnley is good due to the fact the M65 motorway runs 

north to west through the Borough, linking Burnley Town Centre to Colne and 

Nelson in the north and Accrington, Blackburn and Preston to the west. 

Burnley benefits from regular train services to Blackpool, Leeds, York, 

Manchester and Blackburn.  
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6.7 There has been significant investment in the Industrial sector, notably the 

recent development of Burnley Bridge Business Park which benefitted from 

£3.85m of support from the European Regional Development Fund and £2.4m 

loan from Lancashire LEP’s Growing Places Fund to build the bridge and 

access road across the canal, linking the site directly to the M65. 41  The site is 

proving attractive to inward investors, with a large part of the site occupied by 

technology distribution company Exertis, as well as accommodating growth of 

local businesses. 

6.8 Investment in the office sector has been much more limited with the majority of 

activity being driven by existing companies relocating and expanding rather 

than significant inward investment by companies moving into the area.  Recent 

office developments include Kestrel Court at N65 and B1 on Liverpool Road. 

Market Segments 

Offices 

6.9 Burnley is not perceived by the market as a prime office location with very few 

major office occupiers. 

6.10 The demand for office accommodation within Burnley tends to be indigenous in 

nature, with the market primarily driven by small professional and business 

services firms (solicitors, accountants etc.) who serve the local area seeking 

modest floorspace as well as by existing occupiers growing and choosing to 

stay in an area that they feel very loyal towards. The office market is not 

particularly ‘established’ in the sense that it struggles to attract occupiers from 

further afield.  Consequently relatively little floorspace is taken by significant 

new occupiers moving into Burnley from beyond, due to strong competition 

from more established locations such as Manchester and Leeds.   

6.11 Historically the principle office location has been Burnley Town Centre and this 

is where the majority of office stock is still to be found, although much of it is 

dated, non DDA compliant and suffers from a lack of on-site parking. However, 

there is some recently refurbished and good quality town centre office stock at 

Lodge House, St James’s House and Kingsway House, the latter of which is 

very recent and has been let to Endsleigh. However, it is considered that there 

is still a reasonable amount of stock in need of refurbishment. Premises on 

Nicholas Street and Grimshaw Street, all of which are traditional buildings, are 

particularly difficult to let for this reason, although due to them being within a 

Conservation Area it is considered that their demolition and replacement is not 

an option. However, agents consider their current arrangement and condition 

make them unsuitable for office use and the prospects of them being let in the 

near future are very slim indeed.  

6.12 Notwithstanding this, it is considered that the greatest demand for office space 

is still within Burnley Town Centre, particularly if larger premises or cheaper 
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rents are being sought.  Agents have reported that some businesses prefer to 

be based in the town centre as it is close to labour, services and amenities and 

more easily accessible for employees relying on public transport to/from work.  

It is reported that town centre heritage refurbishment projects also have a 

certain appeal with small occupiers in the creative sector.  In addition, ‘On the 

Banks’, Slater Terrace in Burnley Town Centre, provides up to 9 self-contained 

office units in a range of sizes from 540 sq ft to 4,000 sq ft. 

6.13 More generally, newer, higher quality office development has come forward 

over the last few years outside of Burnley town centre, in close proximity to the 

M65 corridor, such as Network 65, Empire Business Park.  It is noted that a 

number of businesses, including solicitors and accountants, have moved out of 

the town centre over the last few years (to Kestrel Court at Network 65 or other 

business parks) as business has shifted and they are no longer as reliant on 

high levels of town centre footfall. Ease of access by private vehicle, onsite 

parking provision, open plan office arrangements and access to meetings 

rooms, all of which are typically offered by out-of-town business parks, are also 

attractive to employers. 

6.14 However, the development of new office accommodation in the area was 

adversely affected by the economic downturn. Whilst it is showing some signs 

of improvement, the commercial market has not recovered to the same extent 

as the industrial market; despite planning permission being granted in 2010 for 

26,000 sq ft of office space at Burnley Bridge Business Park, this has not yet 

come forward due to a lack of demand, financial viability and finance being 

difficult to access. Another agent commented that virtually no speculative office 

development has occurred in the town centre over the last 20 years.  

6.15 During the recession, very few office deals took place.  Agents report that 

rental values are now slowly showing signs of improvement, with landlords now 

less willing to negotiate and offer other forms of incentives to prospective 

tenants. Rents appear to be less affected by the location of a building (values 

are fairly consistent across the Borough with no premium for any particular 

locations) and more by its specification, with higher quality stock on business 

parks achieving in the region of £10 - £12 per sq ft (depending on size) as 

opposed to £4 - £5 per sq ft in older, (unrefurbished) town centre office stock.   

6.16 There is also a recognition that the office content of large industrial units is 

increasing as a result of businesses choosing to combine a number of their 

functions; the office component of the Exertis development at Burnley Bridge, 

for example, is particularly high at 43,196 sq ft (approximately 10% of the total 

overall space).  Consequently, one agent commented that is it not necessarily 

appropriate to continue to view offices as a standalone business function.    

6.17 Despite the amendments to the Town and Country Planning (General 

Permitted Development) (England) Order in May 2013 to allow offices (Use 

Class B1(a)) to be converted into residential (Use Class C3) without the need 

for planning permission, BBC note that there have been instances  where this 

has occurred in Burnley, with an example quoted for three residential units in 



  Burnley Employment Land Demand Study 
 

P44  10365040v6 
 

201442.  However, a large amount of office floorspace (35,000 sq ft) in 

Kingsway House was recently lost to Xercise4Less.  It is understood that 

Calder House, in St James Street, has extant planning permission to be 

converted into halls of residence for the town’s growing University College of 

Football Business, which would deplete the town centre office stock still further 

if it were to be redeveloped. 

Industrial 

6.18 Burnley has witnessed a significant amount of industrial development over the 

last 15 years, ranging from 2,000 sq ft to almost 550,000 sq ft occupied by a 

variety of companies.  However, Burnley has a significant business base in 

advanced manufacturing encompassing firms in aerospace, automotive, 

electronics, optical equipment and environmental technologies and benefits 

from an impressive enterprising spirit, good logistical connections and access 

to a large labour pool. 

6.19 Burnley has a variety of business parks and industrial estates, including a 

number of very well-established Industrial Estates, such as Rossendale Road 

and Heasandford, as well as more modern, high quality business parks 

including Burnley Bridge, Shuttleworth Mead, Network 65 and Innovation Drive. 

The majority of sites are situated within 2km of the M65, (between junctions 8 

and 11) with a number of them located directly adjacent to the motorway 

network. The focus of development in recent years has been on employment 

sites situated close to the M65 motorway corridor (Burnley Bridge, Network 65, 

Empire Business Park and Knowledge Park, the latter of which is a 2 ha site 

that will provide a mix of business space including office, research and 

development and advanced manufacturing accommodation). 

6.20 Agents have reported a substantial improvement in the industrial market since 

the recession, with a considerable amount of renewed confidence in the 

aerospace and advanced manufacturing sectors. Many reported a notable 

surge in enquiries, reflecting the increasing demand in the area for high quality 

space which offers excellent links to the motorway network. While some of 

these enquiries are from businesses looking to move into the area, some of 

them are also from existing businesses with a longstanding presence in the 

Borough. Many of those who operate from more traditional (stone built) 

premises that they have tried to update and alter but notwithstanding this are 

seeking purpose-built premises suited to modern business requirements.  

6.21 However, according to local agents, there is an acute shortage of good quality, 

well located sites suitable for industrial accommodation, particularly sites 

capable of accommodating large sheds which means that some enquiries are 

difficult to satisfy. Partly as a result of the shortage in supply, many businesses 

are not that particular about which business park they are based on and 

accordingly vacancy rates are considered to be broadly similar (and very low) 

across the Borough. Given the shortage of suitable and available buildings, 

agents reported that Industrial Parks a little further from the motorway network 
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(such as Heasandford) which they would have struggled to let just a few years 

ago are now almost fully occupied.  As a consequence there is a renewed 

interest in some of the Borough’s old, traditional, mill buildings which would 

generally have been overlooked until recently.    

6.22 Burnley Bridge, the largest new commercial development on the M65 corridor 

for ten years (providing 650,000 sq ft of quality industrial/distribution 

employment space) was anticipated to provide a supply of attractive 

employment space for a number of years to come. However, Exertis (one of 

Europe’s largest and fastest growing technology distribution and specialist 

service providers) has committed to a 543,620 sq ft distribution centre on the 

Business Park, which is expected to be fully operational by 2017.  As a result, 

capacity for just over 100,000 sq ft remains. 

6.23 Rents are reported at around £5.75 - £6.25 per sq ft on more modern business 

parks with secondary stock achieving in the region of £5 - £5.50 per sq ft. This 

represents a marginal increase since the recession although it is understood 

that the rental values of industrial premises are much less affected by 

economic uncertainty than office stock. However, given the lack of current 

opportunities available to companies, there is a feeling that this could shortly 

result in an upward pressure on rents and capital values for second hand 

buildings. 

Rural Employment Land 

6.24 Discussions with agents and developers revealed that there is very little/no 

office or industrial units in more rural parts of the Borough and that notably few 

enquiries are received for such accommodation.  One agent commented that 

rural premises are generally not viable or popular because they are distant 

from the motorway network and that proximity to other companies is important. 

There is also some reluctance among existing businesses to move more than 

around 8-10 miles from their existing base.      

Provision for Small Firms / Start Ups 

6.25 Slater Terrace (part of the Weavers Triangle) is a historic, Grade II listed 

building that has very recently undergone a refurbishment programme. It offers 

up to 9 self-contained office units in a range of sizes from 540 sq. ft, making it 

suitable start-up space for a range of small businesses. Space for small/start-

up firms is also available at Burnley Business Centre on Empire Business 

Park, which offers over 100 office suites ranging from 250 sq ft to 5,000 sq ft 

with the use of a high-tech meeting room and a large conference room 

available to all tenants.  The Knowledge Park will also provide additional 

support for small and start-up businesses once developed. 

6.26 A number of small, start-up industrial units are available at the speculatively 

built Burnley Bridge Business Park, which offers a range of modern, flexible 

accommodation. The developer of the Park, Eshton, confirmed that Burnley 

Bridge offers up to seven small starter units ranging between 3,000 sq ft and 
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10,000 sq ft, the majority of which are taken with the last two currently at the 

stage of entering legal agreements. However, agents generally reported a 

shortage of premises for small, industrial businesses.  

Future Growth Potential 

6.27 Both agents and developers were optimistic about the future of the industrial 

property market.  In fact, in view of the success of Innovation Drive, Barnfield 

Construction speculatively developed four small (10-15,000 sq ft) units on the 

approach road to the business park very recently, which are now occupied.  

Notwithstanding this, there is still a concern that development funding is 

difficult to access without an occupier in place (this has become a major issue 

for all types of commercial property, regardless of where it may be located), 

perhaps reflecting a perception that we are still in “choppy waters”.     

6.28 Agents consider there is a lack of modern, purpose-built industrial premises 

predominantly between 2,500 and 20,000 sq ft although it was noted that there 

is also a shortage of small, start-up space as well as large format buildings. 

Despite the surge in enquiries that they all reported, there appears to be a 

significant shortage of suitable, developable employment sites which meet 

occupiers’ requirements. Given that occupier demand declines the further a 

site is from the motorway network, any future sites that come forward will need 

to have good access to the M65 (i.e. within 2km of a junction, via unrestricted 

non-residential, free-flowing roads).  They should also be capable of meeting 

the needs of modern businesses, which includes providing adequate access 

for HGV vehicles and loading bays which some of the older stock in the 

Borough is unable to do. 

6.29 Whilst congestion is not considered to be a particularly big problem in Burnley 

presently, it was noted that traffic appears to have increased on the M65 

motorway over the last 12 -18 months. While this was generally considered to 

be a positive sign of confidence in the economy and manageable at present, 

there was some concern that this may be less tolerable in future if traffic 

volumes were to increase even further. 

6.30 In 2014 a £12m Growth Fund (including funding from the Government’s 

Growth Deal) was earmarked for improvements along the M65 corridor from 

junction 7 in Accrington to junction 14 at Colne, to be delivered over three 

years from 2015/16 to 2017/18.  The prime objective of the programme is to 

support economic growth by reducing congestion now and in the future, by 

improving the reliability of travel times and widening sustainable travel 

opportunities.43 

6.31 With regard to future business support, Burnley benefits from Boost Business 

Lancashire (Boost) - the £7.2million ERDF-backed Lancashire Business 

Growth Hub led by the Lancashire LEP (Local Enterprise Partnership).  The 

role of Boost is to help growth-hungry Lancashire businesses realise their 
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potential by providing simple access to a range of leading-edge funded 

programmes, delivered by specialists with a track record of supporting growth 

– of both start-ups and established businesses. It also helps businesses 

access specialist private sector business support, as well as other nationally 

funded programmes, where relevant. 

6.32 Organisations involved in the establishment and delivery of Boost support to 

businesses include Lancashire County Council, Community & Business 

Partners, UCLan, Lancaster University, Regenerate Pennine Lancashire (RPL) 

and Winning Pitch, with £3.6million of funding provided by the European 

Regional Development Fund (ERDF).   

Business Premises Survey 

6.33 BBC carried out an online business survey to inform this study in order to gain 

a better understanding of the needs of businesses operating within Burnley 

and the main factors that support or inhibit business growth. 

6.34 The business survey was sent out electronically to the 930 addresses on the 

Burnley Bondholder (a Burnley business network) newsletter list in October 

2015, and 72 completed responses (a response rate of 7.7%) were received. 

This represents a very small sample size and accounts for only 3% of the total 

number of businesses within Burnley. Consequently, the responses are not a 

reflection of the entire Burnley business community and should therefore be 

treated with a degree of caution. However, a summary of the key findings are 

set out below, with a selection of business quotes presented in Appendix 1. 

Business Profile 

6.35 We summarise below the business profile characteristics of respondents to the 

business survey: 

 87.5% of the respondents work for a business which is already located 

within Burnley; 

 66.7% of respondents are a single site businesses with no other 

business premises; 20.6% of respondents were part of a business HQ or 

regional HQ; and, 

 68.3% of respondents are well part of a well-established business which 

has been based in Burnley for over 10 years and 43% for over 20 years; 

6.36 BBC acknowledges that by not including a question on the size of a 

respondent’s business,  it is not possible to determine whether the survey 

results are truly reflective of the entire business population, or whether they are 

skewed by businesses of a certain size responding.  However, respondents 

were asked to indicate the main purpose of their business premises in Burnley. 

Of the 63 responses received: 

 Office, research, light industry (B1): 25 (40%); 
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 General industrial (B2): 14 (22%); 

 Storage and distribution (B8): 5 (8%); 

 Retail/Wholesale (B8): 7 (11%); and, 

 Operating from home/other: 12 (19%) 

6.37 This is in contrast to 2012 VOA data which indicated that 90% of B-class 

floorspace related to industrial uses (with the remaining 10% relating to office 

floorspace). 

Current Business Premises 

6.38 Respondents were asked to state the total approximate floorspace and site 

area (within a given range) that their company occupies in Burnley. Of the 63 

responses received to this question: 

 Up to 1,000 sq m: 32 respondents (51%); 

 1,000 – 5,000 sq m: 11 respondents (17%); 

 5,000 – 10,000 sq m: 9 respondents (14%); 

 10,000 – 35,000 sq m: 11 respondents (17%) 

6.39 Perhaps as would be expected, 64% of respondents for B1-related premises 

are located in premises of under 500 sqm. This is in contrast to those 

respondents who occupy industrial (B2/B8) premises, for which almost two 

thirds of respondents are within premises sized 5,000 sqm and above. 

6.40 When respondents were asked how satisfied they were with their existing 

premises in respect of a number of different criteria, between 70% and 80% 

indicated that they were either satisfied or very satisfied with the affordability; 

condition and size of the premises; their suitability for the business function; 

access to services (such as broadband or industrial power requirements); and 

distance from the motorway.  Access issues/Highway problems; traffic issues 

and availability of parking are the matters which scored most poorly (between 

24% and 29% of respondents were either dissatisfied or very dissatisfied with 

each criterion). Half of respondents indicated that they were satisfied with the 

image of the area.   

6.41 Respondents were given the opportunity to elaborate upon their concerns and 

to suggest any improvements which could be made. This question received 

just 21 responses, most of which related to parking (both its availability and 

cost); congestion; crime and the image of the area (with Westgate cited as an 

area which is very tired and in need of investment). 

Future Growth Plans 

6.42 Notwithstanding the fact that the majority of respondents were satisfied with 

the affordability of premises in the Borough, of those who responded to the 
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survey that are not located in Burnley (and who had considered but rejected 

moving there), by far the most common issue involved a lack of affordable 

premises, with nearly three quarters (73%) of respondents citing this issue. 

Other issues raised were the lack of premises with the desired tenure (i.e. 

freehold or leasehold), the quality and size of the property/land and the lack of 

available premises in the desired location. 

6.43 All respondents (i.e. both those within and outside of Burnley) were asked 

whether their requirements for premises were likely to change over the next 3 

to 5 years, to which 30 (42%) respondents answered yes. Of these 30 

businesses, 11 (37%) indicated that they expected to relocate to larger 

premises, 4 (13%) said they were looking to acquire additional premises and 3 

(10%) thought they might construct new premises. Only 3 businesses indicated 

that they anticipate expanding within/extending existing premises. A further 6 

businesses chose ‘other’ and provided their own comments, all of which 

related to growth, only half of which considered growing within existing 

premises. 

6.44  The results therefore clearly indicate a need to ensure that an adequate stock 

of sites/premises is made available to facilitate business expansion plans. Only 

3 respondents anticipated their requirements changing due to 

shrinkage/contraction. 

6.45 In terms of the additional floorspace likely to be required over the next 3 to 5 

years, the majority of businesses indicated a requirement for up to an 

additional 1,000 sq m, only 2 of which were looking for between 500 – 1,000 sq 

m:  

 Up to 1,000 sq m: 16 respondents (64%); 

 1,000 – 5,000 sq m: 7 respondents (28%); 

 5,000 – 10,000 sq m: 2 respondents (8%); and, 

 More than 10,000 sq m: 0 respondents (0%) 

6.46 Of the 29 respondents who anticipate a need for new premises, the majority 

(37%) are seeking office premises; 20% require industrial land/floorspace; 13% 

require a hybrid unit (part office/part workshop); and 3% require warehousing 

space. The remaining 27% either selected ‘not applicable’ or ‘other’, with the 

latter including: training space; yard/offices; day nursery and healthcare.  

6.47 For those businesses seeking office accommodation, there was an 

overwhelming response in favour of out-of-town premises with nearly three 

quarters (73%) citing this option, whereas only 20% preferred a town-centre 

location. Of those looking for a town centre location (only 3 respondents), two 

would prefer a standalone office building but not one in the traditional civic or 

business district. Presumably this would provide them with their own physical 

identity, signage and front door and are popular desires among local 

businesses with growth aspirations and looking to expand. This is something 
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that was reinforced through discussions with local agents. A third respondent 

indicated that they would consider serviced accommodation in the town centre.    

6.48 Of those seeking an out of centre office location, 60% indicated that they would 

consider a standalone building; 53% would consider a traditional building; 40% 

would go for serviced office accommodation/business park and 27% selected 

‘other’. Interestingly, this reveals that the principal pull away from the town 

centre is not modern business centres such as the Burnley Business Centre 

(Empire Business Park) with its serviced accommodation and parking. 

6.49 Agents were of the opinion that the multiple ‘pull factors’ which have led to a 

reduction in the number of businesses located within the town centre include: 

1 Businesses being attracted to the idea of having their own front door, 

which to some extent is more achievable out of town; 

2 Certain types of firms (such as solicitors and accountants) no longer 

being as dependent on town centre footfall to generate business; and,  

3 Employers valuing the parking & accessibility associated with out of town 

premises (with very limited parking associated with town centre offices) 

as well as more modern, open plan offices and access to spacious 

meeting rooms. 

6.50 Almost all respondents indicated that the availability of parking would be a 

‘quite important’ or ‘very important’ consideration when seeking future business 

premises (perhaps explaining the propensity towards out-of-town office 

premises, with a feature of town-centre premises being a lack of parking 

spaces as was generally confirmed by local agents). The size of premises and 

distance to the motorway network were also considered to be important factors 

by 87% and 77% of respondents respectively.  

6.51 In contrast, distance to the rail network; shops/services; and the town centre 

are viewed as far less important factors when choosing new business 

premises,  with only 30%, 29% and 25% categorising this as ‘quite’ or ‘very 

important’ respectively. Notably, distance to the motorway and haulage 

accessibility were considered more important than being close to shops and 

services with 77% and 40% of respondents respectively indicating these were 

‘quite’ or ‘very important’ factors.  Therefore, as Burnley town centre is located 

only 1 mile from Junction 10 and 11 of the M65, and well positioned for a 

business seeking such proximity, the survey results suggest that a decision to 

be located in the town centre would be based more upon its proximity to the 

motorway network than any other town centre benefits.  This is furthermore 

reinforced by the responses to other questions in the survey which indicate that 

the preference is for an out of centre location, in a standalone building which is 

close to the motorway. 

6.52 Finally, 43 out of 64 respondents (67%) felt that there was an adequate supply 

of land for business units in the Borough to meet existing future business 

demand. Whilst the survey results generally concur with the analysis of 

vacancy rates, which show a vacancy of 17.5% for office units and 11.3% for 

industrial units, which is at or above the rate of which is expected for a ‘liquid’ 
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market (around 10%), local agents and developers were keen to emphasise 

that there is a real shortage of good quality, developable sites.  

6.53 Additional feedback from respondents indicated that some would generally like 

to see more: creative spaces; space for high tech service-based business; 

quality, stand-alone office space; and small units. A couple of criticisms 

focused upon there being an over-supply of offices; the majority of units 

providing much bigger floor areas than many businesses require; and there 

being too much empty property in a poor state of repair which could be 

refurbished to meet business needs.   

Business Enquires 

6.54 Enquires data from BBC has been analysed in order to determine the 

requirements of businesses looking to locate in the Borough.  

Office Enquires 

6.55 A total of 82 office enquires were received by BBC between 1st April 2010 and 

31st March 2015 (Figure 6.1).  Enquires for office space in Burnley tend to be 

for smaller units, with over 56% of enquires relating to units up to 3,000 sqm 

(279 sqm).  

Figure 6.1  Burnley Office Enquires (2010 - 2015) 

 

Source: BBC / NLP analysis 

Industrial Enquiries 

6.56 A total of 195 industrial enquires were received by BBC between 1 April 2010 

and 31 March 2015 (Figure 6.2).  Nearly 50% of industrial enquires related to 

units 10,000 sqft (929 sqm) and above, and around 23% of enquires related to 

units of 25,000 sqft (2,322 sqm) and above.  This potentially reflects the large 

distribution units at industrial estates such as Burnley Bridge by Junction 9 of 

the M65. 
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Figure 6.2  Burnley Industrial Enquires (2010 - 2015) 

 

Source: BBC / NLP analysis 

Conclusions 

6.57 The Borough lacks the necessary critical mass to attract and sustain larger 

office occupiers and faces strong competition from larger, more established 

office centres such as Manchester and Leeds. As a result the office market 

remains very localised and is largely driven by local companies expanding and 

relocating with very little inward investment seen. Historically the principle 

office location has been Burnley Town Centre and this is where the majority of 

office stock is still to be found, although newer, higher quality office 

development has come forward over recent years outside of the town centre in 

close proximity to the M65 corridor. A combination of low rents, a limited supply 

of suitable/available land and access to finance being more difficult restricts 

speculative development, very little of which has occurred in the Borough over 

recent years.  

6.58 In contrast the industrial sector has shown genuine signs of recovery following 

the recession and is fuelled by a wide variety of occupiers ranging from small 

local SMEs to national manufacturers. Agents report that demand is strong 

whilst business enquiries data confirms that there have been around twice as 

many industrial enquires for property within Burnley over the past five years as 

there have been for office units.  With many companies actively searching for 

buildings in the area, this is placing pressure on modern, existing stock in well 

located areas.  This is likely to mean that some footloose requirements will be 

lost to other areas with available stock, with the small and large unit markets 

being particularly frustrated by a lack of supply. 

6.59 Agents highlighted a need for further high quality industrial premises which are 

suitable for the needs of modern businesses, located close to the M65 

motorway network.  New developments such as Burnley Bridge have proven 

popular, quickly depleting available supply.  Agents report a need for additional 

new units in a range of sizes whilst approximately half of industrial business 

enquires over the last five years related to units of 10,000 sq ft (929 sqm) and 
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above, with almost a quarter relating to units of 25,000 sqft (2,322 sqm) and 

above. 

6.60 There is very limited rural business space of any size or volume in Burnley 

currently.  Furthermore, discussions with stakeholders and agents confirmed 

that there was no ‘hidden/unmet demand’ for such space within the study area. 

6.61 Business feedback indicates that there is a general positivity with regard to 

firms’ current premises. Whilst a number of respondents (approximately a third) 

are looking to grow their business over the next three to five years, and there is 

a desire amongst many firms to stay within the Borough, the lack of suitable 

premises to expand into could potentially hinder expansion plans. For the 

majority of businesses, good access to the strategic road network is a very 

important factor in location decisions as is the availability of parking and the 

size of the premises. Proximity to shops and services is not regarded as such a 

high priority for most businesses which ties in with the majority of respondents 

wanting to be outside of the town centre. 
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7.0 Future Requirements for B-Class 

Employment Space 

Introduction 

7.1 This section considers future economic growth needs in Burnley by drawing on 

several methodologies recommended by the Practice Guidance. These 

scenarios are used to inform the assessment of the Borough’s future 

employment land needs for business and industrial (i.e. manufacturing and 

distribution) uses. 

Methodology 

7.2 The Framework requires local authorities to “set out a clear economic vision 

and strategy for their area which positively and proactively encourages 

sustainable economic growth” [§21].  Considering this in evidence base terms, 

this should be underpinned by a “clear understanding of business needs within 

the economic markets operating in and across their area” [§160]. 

7.3 Within this context, a number of potential economic scenarios have been 

developed in this study to provide a framework for considering future economic 

growth needs and B-Class employment space requirements in Burnley up to 

2032. 

7.4 In line with the Practice Guidance, these scenarios draw upon: 

1 projections of employment growth in the main B-Class sectors (labour 

demand) derived from economic forecasts produced by Experian; 

2 consideration of past trends in completions of employment space 

based on monitoring data collected by Burnley Borough Council, and 

how these trends might change in the future; and  

3 estimating future growth of local labour supply based on the latest 

housing requirements contained in Burnley Borough’s emerging SHMA44, 

and the amount of jobs and employment space that this could support, 

based on the SHMA’s demographic model runs. 

7.5 All these approaches have limitations and consideration needs to be given as 

to how appropriate each is to the circumstances in Burnley.  Further, to be 

robust, the economic growth potential and likely demand for employment 

space in Burnley needs to be assessed under a variety of future scenarios, to 

reflect both lower and higher growth conditions that could arise in the future. 

7.6 It is important to acknowledge that there will be an element of landless growth / 

contraction here, whereby job growth/decline will not automatically give rise to 

an immediate increase/decrease in floorspace, or land, requirements. This is 

due in part to the current spare capacity across many firms in the North West, 

                                                
44

 NLP (2016) Burnley SHMA Update 



  Burnley Employment Land Demand Study 
 

10365040v6   
 

where companies that have laid off staff in the immediate aftermath of the 

recession, have been operating out of the same building and hence can 

accommodate a return to past staffing levels without having to physically 

expand their operations. 

7.7 Over the period 2002-2012 the number of Burnley employees in industrial 

employment decreased from 15,890 to 10,225 (a decline of 39%); over the 

same period the total stock of industrial floorspace within the borough 

decreased by 12%.45  This could indicate that job losses/gains take some time 

to translate into adjustments in floorspace due to leasing agreements and 

inertia.  It could indicate that there is a degree of latent capacity in the industrial 

markets which may cause “landless growth” and hence have a bearing on the 

extent to which BBC may which to tailor its B1/B2/B8 allocations going forward. 

7.8 Equally the lack of correlation between the reduction in industrial jobs and 

decrease in floorspace could be as a result of automation, particularly within 

the manufacturing sector, which would result in a reduction in jobs but not 

necessarily in floorspace.  BBC has provided evidence of recent investments at 

Innovation Drive where companies are moving into bigger spaces, to 

accommodate larger machines with far fewer jobs per sq ft. 

7.9 It should also be noted that the ultimate judgement as to the level of need that 

Burnley should plan for is not purely quantitative, and that there will be a 

number of qualitative factors to consider (discussed in other sections).  These 

factors will influence the employment space requirements that will need to be 

planned for, and which must be considered alongside the following modelled 

scenarios: 
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A. Forecasts of Job Growth 

7.10 Forecasts of workforce employment growth in Burnley for the period up to 2032 

were obtained from Experian’s September 2015 release.  It is important to note 

that there are inherent limitations to the use of economic forecasts of this type, 

particularly within the context of recent changes in the economy.  National 

macro-economic assumptions are taken as the starting point and then 

modelled down to the regional and local levels by reference to the existing 

economic profile and sectoral composition of an area. 

7.11 Local level data is less comprehensive and reliable than at national and 

regional levels, which can affect how the modelling is calibrated.  Similarly, top-

down forecasts do not take account of specific local factors that might influence 

employment growth.  Nevertheless, forecasts are seen as a valuable input to 

indicate the broad scale and direction of future economic growth within 

different sectors, which helps assess the future land requirements of a local 

area. 

7.12 Population projections are just one of several inputs used to produce economic 

forecasts both in terms of future changes in working-age population (i.e. which 

directly impacts on the supply of jobs) and total population (i.e. which create 

demand for consumption activities).  It is also important to note that population 

projections are frequently revised, as are assumptions around future working-

age populations, economic activity rates and national changes to the pension 

age. 

Scenario 1: Baseline Job Growth [Experian] 

7.13 The forecasts of job growth by sector reflect recent trends and are based upon 

projections at the regional level and how sectors within Burnley have fared 

relative to historic growth in the region. For example, where particular sectors 

have performed well compared with the regional average (i.e. North West) the 

forecasts generally assume that these sectors will continue to drive growth 

within the Borough in the future.  These projections also reflect the current 

post-recession economic climate. 

7.14 Experian’s March 2015 Data Guide to its UK Regional Planning Service Model, 

setting out how its projections have been calculated, is included in Appendix 5. 

7.15 These projections indicate an overall growth of 4,280 workforce jobs for 

Burnley over the 20 year period to 2032, equivalent to around 214 jobs per 

year.  Table 7.1 shows the employment growth amongst 32 industrial sectors 

across the Plan period. 
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Table 7.1  Employment Sectors in Burnley, 2012 – 2032 [Experian] 

Sector Workforce Jobs 
(2012) 

Additional Workforce Jobs 
(2012 - 2032) 

% Change 
(2012 - 
2032) 

Education 4,100 1,020 25% 

Residential Care & Social Work 3,530 840 24% 

Accommodation & Food Services 1,960 570 29% 

Wholesale 2,520 510 20% 

Land Transport, Storage & Post  1,430 480 34% 

Professional Services  1,190 460 39% 

Retail  4,220 450 11% 

Administrative & Supportive Services  1,990 380 19% 

Health  3,400 350 10% 

Real Estate  590 320 54% 

Recreation  1,140 310 27% 

Transport Equipment   1,310 170 13% 

Machinery & Equipment   410 110 27% 

Agriculture, Forestry & Fishing  120 100 83% 

Construction of Buildings  620 80 13% 

Utilities  180 30 17% 

Finance  710 10 1% 

Extraction & Mining  0 0 - 

Fuel Refining  0 0 - 

Pharmaceuticals (manufacture of)  0 0 - 

Computer & Electronic Products 
(manufacture of)  

130 0 - 

Air & Water Transport 0 0 - 

Insurance & Pensions  0 0 - 

Civil Engineering  100 -10 -10% 

Computing & Information Services  220 -20 -9% 

Media Activities  220 -50 -23% 

Textiles & Clothing (manufacture of)  130 -70 -54% 

Specialised Construction Activities  1,250 -70 -6% 

Telecoms  310 -80 -26% 

Printing and Recorded Media 
(manufacture of)  

180 -100 -56% 

Wood & Paper (manufacture of)  270 -120 -44% 

Chemicals (manufacture of)  290 -140 -48% 

Non-Metallic Products (manufacture 
of)  

540 -140 -26% 

Public Administration & Defence 1,440 -150 -10% 

Other Private Services 750 -170 -23% 

Food, Drink & Tobacco (manufacture 
of)  

570 -200 -35% 

Other Manufacturing  620 -200 -32% 

Metal Products (manufacture of) 1,000 -390 -39% 

TOTAL 37,440 4,280 11% 

Source: Experian 2015 / NLP analysis 

7.16 This analysis indicates that Education, Residential Care & Social Work, 

Accommodation & Food Services and Wholesale sectors are expected to be 

key drivers of employment growth within the Borough over the next 20 years.  

Sectors forecast to incur the largest employment losses during this period 

include Manufacturing - specifically the manufacture of Metal Products, as well 

as Food and Drink and Other Manufacturing. 

7.17 Viewed as a broad sector, the Experian projections show employment in 

manufacturing will fall across Burnley. However, this total manufacturing figure 
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is a summation of a number of manufacturing sub-sectors, and areas of 

comparative advantage (and hence job growth) are visible.  For instance, 

whilst Experian project Burnley’s manufacturing sector as a whole to decline by 

1,080 jobs, the ‘Transport Equipment Manufacturing’ sector is forecast to 

increase by 170 jobs (13%), in addition to the ‘Machinery & Equipment’ sector 

which is forecast to increase by 110 (27%) jobs by 2032.  Both of these sectors 

are likely to build on the success of employment areas in the Borough such as 

‘Innovation Drive’, which has attracted several aerospace supply chain 

manufacturers such as Kaman Tooling. 

7.18 It can be seen that there is not always a match between the sectors that the 

LEP is aiming to target for growth and those in which the baseline econometric 

forecasts project employment growth within. For instance, the Lancashire LEP 

highlights46 the high-value sector of Professional Services as a growth sector 

for the LEP area, and Burnley is indeed projected to demonstrate healthy 

growth within this sector with employment projected to increase by 460 (39%).  

However, Food and Drink manufacturing is also cited as a key growth sector 

by the LEP despite the Experian projections highlighting a fall of 200 (35%) 

workforce employees within this sector in Burnley. 

7.19 Burnley’s proximity to the motorway network, and the opening of new sites 

adjacent to this (such as Burnley Bridge in 2014) is likely to be a stimuli for 

further job growth in logistics-related sectors (Wholesale and Land Transport, 

Storage & Post) in the years to come, and is reflected in the Experian 

projections.  Furthermore, Experian projections are partly based on the 

continuation of past trends47 in employment.  The opening of University of 

Central Lancashire’s (UCLAN) Burnley campus in 2009 (and the increase in 

jobs resulting from this) is likely to have been a key contributing factor in the 

strong projected growth within Education in Experian’s projections. 

7.20 The total employment change in Burnley resulting from these forecasts is 

shown in Table 7.2, alongside the forecast job growth in the B-Class sectors.  

This includes an allowance for jobs in other sectors that may more broadly be 

considered non-B class, but which often have a small component of B1/B2/B8 

office or industrial space (for example, ‘Specialised Construction Activities’ - 

see Appendix 3 for a full breakdown). 

                                                
46

 Lancashire Local Enterprise Partnership: ‘Key business sectors’: Available online: http://www.lancashirelep.co.uk/the-
lancashire-offer/key-business-sectors.aspx 
47

 See Appendix 5 for further details on how Experian’s employment projections are calculated 
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Table 7.2  Forecasted Workforce Employment Change in Burnley, 2012 – 2032 [Experian] 

 
Number of Jobs Change 

(2012 - 2032) 2012 2032 

B1a/B1b* 3,719 4,408 689 

B1c/B2** 6,506 5,495 - 1,011 

B8*** 2,960 3,710 750 

Total B-Class Jobs 13,185 13,614 428 

Total Jobs in All Sectors 37,440 41,720 4,280 

Source: Experian 2015 / NLP analysis 

Note: * Includes publishing and a proportion of government offices. 

 ** Includes vehicle repairs and some construction activities. 

 *** Includes parts of transport and communication sectors that use industrial land. 

7.21 These figures indicate moderate overall net increase in B-Class sectors (+ 428 

jobs) within Burnley up to 2032, with growth in office and distribution activities 

counteracted by a decline in manufacturing jobs.  This is within the context of 

total job growth of 4,280 jobs forecast for the Borough over the plan period, 

predominantly in the Education, Residential Care & Social Work and 

Accommodation & Food Services sectors.  It should be noted that these key 

non-B class growth sectors will also require additional (non B-Class) floorspace 

to accommodate an increase in employment over the period to 2032 (including 

some conventional office space), although the spatial implications of this 

growth are considered using different methodologies and other forms of 

technical evidence.48 

7.22 This projected net increase of 428 B-Class workforce jobs up to 2032 (which 

underpins this estimate of future employment space needs) may appear 

relatively modest. Over the plan period of 20 years this equates to an average 

increase of approximately 21 B-Class jobs a year. However, this level is a 

marked improvement relative to the level of job growth that was observed in 

Burnley during the period 1997 to 2012, which Experian data indicates 

declined by an average of 431 jobs per annum over the 15 year period (Figure 

7.1 and Figure 7.2). 

                                                
48

 See Burnley Borough Council (2013) Retail, Leisure & Office Assessment 
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Figure 7.1  Annual Workforce Job Growth Implied by the Experian Baseline forecasts (versus historical 
data)  

 

Source: Experian 2015 / NLP analysis 

7.23 Whilst the period between 1997 and 2012 was characterised by increases in 

both B-Class office (B1a/B1b) and Non B-Class sectors, this was counteracted 

by a significant reduction in industrial (B1c/B2/B8) employment, which had the 

effect of reducing the number of B-class jobs (-33%) as well as the overall 

number of workforce jobs (-3%) over this period. 

Figure 7.2  Workforce Jobs (historical data and projections) 

 

Source: Experian (2015) 

7.24 In terms of the Plan Period 2012-2032, B-Class employment is set to grow 

over the next 20 years, primarily due to continued growth in B1a/B1b office 

jobs, in addition to a continued decline in industrial employment although at a 

lower rate than before (-3% over the period 2012-2032, versus -43% over the 

period 1997-2012). 
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7.25 The B-Class element of these workforce employment growth forecasts have 

been converted to net future employment space requirements by applying the 

latest published density figures for employment space, which takes account of 

recent trends in occupancy for the different B-Class uses.  To estimate space 

requirements, the following densities have been applied to the job forecasts: 

1. Offices: One B1a/b general office workforce job requires 12.5 sq. m. of 

employment floorspace [Gross External Area, or GEA]; 

2. Industrial: A combined B1c/B2 factor of one job per 45 sq. m. was 

obtained by taking an average of one B1c light industrial job (53.5 sq. m.) 

and one B2 industrial workforce job (36 sq. m.) of employment floorspace 

[GEA]; 

3. Warehousing: 1 job per 65 sqm is assumed for general, smaller scale 

B8 warehousing, and 1 job per 80 sqm for larger warehousing (with a 50 

/ 50 split assumed between the two). 

7.26 These assumptions are based on the latest HCA/OffPAT guidance on 

employment densities.49  The guidance takes into account trends in changes of 

employment space usage, with the main change being the more efficient use 

of office space through flexible working and hot-desking. 

7.27 An adjustment has been made to reflect the fact that vacancy rates in Burnley 

are currently around 17.5% for commercial floorspace and around 11.3% for 

industrial/warehousing floorspace50.  On the basis that a figure of 10% more 

accurately reflects ‘normal’ market conditions, the model has assumed that 

where current rates are 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.  Conversely in Burnley, an area with a relatively high vacancy rate for 

both office and to a lesser extent industrial units, the model ensures that 

slightly less land is provided to ‘dampen’ vacancy rates to a more suitable 

level. 

7.28 Where a reduction in jobs is forecast (e.g. manufacturing), the associated 

negative floorspace was halved (in line with common methodological practice 

amongst ELRs undertaken elsewhere across the country), to reflect the fact 

that job decline at a particular company does not automatically translate into a 

comparable loss of floorspace, at least not in the short-medium term, due in 

part to companies being locked into leasing agreements etc.  

7.29 These employment forecasts were then converted into floorspace 

requirements (see Table 7.3).  This indicated a moderate growth in office 

requirements (4,873 sqm); strong growth in B8 floorspace (56,937 sqm); and a 

substantial reduction in B1c/B2 requirements (22,741 sqm). 

                                                
49 

Based on HCA/OffPAT Employment Densities Guide (2015) and converted to Gross External Area (GEA) and total workforce 
jobs by NLP  
50

 Data was provided by BBC on the availability of both office and industrial premises within Burnley Borough.  This was 
compared with the latest VOA data on the total stock of office and industrial floorspace within the Borough to calculate an 

overall vacancy rate for each type of property. 
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Table 7.3  Experian Baseline Job Growth Net Employment Space Requirements in Burnley, 2012 - 2032 

 Floorspace (sq.m) 

B1a/B1b 4,873 

B1c/B2 -22,741 

B8 56,937 

Total B-Class Floorspace 39,069 

Source: NLP analysis 

Scenario 2: Key Growth Sectors 

7.30 An alternative job based estimate of future needs has been compiled that has 

been termed the Key Growth Sectors Scenario.  Following detailed discussions 

with BBC Planning and Economic Development Officers, the individual 

industrial classifications used in the Experian Baseline forecasts were re-

assessed to test whether there were any concrete policy justifications for 

modifying any of the categories.  It is recognised that limited conclusions can 

be drawn from the results of such an approach, as Experian’s forecasts for 

Burnley are complex and internally consistent with those of other authorities in 

the region. 

7.31 With this caveat in mind, the Experian forecasts do not take into account the 

job growth implications of new or planned developments at local authority or 

LEP level.  The Lancashire Enterprise Partnership, in its Strategic Economic 

Plan [(SEP], has identified the following as key priorities: 

1. Aerospace; 

2. Advanced Manufacturing/Engineering; 

3. Digital and Creative; 

4. Professional and Business Services; 

5. Energy and Environment; 

6. Tourism; and 

7. Food and Drink. 51 

7.32 In addition, although not specifically identified in the LEP Strategy, the County 

(and indeed Burnley) has seen considerable growth in the logistics sector 

(+430, or a + 43% increase, over the period 1997-2012), driven to an extent by 

the opening of new sites adjacent to the motorway network, such as Burnley 

Bridge (located at Junction 9 of the M65).  Across Lancashire, Amazon has 

recently announced it will occupy a 168,000 sq ft (15,600 sqm) plot at the 

Lancashire Business Park by Junction 28 of the M6, located in South Ribble 

Borough.52 

                                                
51

 Lancashire Local Enterprise Partnership: ‘Key business sectors’: Available online: http://www.lancashirelep.co.uk/the-
lancashire-offer/key-business-sectors.aspx 
52

 Available online at: http://www.insidermedia.com/insider/northwest/amazon-agrees-168k-sq-ft-lancashire-deal 
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7.33 In this regard, BBC have provided details of the following significant LEP 

supported proposals/developments which are likely to have a significant 

influence on job growth in these key LEP growth sectors over the coming 

years: 

1 Lancashire Enterprise Zone: The Lancashire Enterprise Zone is not 

within Burnley; it is located across two BAE sites at Warton (west of 

Preston) and Samlesbury (between Blackburn and Preston).  However, 

because of the sites’ focus towards the Advanced Manufacturing and 

Engineering [AME] Sectors, in addition to BAEs presence the County’s 

explicit policy to avoid displacing businesses, Burnley and its AME firms 

should expect to benefit from a significant number of the 5,000 – 7,000 

supply chain jobs likely to ‘spin off’ from the c.6,000 direct jobs created 

by the Enterprise Zone53..  According to the latest BRES data54 Burnley 

contains 7.3% of Lancashire’s total employment.  On the presumption 

that the aforementioned ‘spin off’ jobs are distributed relatively evenly 

across Lancashire, Burnley might be expected to accommodate around 

438 supply-chain jobs as a result of the Enterprise Zone. 

2 Burnley Knowledge Park:  The site has extant planning permission for 

120,000 sq ft (11,150 sqm) of B1 space, which BBC Officers consider will 

generate around 458 jobs.  The first phase, which will include 30,000 sq 

ft (2,800 sqm) of light industrial space,55 has secured funding from both 

the LEP and BBC, and it is estimated by BBC that it will create 202 jobs 

(gross).  Future phases will include up to 90,000sq ft (8,360 sqm) of 

office accommodation aimed primarily at the Professional and Business 

Services Sectors and will be delivered to demand.  Each constituent 

floorspace quantum has had a standard employment density56 applied to 

it in order to calculate the gross employment attributable to each use-

class. 

3 Innovation Drive (Former Michelin Site): Since the last ELDS, BBC 

(together with developer Barnfield) has pro-actively marketed the sites to 

Advanced Manufacturing/Engineering occupiers.  To date this strategy 

has been very successful, with around 90,000 sq ft (8,360 sqm) of 

floorspace re-furbished and a further 36,000 sqft (3,340 sqm) in the 

process of being re-furbished.  Capacity remains for another 70,000 sq ft 

(6,500 sqm) of refurbished space and 40,000 sq ft (3,700 sqm) of new 

build.  Once completed there will be a total of 236,000 sq ft (22,000 sqm) 

of refurbished / new floor space.  The average employment density of the 

existing occupants of the site (as supplied by BBC) have been applied to 

the total refurbished and new floorspace of the site once completed in 

order to calculate the estimated gross jobs resulting from the 

development, equating to 304. 

                                                
53

 Figured obtained from BBC 
54

 ONS (2015) 2014 Business Register Employment Survey 
55

 This 30,000 sq ft (2,790 sqm) is made up of 20,000 sq ft (1,860 sqm) of Managed Workspace Incubators alongside 10,000 sq 
ft (930 sqm) of grow on space aimed at advanced manufacturing, engineering and digital and creative sectors 
56

 1 job per 12.5 sqm for B1a office floorspace, and 1 job per 49 sqm for B1c light industrial floorspace 
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4 BBC has indicated that the figure of 1,236 net additional jobs as quoted 

in the last ELDS was somewhat overestimated, due to an assumed 

higher rate of new and refurbished floorspace than was actually 

achieved.  Furthermore, the actual job density figure (i.e. the quantum of 

floorspace typically needed to accommodate one job) that was achieved 

was significantly lower than originally anticipated, part of a growing trend, 

particularly in the aerospace sector, towards bigger aircraft and parts, 

which require bigger machines, a higher degree of efficiency and 

automation which lead to lower job density rates. 

5 Burnley Bridge: Since the previous ELDS, the Burnley Bridge site has 

progressed significantly, proving popular within the logistics and 

distribution sector.  Significant developments include a 500,000 sq ft 

(46,450 sqm) warehouse, HQ and Customer Service Centre for Exertis 

(an Irish owned electronics distributor) which will generate 800 (gross) 

jobs on the site.  Other recent deals include Birchall Foodservice, YESSS 

Electrical and Equinox Building Services Ltd.  Approximately 6.65 ha 

remains at the site.57  It is understood from the Council that an estimated 

1,400 jobs are to be created as a result of the Burnley Bridge 

development over the course of the plan period. 

7.34 Table 7.4 summarises each of the aforementioned key projects within Burnley 

over the plan period; the gross number of jobs each project is likely to create; 

which sector(s) these jobs are likely to be created within; the displacement 

factor58 and the final net additional jobs figure which is fed into the forecasting 

requirements model. 

Table 7.4  Gross and net employment creation as a result of Key Growth Sector projects 

Project / Scheme Main Sectors Jobs 
(gross) 

Displacement Jobs (net 
additional) 

Lancashire Enterprise 
Zone 

B2 (Advanced Manufacturing and 
Engineering Supply Chain) 

438 38%
59

 272 

Burnley Education and 
Enterprise Park 

B1a/B1b (Offices) 256 
38%

60
 

159 

B1c (Light Industrial) 202 125 

Innovation Drive (Former 
Michelin Site): 

B2 (Advanced 
Manufacturing/Engineering) 

304 38%
61

 188 

Burnley Bridge B8 (Warehousing/Distribution) 1,400 38%
62

 868 

Sub-Total 2,600 - 1,612 

Source: Lancashire LEP / BBC / NLP analysis 

                                                
57

 Burnley Borough Council 2016 
58

 Displacement arises when an intervention takes market share, labour, land or capital from other existing local firms or 
organisations. For example, an intervention may help a business to expand its operations. However, this business may take 
market share from other local firms producing the same goods or services, resulting in them losing trade and possibly staff.  As 
a result, the gross number of jobs produced by an intervention needs to be reduced to produce a ‘net additional’ number of jobs 
which accounts for these effects. 
59

 English Partnerships (2008) Additionality Guide, Third Edition; Table 4.4 – Development intervention; District wide 
displacement effect 
60

 Ibid. 
61

 Ibid. 
62

 Ibid. 
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7.35 Table 7.5 summarises the total jobs anticipated to arise under the Key Growth 

Sectors Scenario.  It indicates that over the Plan period 2012-2032, there 

would be a total of 5,892 additional jobs in Burnley, of which 2,040 are likely to 

be based on B-class land.  This represents an increase of 1,612 jobs over and 

above the level projected under the Experian baseline. 

Table 7.5  Forecasted Employment Change in Burnley, 2012–2032 (Key Growth Sectors Scenario) 

 
Number of Jobs Change 

(2012 - 2032) 2012 2032 

B1a/B1b* 3,719 4,567 848 

B1c/B2** 6,506 6,080 -426 

B8*** 2,960 4,578 1,618 

Total B-Class Jobs 13,185 15,226 2,040 

Total Jobs in All Sectors 37,440 43,302 5,892 

Source: Experian 2015 / NLP analysis 

Note: * Includes publishing and a proportion of government offices. 

 ** Includes vehicle repairs and some construction activities. 

 *** Includes parts of transport and communication sectors that use industrial land. 

7.36 These figures indicate strong overall net job gains in B-Class sectors (2,040 

jobs) within Burnley up to 2032, with strong growth in office activities and 

particularly distribution jobs, alongside a continued decline in manufacturing 

jobs (albeit an improvement from a much larger decline in the Experian 

baseline scenario).  This is within the context of total job growth of 5,892 jobs 

forecast for the Borough over the plan period.  These employment forecasts 

were converted into floorspace requirements in a similar manner as before 

(Table 7.6). 

Table 7.6  Experian ‘Key Growth Sectors Scenario’ Job Growth Based Net Employment Space 
Requirements in Burnley, 2012 – 2032 

 Floorspace (sq.m) 

B1a/B1b 7,082 

B1c/B2 -9,579 

B8 126,859 

Total B-Class Floorspace 124,362 

Source: NLP analysis 

Scenario 3: Job Stabilisation (post 2014) 

7.37 For this Scenario, it has been assumed that job growth will stabilise over the 

coming years (i.e. zero job growth post 2014).  An allowance has been made 

for the job growth that has already occurred over the plan period 2012-2014 as 

reported in the Experian projections, of 2,380. 

7.38 Table 7.5 summarises the total jobs anticipated to arise under this Scenario.  It 

indicates that over the Plan period 2012-2032, there would be a total of 2,380 

additional jobs in Burnley, the vast majority of which would be non-B Class. 
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Table 7.7  Forecasted Employment Change in Burnley, 2012–2032 (Job Stabilisation Scenario) 

 
Number of Jobs Change 

(2012 - 2032) 2012 2032 

B1a/B1b* 3,719 4,207 +488 

B1c/B2** 6,506 5,245 -1,261 

B8*** 2,960 3,541 +581 

Total B-Class Jobs 13,185 12,994 -192 

Total Jobs in All Sectors 37,440 39,820 2,380 

Source: Experian 2015 / NLP analysis 

Note: * Includes publishing and a proportion of government offices. 

 ** Includes vehicle repairs and some construction activities. 

 *** Includes parts of transport and communication sectors that use industrial land. 

7.39 These employment forecasts were converted into floorspace requirements in a 

similar manner as before (Table 7.6). 

Table 7.8  Job Stabilisation Scenario Net Employment Space Requirements in Burnley, 2012 – 2032 

 Floorspace (sq.m) 

B1a/B1b 2,085 

B1c/B2 -28,373 

B8 43,326 

Total B-Class Floorspace 17,038 

Source: NLP analysis 

B. Future Labour Supply 

7.40 It is also important to take into account how many jobs, and hence how much 

employment space, would be necessary to broadly match forecast growth of 

the resident workforce in the Borough.  In contrast to the other approaches, 

this approach focuses on the future supply of, rather than the demand for, 

labour.  This Scenario then indicates the amount of new jobs needed to match 

the future working-age population, and how much employment space would be 

needed to accommodate these jobs. 

7.41 At the time of writing, a Strategic Housing Market Assessment [SHMA] is being 

undertaken by NLP on behalf of Burnley Borough Council.  Using the 

PopGroup demographic modelling tool and its outputs, three demographic 

scenarios have been identified for Burnley: 

4 Scenario A: 2012-based SNPP scenario (59 dwellings per annum [dpa]); 

5 Scenario Bi: 2012 SNPP/PCU re-based to 2014 (107 dpa); and 

6 Scenario Hi: Past Trends from 2014/15 (i.e. taking into account growth 

2012/13 and 2013/14) (202 dpa). 

7.42 The resultant projections and their job growth forecasts are presented in Table 

7.9.  It indicates that the net job growth for Burnley could range from a low of -

1,318 to a high of +2,056 depending on the level of housing growth targeted. 
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Table 7.9  SHMA Housing OAN Modelling Outputs 

 Burnley 

2012 2032 Change 

4) Scenario A: 2012-based SNPP (59 dpa)  

Population 87,127 86,885 -242 

Households 37,573 38,671 1,098 

Dwellings 40,078 41,249 1,171 

Labour Force 41,800 38,934 -2,867 

Jobs 39,623 38,305 -1,318 

5) Scenario Bi: 2012 SNPP/PCU re-based to 2014 (107 dpa) 

Population 87,127 87,948 821 

Households 37,573 39,570 1,998 

Dwellings 40,078 42,208 2,131 

Labour Force 41,800 39,466 -2,334 

Jobs 39,623 38,829 -794 

6) Scenario Hi: Past Trends from 2014/15 (202 dpa)  

Population 87,127 93783 6,656 

Households 37,573 41365 3,792 

Dwellings 40,078 44122 4,045 

Labour Force 41,800 42,363 563 

Jobs 39,623 41,679 2,056 

Source: Nathaniel Lichfield & Partners (2015) 

7.43 To translate this job growth into employment floorspace requirements, similar 

assumptions concerning vacancy rates and employment densities as per the 

econometric demand side forecasting work were applied to the job projections. 

7.44 The results are presented in Table 7.10.  Under these three scenarios, 

addressing the future employment requirements of local residents would mean 

a requirement of between –24,748 sqm and +12,666 sqm of B-class 

employment space (net) between 2012 and by 2032 for Burnley. 

Table 7.10  Burnley B-Class Net Floorspace Required from Labour Supply Growth Scenarios, 2012-2032 

Use 

Burnley 

4) Scenario A: 
SNPP-2012 (59 

dpa) 

5) Scenario Bi: 
SNPP-2012-(PCA-
rebased-to-2014) 

(107 dpa) 

6) Scenario Hi: 
Past Trends 

(202 dpa) 

B1a/b -1,712 -1,328 1,528 

B1c/B2 -41,400 -39,846 -31,399 

B8 18,364 22,118 42,537 

Total -24,748 -19,056 12,666 

Source: NLP analysis / 2016 SHMA 
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Net Employment Space Requirements 

7.45 Drawing together the results from each of the future economic scenarios, Table 

7.11 summarises the net floorspace requirements for the six labour 

demand/labour supply scenarios for Burnley up to 2032. 

Table 7.11 Net Floorspace Requirements in Burnley by Scenario to 2032 (sqm) 

Scenario 

 

Use 

Labour Demand Labour Supply (SHMA) 

1.  Experian 
Job Growth 

2. Key Growth 
Sectors Job 

Growth 

3. Job 
Stabilisation 
(post 2014) 

4. Scenario 
A: SNPP-
2012 (59 

dpa) 

5. Scenario 
Bi: SNPP-

2012-(PCA-
rebased-to-

2014) 
(107 dpa) 

6. Scenario 
Hi: Past 

Trends (202 
dpa) 

B1a/b (sqm) 4,873 7,082 2,085 -1,712 -1,328 1,582 

B1c/B2 (sqm) -22,741 -9,579 -28,373 -41,400 -39,846 -31,399 

B8 (sqm) 56,937 126,859 43,326 18,364 22,118 42,537 

TOTAL 39,069 124,362 17,038 -24,748 -19,056 12,666 

Source: NLP analysis / Scenarios A/Bi/Hi of Burnley SHMA (2016) 

7.46 These labour demand and labour supply forecasts suggest a fairly wide range 

of potential net space requirements.  This ranges between a requirement of 

between – 24,748 sqm of employment land (based on the SNPP-2012 Labour 

Supply Scenario A) and + 124,362 sqm (based on the Key Growth Sectors 

Scenario). 

C. Past Development Rates 

7.47 Because they reflect market demand and actual development patterns on the 

ground, in some cases long term completion rates of employment floorspace 

can provide a reasonable basis for informing future land needs.  Whereas job 

forecasts show growth in net terms, past trend-based assessments include 

development that accounts for the redevelopment/recycling of employment 

sites. 

7.48 This approach assumes that past trends of office and industrial development in 

both a relatively buoyant as well as recessionary economic period would 

continue unchanged, but may not fully reflect the impacts of future challenges 

and uncertainties or longer term workplace trends that could reduce future 

demand for space.  Conversely, it may under-estimate future demand if the 

supply was constrained in the past, for example because of the unavailability of 

good quality sites, infrastructure/viability factors or policy restrictions. 

Scenario 7: Past Development Rates 

7.49 Monitoring data on past completions by B-Class uses between 2007/08 and 

2014/15 was provided by BBC.  Across this period, gross completions for B-

Class uses in Burnley amounted to 127,981 sqm of employment floorspace, or 

15,998 sqm annually (gross).  Of this, 61,392 sqm related to B1, 30,054 sqm 
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related to B2 development, 32,162 sqm related to B8 development and the 

remaining 4,373 sqm related to mixed-use development. 

7.50 Monitoring data going back to 1990 was also supplied by BBC, although this 

was not split by use-class (as the data provided from 2007/08 onwards was).  

Furthermore the equivalent losses over this period were also unavailable.  

However, as the gross rate of development over this longer time period 

(10,886 sqm per annum 1999/2000–2004/2005) is broadly similar to the 

development levels for the period at which more detailed information is 

available, it was considered reasonable to use the latest, more detailed, take-

up data for the purposes of forecasting. 

7.51 Over the period 2007/2008 – 2014/2015 there has been a total of 86,591 sqm 

of B-Class employment floorspace lost to non B-Class uses, equivalent to an 

annual rate of 10,824 sqm.  The observed rate of losses (10,824 sqm) has 

been combined with the gross take-up rate (15,998 sqm) to generate a net 

take-up rate of 5,174 sqm, as shown in Figure 7.3. 

Figure 7.3  Employment Floorspace Take-Up in Burnley Borough, 2007/08 – 2014/15 

  

Source: BBC / NLP analysis 

Note: In the absence of detailed information relating to the B-class breakdown of the mixed-use 
developments, the split relating to past developments has been applied. 

7.52 The previous analysis has assumed that past rates of take up will simply 

continue at the same level for the remainder of the Plan period.  This may or 

may not continue to be the case.  For example, future development rates for 

industrial space may be lower than has been achieved historically as sectors 

rationalise and/or make more efficient use of space.  Clearly the recession and 

prolonged economic downturn has had a significant effect on the viability of 

development and in this regard Burnley is no different from the majority of 

other areas outside London and the Greater South East. 
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7.53 As was noted in the original ELDS, the very high level of take up achieved in 

2009/10 was directly related to the 50,433 sqm development of an 

Anthropology Research Centre (Class B1b) in 2009.  This development is used 

by UCLan as a specialist field research centre relating to the recovery, 

analysis, and identification of remains, with a focus on activities relating to 

criminal investigation, war crimes and natural disaster for the School of 

Forensic Anthropology.  No physical development was proposed as part of the 

submitted application back in 2009.63  In discussion with BBC, however, it was 

agreed that this development should not be discounted altogether from the 

figures, as there are several large B-class developments in the immediate 

pipeline64 that are likely to ensure that the reasonably high take up observed in 

the recent past will be sustained. 

7.54 These developments (all of which have planning permission) include: 

1 BooHoo, Widow Hill Road – An extension to an existing B8 warehouse 

with associated ancillary offices (12,379sqm);65 

2 Burnley Bridge – A unit in a business park providing B1(a), B1(b) and 

B1(c) business space (68,662sqm);66 

3 Knowledge Park – A business park providing B1(a), B1(b) and B1(c) 

business space (12,000sqm); 67 

4 Enterprise Business Park, Liverpool Rd – Three B1/B2/B8 industrial units 

(12,000sqm).68 

7.55 On balance, it is considered that it would be appropriate to reduce the amount 

of land attributed to B1b in 2009 for the Anthropology Research Centre.  

Although technically this comprises land used for R&D purposes, it does not 

comprise commercial/industrial floorspace in the literal sense.  It was 

considered appropriate to discount the amount of land attributable to take up 

from this source (50,433 sqm) by a half.  This would reduce 2009/10’s take-up 

figure from 61,825 sqm down to 36,609 sqm, and hence the overall annual 

average (gross) take up from 15,998 sqm to 12,846 sqm (gross). 

7.56 Once annual average losses of 10,824 sqm are factored in the net annual 

take-up figure for Burnley equates to 2,022 sqm.  Table 7.12 presents this net 

annual take-up for the Borough by B-use class and projects this rate forward 

over the 20-year plan period.  The data suggests that if past trends were to be 

replicated in future, this could justify the provision of around 40,434 sqm (net) 

in Burnley. 

                                                
63

 Planning Statement (Reference: APP/2009/0148), paragraph 4.1 
64

 Developments which are either under construction or not started, as of April 2015 
65

 Reference number: APP/2014/0041 
66

 APP/2014/0395 
67

 APP/2014/0397 
68

 APP/2013/0446 



  Burnley Employment Land Demand Study 
 

10365040v6   
 

Table 7.12  Net Employment Space Requirements Based on Past Completion Trends, 2012 - 2032 

 Annual Net Floorspace 

Change (sqm) 

Total Net Floorspace 

Requirement (2012-2032) 

(sqm) 

Burnley 

B1a/b 4,060 81,190 

B1c/B2/B8 -2,038 -40,756 

Total 2,022 40,434 

Source: BBC / NLP analysis 

Translating Floorspace into Land Requirements 

7.57 The next step involves translating floorspace into land requirements for office, 

industrial and warehousing uses.  Land requirements have been calculated by 

applying appropriate plot ratio assumptions to the floorspace estimates.  It has 

been assumed that a gross area of 1 ha is required to develop 4,000 sqm of 

B1c/B2 or B8 space (equal to a plot ratio of 40%).  This plot ratio is taken from 

the former ODPM Guidance on ELRs69 and reflects typical development 

densities for these uses. 

Table 7.13  Net Land Requirements in Burnley by Scenario to 2032 (ha) 

Scenario 

 

Use 

Labour Demand Labour Supply 

7. 
Past 

Take Up 

1.  
Experian 

Job 
Growth 

2. Key 
Growth 

Sectors Job 
Growth 

3. Job 
Stabilisati
on (post 

2014) 

4. Scenario A: 
SNPP-2012 

(59 dpa) 

5. Scenario Bi: 
SNPP-2012-

(PCA-rebased-
to-2014) 
(107 dpa) 

6. Scenario 
Hi: Past 

Trends (202 
dpa) 

B1a/b (sqm) 1.22 1.77 0.52 -0.43 -0.33 0.38 20.30 

B1c/B2 (sqm) -5.69 -2.39 -7.09 -10.35 -9.96 -7.85 -24.22 

B8 (sqm) 14.23 31.71 10.83 4.59 5.53 10.63 14.03 

TOTAL 9.77 31.09 4.26 -6.19 -4.76 3.17 10.11 

Source: NLP analysis 

Replacement of Losses 

7.58 To convert the net requirement of employment space into a gross requirement 

(i.e. the amount of employment space or land to be allocated/planned for), an 

allowance is typically made for some replacement of losses of existing 

employment space that may be developed for other, non B-Class, uses in 

future.  This allowance ensures that sufficient space is re-provided to account 

for employment space that is anticipated to be lost in future and provides some 

protection against continued erosion of employment space. 

7.59 Judgements were therefore made on the suitability and degree of the 

allowance for future losses which it would be appropriate to apply based on the 

                                                
69

 ODPM (2004) ELR Guidance Note 
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consultants’ understanding of supply-side deliverability factors in Burnley and 

current trends in the market.  Not all losses need to be replaced as some will 

reflect restructuring in the local economy.  Consideration has been given to a 

number of factors and property market dynamics: 

 Permitted Development Rights: In May 2013, the Government 

introduced Permitted Development [PD] Rights to allow for change of use 

from B1 (a) offices to residential, whereby premises can undergo change 

of use without the need to obtain planning permission. The Town and 

Country Planning (General Permitted Development) (England) Order 

2015 was amended by Statutory Instrument [SI] 332 to make this 

temporary ability permanent, in addition to enabling developers to 

demolish offices and replace them with residential units (as opposed to 

converting them, as they have previously only been permitted to do).  

Furthermore the SI also extended PD rights to include light industrial 

(B1c) units and laundrettes (A1).  One effect of the permitted 

development rights may be to increase the rate of losses of office space 

at a level above past trends. 

 Looking at past rates, around 55% of losses observed over the period 

2007/08 – 2014/15 related to B1a/b office stock.  Between 2007/08 – 

2013/14 there was only an average of 941 sqm lost to B1 employment 

floorspace, whereas in 2014/15, following the introduction of PD rights, 

28,606sqm of employment floorspace losses are observed, 26,240 sqm 

of which relate to floorspace lost to C3 (housing), although it should be 

noted that none of these developments were lost through the PD rights 

(consultation with commercial agents provided further evidence that PD 

rights have not been a particular issue in the Borough to date, although 

BBC have identified at least one application, for three residential units70). 

 Potential Future Losses to Non-Employment Uses: BBC provided 

details of sites which may be lost to residential uses over the coming 15 

years or so, some of which are likely to be lost to purely residential uses 

but others with an element of employment land in mixed-use 

developments.  These sites were gathered from BBC’s emerging SHLAA 

and the Council’s records of existing employment sites extant planning 

permission for alternative uses that have not started / are currently under 

construction.  This generated a figure of 57.20 ha, or 3.81 ha a year.  

This is very similar to the 3.63 annual loss estimated in the previous 

ELDS, but is higher than the rate of losses observed previously across 

the Borough (2.71 ha).  Whilst all of these sites may not necessarily be 

lost, the SHLAA data does not include potentially unknown ‘windfall’ sites 

that are likely to come forward over the plan period. 
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 There is an argument that not all such losses of employment land should 

necessarily be replaced or reflected in an increased gross land 

requirement. This would be on the basis that Burnley’s stock of 

employment land contains some older sites less likely to meet future 

needs and is of a scale that reflects past industrial patterns, rather than 

the amounts of land needed in future.  As firms relocate to higher quality 

sites, the older stock (which may have been vacant for some time due to 

being unsuitable for the needs of modern businesses) is vulnerable to 

being lost to non-B-class use. 

 However, against this argument is the likelihood that other ‘windfall’ sites 

are also likely to be lost over the next 20 years (of the plan period) that 

have yet to be picked up, and these represent losses to the overall land 

portfolio, reducing choice within the market. Furthermore the time period 

over which the past losses have been assessed covers a period during 

which the construction market was depressed, and it might be expected 

that losses, particularly to higher value uses such as residential, will 

accelerate in future (especially given the new office to residential 

Permitted Development Rights outlined above). 

7.60 Whilst the rate of past losses in Burnley (2.71 ha annually) covers a 

recessionary period, an economic recovery is underway.  This rate of losses is 

below the amount of employment land that BBC identifies could be lost to 

residential uses in the future (3.81 ha). 

7.61 On balance, it is considered that, given the uncertainties involved, it is prudent 

to pursue for a replacement figure approximately halfway between past losses 

(c.2.71 ha annually) and future losses (3.81 ha annually).  Consequently, 

allowance should be made for the replacement of around 3.26 ha of 

employment land annually in Burnley, which would equate to 65.2 ha over the 

20-year plan period. 

7.62 On this basis, Table 7.14 presents the suggested annual replacement of losses 

for Burnley.  This should be monitored by BBC over the next few years and 

adjusted as necessary. 

Table 7.14  Recommended annual replacement of losses going forward 

Future Losses Replacement – annual (ha) 
Future Losses Replacement – 

2012-2032 (ha) 

3.26 65.2 

Source: NLP analysis 

Flexibility Factor 

7.63 To estimate the overall requirement of employment floorspace that should be 

planned for in allocating sites, and to give some flexibility of provision, it is 

usual to add an allowance as a flexibility factor (i.e. for such factors as delays 

in some sites coming forward for development). 



  Burnley Employment Land Demand Study 
 

P74  10365040v6 
 

7.64 The former South East England Planning Partnership Board [SEEPB] guidance 

on employment land assessments71 recommended an allowance that is 

equivalent to the average time for a site to gain planning permission and be 

developed, typically about two years.  For Burnley, this would equate to 7.53 

ha and is considered an appropriate flexibility factor. 

Table 7.15  Flexibility Factor Allowances 

Use 
Average Annual Gross 

Take-up (ha) 
Flexibility Factor Added (ha) 

Total – B1a/b and B1c/B2/B8 3.765 7.530 

Source: NLP analysis 

Gross Employment Space Requirements 

7.65 The results of the scenario modelling for the seven sets of projections, 

including an allowance for a flexibility factor and the replacement of losses, are 

summarised in Table 7.16.  The net land requirements are translated into gross 

through the application of an allowance for losses. 

Table 7.16  Burnley Gross Employment Land Requirements 2012-2032 (ha) 

 
B1a/b B1c/B2 B8 TOTAL 

1) Experian Baseline 
2012-2032 (net) 1.22 -5.69 14.23 9.77 

2012-2032 (gross)  74.96 

+ Flexibility factor  82.49 

2) Key Growth Sectors 

2012-2032 (net) 1.77 -2.39 31.71 31.09 

2012-2032 (gross)  96.28 

+ Flexibility factor  103.81 

3) Job Stabilisation (post 

2014) 

2012-2032 (net) 0.52 -7.09 10.83 4.26 

2012-2032 (gross)  65.19 

+ Flexibility factor  76.98 

4) Labour Supply: 59 dpa 

[SHMA Scenario A: SNPP-

2012] 

2012-2032 (net) -0.43 -10.35 4.59 -6.19 

2012-2032 (gross)  59.01 

+ Flexibility factor  66.54 

5) Labour Supply: 107 dpa 
[SHMA Scenario Bi: SNPP-
2012-Rebased-to-2014] 

2012-2032 (net) -0.33 -9.96 5.53 -4.76 

2012-2032 (gross)  60.43 

+ Flexibility factor  67.96 

6) Labour Supply: 202 dpa 
[SHMA Scenario Hi: Past 
Trends] 

2012-2032 (net) 0.38 -7.85 10.63 3.17 

2012-2032 (gross)  68.36 

+ Flexibility factor 
 75.89 

7) Past Completions 

2012-2032 (net) 20.30 -10.19 10.11 

2012-2032 (gross)  75.30 

+ Flexibility factor 
 82.83 

Source: NLP analysis 
Note: * totals rounded 
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 SEEPB (2009) Economic and Employment Land Assessments Supplementary Guidance Consultation Document.  Although 
the SEEPB no longer exists and the formal status of this guidance is unclear, it is considered to be a source of good practice. 
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7.66 In summary, the demand-led, supply led and past-completions range of 

indicative total gross land requirements over the plan period 2012 to 2032, 

factoring in a 2-year flexibility factor, results in the following range of demand 

projections of between 67 and 104 ha of office and industrial land for Burnley. 

7.67 This range represents a narrowing of the previous ELDS’s range of between 

40 ha – 102 ha.  This narrowing of the range is due to a number of factors, 

including: 

1 Significantly more optimistic job growth projections provided by Experian, 

which has uplifted the Experian baseline scenario; 

2 The use of more up-to-date labour force projections based on the 2012-

based Sub-National Population Projections [SNPP] as opposed to the 

2011-based SNPP previously. These newer projections are more 

optimistic and as a result they have uplifted the lower end of the range; 

3 A 20-year, rather than a 19-year timeframe; and 

4 Higher rates of potential future losses to non-employment uses, based on 

the latest data provided by BBC Officers. 

Sensitivity Testing 

7.68 Clearly the levels of future demand for B-use class land projected by the 

various employment-based projections differ significantly.  The projections are 

largely trend-based; in particular, the rate of past completions has been (at 

least partly) recorded during an unprecedented recession in the commercial 

market nationally. 

7.69 In order to provide a clearer steer as to what level of growth the Borough 

should be planning for, it is important to apply a series of reality checks. 

Adjustments to Plot Ratios 

7.70 The estimates of land requirements are clearly highly sensitive to the various 

assumptions used.  The job / floorspace ratios and plot ratios adopted here 

reflected those in the former ODPM guidance72.  At present, it is assumed that 

the plot ratio73 of 40% is generally applied to industrial space and warehousing. 

7.71 If a lower level were applied to all types of employment land of, say, 30%, this 

would make a moderate difference to the overall gross requirement, resulting 

in between -2.1 ha decrease and a 10.4 ha increase in the gross requirements 

for Burnley (with the Labour Supply 59 dpa scenario seeing the lowest rate of 

change and the Key Growth Sectors seeing a positive rate of change). 

7.72 However, Burnley is seeking to move away from a lower-value economy and 

towards an economy focused more towards higher-value manufacturing and 
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 Employment Land Reviews Guidance Note, ODPM (2004) 
73

 A plot ratio is the total building square meterage (building area) divided by the site size square meterage (area of the plot).  
Therefore, a plot ratio of 150% would indicate that the total floor area of a building is 1.5 times the gross area of the plot on 
which it is constructed.  For practical purposes, this would equate to a 3 storey building with fifty percent plot coverage, the 
remaining plot area being occupied, for example, by access roads, parking and landscaping. 
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the service sector, both of which tend to have higher plot densities.  With the 

Framework’s requirement for office space to be located in town centres rather 

than out of centre, this could point to plot densities increasing, rather than 

decreasing in future.  On this basis, it is considered reasonable to assume that 

the majority of future development in the Borough will be at plot ratios closer to 

40% than 30%. 

No Allowance for Vacant Units 

7.73 As noted earlier, an allowance has been made in the modelling work to bring 

the total stock of commercial and industrial floorspace into balance.  At 

present, the stock of office and industrial floorspace that is currently vacant in 

Burnley exceeds what might be considered a ‘reasonable’ level of vacancy 

necessary to ensure the smooth functioning of the market (at around 10%).  As 

such, NLP’s model seeks to avoid over-providing floorspace in the future which 

could have the effect of exacerbating current vacancy levels.  Hence an 

adjustment is made to bring the likely future vacancy figure back down to 

around 10%.  This has the effect of decreasing the amount of land that is 

required for all of the 7 scenarios. 

7.74 It is important to note that much of this vacant stock is of a relatively poor 

quality and is unlikely to be occupied without substantial refurbishment / 

investment.  It is therefore questionable as to the extent to which such stock is 

ever likely to come back onto the market, and if not, whether it is appropriate to 

make adjustments to the modelling work to this effect. 

7.75 To test the likely extent of this impact, NLP ran a sensitivity test that excluded 

any adjustment for the vacancy rate.  This had the effect of slightly changing 

the amount of employment land required, from a negative change of -1.5 ha 

(Policy On scenario) to +0.97 ha (Labour Supply 59 dpa scenario). 

7.76 In general, whilst the sensitivity testing demonstrates that a reduction in the 

total amount of employment land could be justified in the authority were a 

different assumption to be taken in the modelling concerning vacancy levels, in 

general, NLP considers the approach taken to including an allowance for 

vacancy rates is justified.  There is a danger that under-providing floorspace in 

areas which already have a deficit of land will only serve to exacerbate the 

mismatch between supply and demand, driving up rental levels and making 

business creation/expansion less likely overall.  However, if as seems 

apparent, much of this vacant stock is unlikely to ever be viably refurbished, 

then it may be appropriate for the Council to provide additional new stock to 

compensate for the failings of the existing business accommodation. 

Adjustments to the Flexibility Factor 

7.77 Another significant assumption in terms of sensitivity testing is the 7.53 ha 2-

year flexibility factor added.  A 2-year flexibility factor may ordinarily be seen as 

being reasonable, particularly in the light of uncertainties in the commercial 

property market and the need to provide market ready sites to prevent 

occupiers from moving beyond the Borough when searching for appropriate 
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sites.  It should also be noted that the UK is currently witnessing an economic 

recovery, which is likely to continue (uncertainties over the EU Referendum 

notwithstanding) in the coming years.  The consequence of this may be 

increased demand for employment land beyond that projected by the various 

scenarios, and hence this should be monitored and reviewed by BBC on a 

regular basis. 

7.78 In summary, it is suggested that the approach taken in defining a two-year 

flexibility factor remains valid. 

Split between B1/B2/B8 

7.79 In terms of how the 67 ha – 104 ha range for Burnley could be split between 

the B1a/B1b, B1c/B2 and B8 uses, it is not possible to directly translate the 

split into gross requirements, as the data is not sufficiently robust to enable a 

precise breakdown of land lost/ flexibility factor by use type. 

7.80 Furthermore, there are a number of conflicting considerations: 

1 Based on the latest available data relating to the ‘stock’ of floorspace in 

Burnley, there is a considerable supply of industrial/warehousing units, 

comprising 90% of all B-class floorspace in the Borough, compared to 

just 10% for B1a office74; 

2 The Experian job growth forecasts indicate strong growth in B1a/b 

office and warehousing jobs alongside a significant decline in demand for 

B2 industrial jobs.  However, the overall decline in industrial employment 

masks the wide variation within it, with some manufacturing industries 

seeing large declines in employment (which may take some time to feed 

through into comparable adjustments in employment floorspace due to 

extended lease agreements etc.) versus other industrial sectors 

demonstrating strong growth; 

3 The Key Growth Sectors scenario forecasts indicate an uplift with 

regard to employment within B1a/B1b Office and B8 warehousing sectors 

(although the warehousing land required is uplifted significantly more so 

than the office requirement due to the land hungry nature of B8 land).  

This scenario also demonstrates a moderate uplift in manufacturing 

employment, but as with the Experian baseline scenario the overall 

reduction in manufacturing employment level masks wide variations 

between the advanced manufacturing sectors which BBC are targeting 

for growth (as outlined in Lancashire LEP’s SEP), alongside more 

traditional manufacturing sectors. 

4 Past completions have been skewed towards industrial land, with an 

average of 1.18 ha (37%) of B1a/b offices developments coming forward 

annually between 2007/08 and 2014/15, versus an average of 2.03 ha 

(63%) of industrial/warehousing (B1c/B2/B8) developments coming 

forward annually over that same 8-year time period.  Virtually all past 
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losses have taken place on former B1c/B2/B8 industrial/warehousing 

land (94%) versus the losses from B1a/b office space (6%); and 

5 Analysis of business enquires indicates that whilst 82 office enquires 

were registered by BBC between 2010 and 2015, over the same period, 

195 industrial enquires were registered, suggesting that around twice as 

many industrial firms enquired regarding occupying B2/B8 

accommodation.  Over half of office enquires (56%) were for units of less 

than 3,000 sq ft (279 sqm), although there is a market for larger office 

units, with 35% of enquires relating to units of 5,000 sq ft (464 sqm) and 

above.  With industrial enquires the majority (69%) relate to units above 

5,000 sq ft (464 sqm), including over 45 enquires (23%) for over 25,000 

sq ft (2,322 sqm). 

7.81 On the basis of the points above, it is considered that the provision of 

employment land should be weighted two-thirds for industrial (B1c/B2/B8) land 

and the remaining third for office (B1a/b) land. 

7.82 This seeks to balance the replacement of some existing industrial stock against 

the weakening demand in this sector; the modest growth in office requirements 

against economic aspirations for this sector; and the demand for B8 

warehousing (recognising that this land hungry sector requires a 

disproportionate amount of land relative to employment generated). 

Conclusions 

7.83 Seven different scenarios of future employment space requirements were 

considered based on a number of approaches which reflect economic growth 

(Experian, Key Growth Sectors, job stabilisation post 2014); past development 

trends and labour supply scenarios (using three different dwelling projections 

adapted from the emerging SHMA).  The results are summarised in Figure 7.4. 
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Figure 7.4  Modelling Scenarios – Burnley Employment Land Requirements 2012-32 

 

Source: NLP analysis 

7.84 In interpreting the outputs of this section, regard should be had to the Practice 

Guidance which states that Local Authorities should develop an idea of future 

economic needs based on a range of data and forecasts of quantitative and 

qualitative need.  In this respect, planning for employment growth should avoid 

relying upon using single sources of data or projections which tend to rely upon 

a number of different variables which are inevitably subject to change. 

7.85 It is also important to recognise that there are inevitable uncertainties and 

limitations associated with modelling assumptions under any of the future 

growth scenarios considered.  For example, there are some inherent limitations 

to the use of local level economic forecasts, particularly in the context of 

significant recent changes in the economy.  Economic forecasts are regularly 

updated and the resulting employment outputs will change over the plan 

period. 

7.86 For instance, the previous ELDS used Experian projections from May 2013 

which were significantly more pessimistic (1,600 jobs over 19-year period) than 

the ones in this update (with the October 2015 Experian release projecting 

4,280 jobs forecast over the 20 year timeframe), and partly as a result, the 

employment land requirement in this update is higher than the equivalent 

scenario in the original study (with a range of 45 – 100 ha versus 67 – 104 ha 

in this update).  At the time of the original study, the economy was still 

recovering from a double dip recession and there were many uncertainties 

present within the wider macro-economy which influenced business expansion 

and employment decisions.  However, the 2015 projections reflect a stronger 
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economy, which has resulted in a more optimistic macro-economic 

environment, reflected in the higher Experian employment forecasts. 

7.87 The growth scenarios implied by the labour supply and Experian job growth 

approaches are based on the most up-to-date demographic and 

macroeconomic assumptions and therefore provide the most objective 

assessment of needs.  Whilst it has been acknowledged that there is not a 

direct causal link between housing and employment land requirements, there is 

nevertheless a need to ensure that the two dovetail together. 

7.88 It is understood that the likely housing OAN range to be taken forward in the 

emerging SHMA is between 117-215 dpa75 (with the bottom end broadly 

aligning to the Labour Supply 107 dpa Scenario 5, and the upper end the Job 

Stabilisation Scenario 3), in which case for the housing need and employment 

land need to align fully, the lower labour supply scenario (Scenario 4, 66.5ha, 

@59 dpa) can be discounted.  Within the context of the Framework’s 

requirement to plan positively for growth, BBC should not plan to 

accommodate any requirement lower than the 107 dpa labour supply based 

scenario (Scenario 5, 68 ha), to ensure that the Borough’s indigenous growth 

potential (i.e. arising from its resident workforce) is not constrained by lack of 

spatial capacity in future. 

7.89 On this basis, NLP considers that the employment land OAN for Burnley 

Borough is in the region of 68 ha – 104 ha over the period 2012-2032. 

7.90 If BBC considers going for the top end of this employment land range (i.e. 

Scenario 2) – Key Growth Sectors), it would need to be mindful of the housing 

implications by either considering a higher level of housing delivery, or 

reviewing other policy interventions to minimise any adverse labour force and 

economic implications.  This could include the need to ‘claw back’ out-

commuters and planning for a mix of housing which encourages the retention 

of residents of an economically active age or encourages younger 

economically active people to move into Burnley Borough. 

7.91 Where within this range BBC considers its employment land requirement to be 

depends upon the extent to which the Council wishes to fully align with its 

housing need, or whether other policy objectives, such as the desire to reduce 

levels of net out commuting or enhance the regeneration of a particular area, 

could potentially justify a higher requirement. 

7.92 The Practice Guidance76 indicates that when deciding an employment land 

requirement within this range, BBC should note the consequences of choosing 

a requirement in which the supply of the working age population (as suggested 

by the demographic modelling underpinning the housing OAN) is lower than 

the projected job growth (i.e. with the Key Growth Sectors Scenario at 104 ha).  

A result of this situation may be unsustainable commuting patterns (depending 

on public transport accessibility or other sustainable options such as walking or 

cycling), the effect of which may be to reduce the resilience of local 
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businesses.  In such circumstances BBC would need to consider how the 

location of new housing or infrastructure development could help to address 

these problems. 
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8.0 Conclusions and Policy Implications 

8.1 This section draws together overall conclusions and considers potential policy 

approaches in relation to employment space for the emerging Local Plan as 

well as other measures which may be required to support Burnley’s economic 

growth objectives.  

Overview of Burnley’s Economy 

8.2 Burnley’s economy faces a number of challenges: compared to regional and 

national statistics, it has higher levels of worklessness and unemployment; 

lower resident wages; more residents without any formal qualifications and 

fewer highly skilled residents. Burnley also suffers from high levels of 

deprivation, particularly within the inner urban areas around Burnley town itself  

and Padiham which are considerably more deprived than surrounding rural 

areas. In addition, business start-ups are relatively low compared to the 

regional and national average and there is currently an over reliance on 

advanced manufacturing and administration jobs with a low proportion of firms 

operating in the knowledge based sector. 

8.3 Notwithstanding this, Burnley is a well-established business location within 

Pennine Lancashire. The Borough has successfully created competitive 

advantages within sectors such as an advanced manufacturing, chemicals, 

energy & environmental technology and food processing, which should provide 

several growth opportunities for the Borough going forward.  In addition, the 

Borough is well-placed to maximise the potential benefits from the Lancashire 

Enterprise Zone given its focus towards the AEM77 sectors and its explicit 

policy to avoid displacing businesses. 

8.4 Burnley benefits from a variety of business and industrial parks, well connected 

by the strategic road network.  It has received significant inward investment 

over recent years leading to the success of a number of business parks 

including Burnley Bridge Business Park, Empire Business Park, Innovation 

Drive and Shuttleworth Mead.  A significant amount of employment land is 

clustered around the M65 motorway (between Junctions 8 and 11), which has 

been the focus of development over the last few years, as well as within the 

town centre.  

8.5 Local agents report that demand for industrial property close to M65 corridor is 

very strong, with many companies actively searching for buildings and sites 

close to the motorway network.  This is placing pressure on modern stock in 

well located areas, with agents highlighting a need for a much greater supply of 

suitable sites and premises to meet the growing demand for industrial 

accommodation. 

8.6 The office sector, however, is not so well established, lacking the critical mass 

to attract and sustain larger office occupiers.  It also faces strong competition 
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from larger, more established and growing office centres with better links to 

larger conurbations. As such, the office market remains very localised with 

demand primarily generated by local SMEs for good quality, small and modern 

premises.  Inward investment in the office sector has been fairly limited with 

the majority of development being out of town business space primarily aimed 

at the local market.  Rents also tend to be lower which restricts speculative 

development, something the Borough has seen very little of for a number of 

years.  

8.7 In terms of losses, 86,591sqm of B-Class employment land was lost across the 

Borough between 2007/08-2014/15, an average loss of 10,824 sqm per year.  

This high rate of losses can be attributed to a handful of large significant 

employment land losses at Balderstone Lane and Land at Casterton 

Avenue/Ribble Avenue.  

Overall Policy Approaches 

8.8 The scenarios considered in Section 7.0 indicate the broad scale and type of 

growth arising from different approaches to modelling the Borough’s future 

employment space needs.  In the context of the Framework, the Borough’s 

policy approaches should aim to at least fully meet Burnley’s employment 

space needs so that its economy is not constrained, recognising that 

developments in adjoining areas will also be a key influence.  This is 

particularly important in the aftermath of a period of economic recession and 

the Government’s Productivity Plan: ‘Fixing the Foundations’ (2015). 

8.9 However, to ensure a flexible and responsive policy framework it will be 

necessary not just to focus on meeting forecast quantitative requirements 

(which will fluctuate over time), but to think about the qualitative opportunities 

and risks that flow from particular policies.  This might concern how delivery 

can be prioritised in some locations or for some types of employment uses and 

how scope can be created for meeting as yet undefined inward investment 

opportunities.  

8.10 Equally, it is important to note that the Government is currently consulting on 

proposed changes to national policy with the aim of speeding up the delivery of 

more homes.  These changes are likely to place additional pressure on local 

authorities to ensure that unviable or underused commercial and employment 

land is released for the provision of starter homes, by ensuring that changes 

are assimilated into Local Plans which potentially place a clear limit on the 

length of time that a site should be protected if unused and there is no 

compelling evidence of it coming forward in the short term. 

8.11 Planning for employment land will need to be balanced against pressures from 

other land uses, as well as other Local Plan objectives such as planned 

housing growth.  B-class employment space also competes with non B-class 

uses, some of which may also generate local economic benefits or have 

identified needs that the Framework indicates should be supported.  
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8.12 This requires choices in the Local Plan about which sites to protect or allocate 

for employment development, or which to consider for mixed use development 

(either in whole or part).  That judgement must ultimately take account of: 

 the local benefits of B-class sectors and the need to maintain a 

diversified and resilient economy that is responsive and open to growth 

and new economic opportunities as they arise (as envisaged by the 

Framework); 

 the economic and other outcomes (e.g. labour market) if some sectors 

become displaced or are otherwise constrained from expanding within 

this part of East Lancashire;  

 the need to encourage growth of high quality jobs in Burnley Borough to 

address the disparity between resident employee earnings (higher) and 

workplace earnings (lower); 

 the need to upskill Burnley’s labour force to ensure that local residents 

can make the most of economic opportunities offered within the Borough; 

 the trade-off between seeking more intensive use of the current supply of 

sites and thereby yielding higher net job creation over time, and identified 

business needs (as specified in the Framework) which may for some 

activities or sectors imply a less efficient use of land in order to function 

effectively;  

 maintaining a delivery trajectory for employment space with short, 

medium and longer-term opportunities over the life of the Plan; 

 the need to allocate those sites which have the greatest appeal to 

potential occupiers and developers, and that are most readily available to 

be brought forward for development. 

8.13 The emerging Local Plan will need to plan for a choice of sites and locations to 

meet the needs of particular sectors and occupier needs.  Some further 

commentary on the approach and potential options for providing for the 

different B-class uses in the Borough is considered below. 

Industrial Uses 

8.14 Burnley represents a strong industrial location, with a mix of firms serving 

indigenous needs in addition to national and international markets.  

8.15 While Burnley has a variety of business parks and industrial estates, local 

commercial agents reported low vacancy rates, due to substantial 

improvements that have occurred in the industrial market since the recession, 

and a significant shortage in supply. Renewed confidence in the aerospace 

and advanced manufacturing sector has resulted in a surge in enquiries for 

high quality spaces in close proximity of the strategic road network.  This is in 

contrast with BBC’s records, which suggests that vacancy rates are above 

those that are typical for a ‘liquid’ market although this is likely to be due to 
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certain existing industrial units being seen as redundant (i.e. no longer fit for 

the needs of modern businesses).    

8.16 Agents have commented on there being a lack of modern, purpose built 

industrial accommodation between 2,500 and 20,000 sqft. However, it is 

reported that there is also a shortage of small start-up space as well as large 

format buildings. 

Office Uses 

8.17 The office market in Burnley is relatively small and indigenous with competition 

coming from Manchester and Leeds as preferred office locations for larger 

office occupiers. The vast majority of stock is therefore occupied by small 

professional and business service firms located in and around Burnley Town 

Centre, in older second-hand stock, or on out of town business parks which 

offers newer, higher quality accommodation closer to the M65 corridor.  

8.18 Agents have indicated that the greatest demand for office space is within 

Burnley town centre, particularly if larger premises or cheaper rents are sought 

and, as such, vacancy rates within the centre are low in comparison to the rest 

of the Borough. Whilst the Framework has a ‘town centre first’78 policy to 

promote the vitality of town centres, BBC’s Business Premises Survey 

indicated a strong preference for out-of-town premises amongst those 

businesses looking to move in the next three to five years.  The availability of 

car parking was deemed an important consideration amongst almost all 

respondents when choosing new premises. 

8.19 However, new out-of-town office developments have struggled since the 

recession, an example being the office development at Burnley Bridge 

Business Park which was approved in 2010 but has not yet come forward due 

to a lack of demand and issues concerning financial viability.  In contrast, the 

recent conversion at ‘On the Banks’ at Slater Terrace (in Burnley Town Centre) 

has occupiers for all nine self-contained offices.  

8.20 Despite there being a slight improvement in market conditions since the 

recession, rents are not yet providing the return on investment that developers 

require for them to engage in viable new development.  This increase in risk, 

aligned to a wider reluctance from developers to construct buildings with no 

end-user lined up, is likely to mean that the amount of speculative office 

development taking place in Burnley will be minimal for the foreseeable future. 

It is understood there is also generally little appetite from developers to convert 

offices to residential under permitted development rights in the Borough, which 

is likely to be due in part to comparatively low residential values compared with 

elsewhere in the UK. 
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Future Requirements 

8.21 The demand forecasting analysis indicated an employment land OAN range for 

Burnley of between 68 ha and 104 ha over the 20-year plan period, or 17 ha – 

26 ha across five-year rolling supply periods.  

8.22 The analysis in Section 7.0 concluded that an indicative split of one third for 

B1a/B1b office and two thirds for B1c/B2/B8 industrial and warehousing land, 

would be appropriate for the Borough. 

8.23 This indicative split seeks to balance the replacement of some existing 

industrial stock against the weakening demand in this sector; the modest 

growth in office requirements against economic aspirations for this sector; and 

the demand for B8 warehousing (recognising that this land hungry sector 

requires a disproportionate amount of land relative to employment generated). 

8.24 This is set against a total available supply of 43.34 ha of allocated employment 

land remaining from the 2006 Local Plan, although of this, 24.64 ha is either 

under construction or has planning permission. 

8.25 Qualitative market feedback indicates that the Borough requires more industrial 

space in particular to accommodate indigenous growth and also enable the 

necessary churn and upgrading/ intensification of existing sites. 

8.26 In this context, a number of options emerge: 

1. Allocate new industrial sites 

8.27 The option of allocating additional sites for industrial development would 

increase the current choice of sites and provide the Borough with new 

development opportunities of the size and scale necessary to accommodate 

indigenous firms’ expansion, relocations from outside the FEMA and new 

inward investment opportunities.  This should be set out in more detail in a new 

Policy of the emerging Local Plan, setting out precise locations and sites to 

allocate. 

8.28 Within the current climate of fragile (albeit strengthening) demand and limited 

access to finance/capital for development, focus should be placed upon those 

sites in areas of strongest market demand, that have the greatest appeal to 

potential occupiers and developers, and that are most readily available to be 

brought forward for development (i.e. have the fewest infrastructure barriers 

such as poor access and environmental issues). 

8.29 The focus should be on providing further industrial and warehousing 

allocations.  Although the econometric projections suggest a potential growth in 

office jobs over the plan period in the Borough, there are concerns regarding 

the amount of office space that is required across the Borough, given that the 

office market remains weak and further office allocations could serve to 

weaken their attractiveness still further. 
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8.30 That said, it may be appropriate to consider allocating at least one new office 

site/extending an existing better performing site in the Borough in order to 

provide the choice and flexibility for occupiers, as well as sites of the scale and 

size to potentially enable Burnley to attract larger office occupiers that 

historically the area has been unable to do.  This would also provide the 

opportunity for high quality space for office development to be located in those 

areas of the Borough that continue to attract strongest demand and that can 

provide longer term, sustainable and viable development opportunities – which 

would need to be in keeping with the Framework’s ‘town centre first’ approach 

to office provision.79 

8.31 Whilst analysis of official BBC market availability information appears to show 

that the Borough has a higher than average vacancy rate for both office and 

industrial premises, this is in sharp contrast with the information emerging from 

local commercial property agents.  They state that much of the existing stock 

within Burnley is redundant and there is a real lack of premises (especially 

industrial units) in locations close to the strategic road network and suitable for 

the needs of modern businesses.  This could justify a higher level of land 

provision towards the upper end of the identified OAN range to help address 

this. 

2. Intensification of existing sites 

8.32 The upgrading and refurbishment of existing industrial areas, and where 

possible, redevelopment so that they can be used more efficiently, provides a 

further option for accommodating future requirements.  Better utilisation of the 

existing industrial stock could be achieved through gradual redevelopment of 

individual plots, for example replacing a large older unit with development of 

modern smaller units for which there is strong demand. 

8.33 In this context, the provision of additional employment land supply (under the 

option described above) would facilitate movement of firms from existing sites 

and premises and thereby release redevelopment prospects.  To complement 

this, it may be appropriate to explore opportunities to de-risk planning issues 

for certain types of development, in a way that is suitable to the site context 

and managing the range of B-class uses to be accommodated.  This could 

involve public sector funding to kick-start the regeneration of particular sites, 

although it is recognised that the Government’s austerity measures have 

significantly reduced the ability of the Council to provide grant funding for such 

purposes.  The Lancashire LEP may provide access to funding streams for key 

transformational projects. 

8.34 Other ways in which the Council could de-risk site intensification could be 

through the provision of supplementary planning documents, such as a design 

guide that sets out guidance to outline what the Council considers to be good 

design in a particular employment area, or a development framework that 

seeks to guide the nature of development and manage conflict between 

different use classes which may be present on a site. 
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8.35 There may also be some scope to upgrade and renew some of the poorer 

performing sites, to ensure that this space remains attractive and viable to the 

market.  In the first instance, this approach could focus on older employment 

sites that do not currently reflect modern working layouts, densities, technology 

and premises and perform relatively poorly based on recent site assessments.  

This may comprise redevelopment, but qualitative improvements can also be 

delivered through refurbishment of existing buildings to some extent. 

3. Policy Delivery Mechanisms 

8.36 Alongside provision of new supply as noted above, upgrading and renewal of 

the Borough’s existing stock of office accommodation will also be important.  It 

will not only ensure that this space remains attractive to the market, but may 

also provide the opportunity to create some additional supply.  This may 

comprise redevelopment, but qualitative improvements can also be delivered 

through refurbishment of existing buildings to some extent. 

8.37 Barriers to the redevelopment of industrial premises in the Borough include 

reluctance to provide finance, alongside potential viability considerations even 

given the current (improving) market climate.  Better utilisation of the stock on 

these estates could be achieved either through gradual redevelopment of 

individual plots (e.g. replacing a large older unit with development of modern 

small units (particularly move on workspace) for which there is good demand, 

or the sub-division of larger units.  Based on experience elsewhere, qualitative 

improvements on the larger estates could also include the stripping and 

repainting of older industrial units, and making environmental, security and 

traffic management improvements through a Business Improvement District 

[BID] mechanism.  Similar processes of gradual upgrading could be 

encouraged on larger industrial areas to ensure they can make a positive 

contribution to meeting some of the Borough’s future growth requirements. 

8.38 There may also be the potential to explore different funding sources to enable 

small/medium firms to upgrade premises or develop new premises if the 

market does not deliver these improvements, either through gap funding 

assistance or de-risking through up-front finance. This could include a number 

of forms of direct Council/LEP financial support such as a Business 

Improvement Grant, direct lending to small firms and/or mortgage support, as 

well as grants to install renewable energy equipment.  Such measures may be 

harder to fund in the current economic climate but could appear worthwhile as 

future actions. 

8.39 Section 106 agreements could potentially be used, either directly or indirectly, 

to deliver workspace.  This particularly applies to schemes which involve a 

mixed-use redevelopment of existing employment land.  Provision could be 

either on-site or in some cases, at an alternative location.  It should be noted 

that the ability for projects to generate sufficient profit to enable such levies 

may be limited in all but the most buoyant markets.  Any requirement to use 

S106 to cross fund employment development from residential or retail uses will 

need to be underpinned by strong evidence justifying the need and viability of 
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such an approach.  BBC may also wish to explore the potential for using 

planning contributions to deliver infrastructure, such as highways and 

communications infrastructure, to support the delivery of employment sites. 

8.40 Whilst this approach offers the prospect of new employment space in Burnley, 

there are some potential problems in ensuring such provision is attractive to 

the market.  The layout of the site and uses, particularly for mixed-use 

schemes, can make a significant difference to their commercial appeal, with 

most office occupiers for example wanting a relatively high profile location 

towards the front of a site and without any potential for amenity conflicts.  In 

addition, there may be issues about matching the type of space delivered to 

demand in that area. 

8.41 It may be appropriate to explore opportunities to de-risk planning issues for 

certain types of development, in a way that is appropriate to the site context.  

This could include, for example, Local Development Orders [LDOs], design 

codes, or other forms of planning briefs to provide greater certainty on the 

types of development that will be supported by the Council.  LDOs allow 

Councils to identify specific areas/sites where express planning permission is 

not required for certain types of development.  Examples applying to industrial 

estates, for example, could include alterations or certain levels of extensions to 

premises, construction of new employment premises within specified limits, 

and some types of change of use. In some situations, this approach could 

provide benefits to occupiers/developers through greater flexibility, speed, 

certainty of outcome and reduced cost. 

8.42 Mixed use schemes can also be a way forward in delivering some new office or 

industrial space.  This is more likely to be effective on larger schemes. 

8.43 The market alone may not deliver these improvements.  Encouragement for 

owners/developers may be necessary, and could be aided by a range of 

planning and economic development interventions including: 

1 A Local Plan policy encouraging such forms of upgrading, although this 

will only work in combination with other actions; 

2 Continued and stronger Local Plan policy protection for certain industrial 

sites (reducing the potential for residential ‘hope value’ pricing out 

development); 

3 Local initiatives to publicise to local firms case studies of successful 

upgrading of business premises, including costs, local contractors 

involved and rental or other benefits achieved; 

4 Encouragement of mixed use developments to help facilitate and cross-

subsidise the creation of B-class premises; and 

5 BBC economic development officers engaging with owners on upgrading 

of premises. 
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Other Policy Issues 

Affordable space for small businesses 

8.44 As noted in the Commercial Market Analysis Section, there is strong demand 

in the Borough for small ‘no frills’ industrial units let on relatively flexible, short 

term leases.  It is understood that few developers are currently building for this 

market and as a result Burnley has limited space geared towards small, start-

up businesses.  However, given that consultation has identified a shortage of 

these types of premises it is important that BBC provide this type of space 

(alongside wider business support) if indigenous business growth is to be 

encouraged and retained within the Borough.  Demand for this type of small 

scale, affordable space is also likely to continue to grow in future as 

businesses increasingly seek flexible and efficient workspaces, including those 

that offer hot-desking and shared facilities. 

8.45 Whilst re-development and intensification of the Borough’s existing 

employment sites should be encouraged to allow sites to be used more 

efficiently and accommodate additional employment space, it will be important 

to re-provide any cheaper/affordable business units that currently occupy these 

sites either on-site or elsewhere within the Borough.  This could involve 

delivery of new, purpose-built space and/or the refurbishment of older 

accommodation into affordable start-up space. 

8.46 Based on experience elsewhere, two approaches to providing such premises 

could be considered: 

1 seek provision of small units within larger employment developments, 

residential or mixed use schemes; this could be achieved as part of the 

s106 obligations with the developer delivering the units for management 

by the Council or another operator.  Caution will be needed during a 

period of market uncertainty to ensure this does not damage delivery of 

potentially valuable development; and 

2 encourage conversion/sub-division of older industrial space into a 

number of small, lower cost office units (e.g. a small business centre) 

which can provide a more cost effective option than provision of new 

bespoke space; if the market did not bring this forward, such a scheme 

could be instigated by the Council with a development partner or 

consortium. 
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Appendix 1 Consultees 

 

 

 

 

 

  

Name Organisation 

Brent Forbes Petty Commercial 

Michael Cavannagh Trevor Dawson 

Mike Dove Dove Haigh Philips 

Tracy Cavale-Bate Barnfield Construction 

Dan Symonds Barnfield Construction 

Kathryn Molloy Lancashire Enterprise Partnership 

Kate Ingram Burnley Borough Council 

Sarah Waddington  Burnley Borough Council 

Martyn Hardacre Burnley Borough Council 

Ryan Gifford Burnley Borough Council 

John Halton Pendle Borough Council 

Anne Storah Rossendale Borough Council 

Colin Hirst Ribble Valley Borough Council 

Gill Ritchie Calderdale Metropolitan Borough Council 

Helen Holland Blackburn with Darwen Borough Council 

Darren Tweed Hyndburn Borough Council 
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Appendix 2 Business Survey Quotes 

An online business survey was undertaken as part of the study with 72 

completed responses from firms across a range of B class sectors and 

locations in Burnley.  A selection of quotes is presented below by theme. 

Satisfaction with Existing Premises 

“Parking is a nightmare – 40 minutes parking on side streets is not long 

enough for our patients.” 

“The two main issues we have is availability of additional premises in Burnley 

and the transport infrastructure – traffic flow in the town is appalling and getting 

significantly worse as a result of the initiative to move more businesses to the 

town without any consideration to the impact on our infrastructure.” 

“Crime in Burnley is still a big issue, security issues at our premises are a big 

problem.”  

“Image of area is improving.” 

Obstacles to Expansion 

“Rent and rates too much for us.” 

“Planning issues.” 

“Area needs revitalising/ parking in Burnley centre requires serious overhaul to 

improve access to businesses attract businesses into what is fast becoming a 

town of empty shops”.  
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Appendix 3 Definition of B Class Sectors 

The method used for re-categorising the employment forecasts by sector into 

B-Class uses is summarised below. 

Apportionment of B Class Sectors to Land Uses 

Experian Sector 

Proportion of Jobs by Use Class 

B1 office B2 industrial 
B8 

warehousing 

Agriculture, Forestry & Fishing Non B-Class 

Extraction & Mining Non B-Class 

Food, Drink & Tobacco 0% 100% 0% 

Textiles & Clothing 0% 100% 0% 

Wood & Paper 0% 100% 0% 

Printing and Recorded Media 0% 100% 0% 

Fuel Refining 0% 100% 0% 

Chemicals 0% 100% 0% 

Pharmaceuticals 0% 100% 0% 

Non-Metallic Products 0% 100% 0% 

Metal Products 0% 100% 0% 

Computer & Electronic Products 0% 100% 0% 

Machinery & Equipment 0% 100% 0% 

Transport Equipment 0% 100% 0% 

Other Manufacturing 0% 100% 0% 

Utilities  76%  

Construction of Buildings Non B-Class 

Civil Engineering Non B-Class 

Specialised Construction 
Activities 

0% 43% 0% 

Wholesale 0% 15% 72% 

Retail Non B-Class 

Accommodation & Food Services Non B-Class 

Land Transport, Storage & Post 0% 0% 79% 

Air & Water Transport Non B-Class 

Recreation Non B-Class 

Media Activities 100% 0% 0% 

Telecoms 100% 0% 0% 

Computing & Information 
Services 

100% 0% 0% 

Finance 100% 0% 0% 

Insurance & Pensions 100% 0% 0% 

Real Estate 100% 0% 0% 

Professional Services 100% 0% 0% 

Administrative & Supportive 
Services 

17% 0% 0% 

Other Private Services Non B-Class 

Public Administration & Defence 10% 0% 0% 

Education Non B-Class 

Health Non B-Class 

Residential Care & Social Work Non B-Class 

Source: Experian / NLP analysis 
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Appendix 4 Experian Baseline Forecasts 

Experian Sector 

FTE Jobs 

2012 2032 
Change 

2012-2032 

Agriculture, Forestry & Fishing 120 220 100 

Extraction and Mining 0 0 0 

Food, Drink & Tobacco (manufacture of) 570 370 -200 

Textiles & Clothing (manufacture of) 130 60 -70 

Wood & Paper (manufacture of) 270 150 -120 

Printing and Recorded Media 
(manufacture of) 

180 80 -100 

Fuel Refining 0 0 0 

Chemicals (manufacture of) 290 150 -140 

Pharmaceuticals (manufacture of)  0 0 0 

Non-Metallic Products (manufacture of) 540 400 -140 

Metal Products (manufacture of) 1,000 610 -390 

Computer & Electronic Products 
(manufacture of) 

130 130 0 

Machinery & Equipment (manufacture of) 410 520 110 

Transport Equipment (manufacture of) 1,310 1,480 170 

Other Manufacturing 620 420 -200 

Utilities 180 210 30 

Construction of Buildings 620 700 80 

Civil Engineering  100 90 -10 

Specialised Construction Activities 1,250 1,180 -70 

Wholesale 2,520 3,030 510 

Retail 4,220 4,670 450 

Land Transport, Storage & Post 1,430 1,910 480 

Air & Water Transport 0 0 0 

Accommodation & Food Services 1,960 2,530 570 

Recreation 1,140 1,450 310 

Media Activities 220 170 -50 

Telecoms 310 230 -80 

Computing & Information Services 220 200 -20 

Finance 710 720 10 

Insurance & Pensions 0 0 0 

Real Estate 590 910 320 

Professional Services 1,190 1,650 460 

Administrative & Supportive Services 1,990 2,370 380 

Other Private Services 750 580 -170 

Public Administration & Defence 1,440 1,290 -150 

Education 4,100 5,120 1020 

Health 3,400 3,750 350 

Residential Care & Social Work 3,530 4,370 840 

Total 37,440 41,720 4,280 

Source: Experian 2015
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Appendix 5 Experian’s Data Guide to its UK 

Regional Planning Service Model 
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