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1.0

Introduction

1.1

NLP has been commissioned by Tamworth Borough Council [TBC] to undertake
Stage 2 of the Council’s Employment Land Review [ELR]. This document will
form part of the evidence base for TBC’s emerging Local Plan; assist the
delivery of employment sites (with specific information provided on office sites
in the town centres); and, aid the formulation of a clear economic strategy.

1.2

The methodology reflects the Council’s main objectives and issues identified in
the study brief. These are twofold:
1

To complete an up-to-date analysis of projected employment forecasts
and identify implications for ‘B class’ employment land provision for
2011-2030 and the immediate period beyond this by testing a range of
scenarios (based upon ‘labour demand led’ and ‘labour supply led’
forecasts). Employment land and floorspace requirements are to be
broken down by B-Class use and a commentary provided on the
relationship of employment land completion figures to date for these
projections. A commentary must also be provided on the patterns of
growth and decline of key sectors identified by the forecasts.

2

1.3

1.4

To complete an up to date analysis of projected office floor space
requirements which identifies future demand for ‘B’ class offices (in
accordance with the above) and also identifies further demand from A2
office uses. A commentary will be provided on how these requirements
compare with those previously projected.
This Stage 2 Employment Land Review (Stage 2 ELR 2013) builds upon the
work already undertaken by the Council in the 2008 Employment Land Study
[ELS], the 2009 Employment Land Review [ELR 2009] and the 2012
Employment Land Study [ELS 2012] and subsequent economic development
documentation, whilst complying with recent guidance on such studies.
This document is structured as follows:
•

•

•

5666614v4

Study Context
(Section 2.0)

An overview of Tamworth Borough from a planning
policy perspective, including an analysis of relevant
regeneration studies and employment land contextual
research.

Economic and
Commercial Context
and Future Growth
Potential
(Section 3.0)

A brief assessment of current economic and
commercial conditions and recent trends in the
Borough that may affect the need for employment
space. The section also considers the potential
future economic role of the Borough and specific
sectors with growth potential.

Commercial
Overview
(Section 4.0)

A review of the local commercial property market,
including the supply of and demand for different
types of employment space within the Borough and
the needs of different market segments.
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•

•

•

•

P2

The Current Stock
of Employment
Space
(Section 5.0)

A brief assessment of the current stock of
employment space in the Borough, including levels
and types of provision and recent changes in supply
as well as major developments and employment land
supply in nearby areas.

Future B-Class
Employment Space
Requirements
(Section 6.0)

This section translates estimates of net employment
land requirements into gross requirements.

Recommendations
for Local Plan Policy
Development
(Section 7.0)

Discusses the policy choices available to Tamworth
Borough Council, alongside the needs of non-B uses
and delivery mechanisms.

Summary
Conclusions
(Section 8.0)

Summarises the study’s main findings and
recommendations.
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2.0

Context
Introduction

2.1

This section of the report establishes the economic context for the study by
reviewing recent economic conditions and trends within the Borough relative to
the West Midlands and the national economy. This is important in identifying
the existing strengths and weaknesses of the Tamworth economy, and the
factors likely to influence the nature and level of future demand for employment
space within it. The analysis draws upon a range of published data, as well
existing policy and evidence base documents.

Policy Review
2.2

National and local 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.

National Planning Policy Framework (March 2012)
2.3

The National Planning Policy Framework [The Framework], published in March
2012, sets out the Government's planning policies for England. It strongly
supports economic growth and has a general presumption in favour of
sustainable development, requiring local planning authorities to ‘positively seek
opportunities to meet the development needs of their area’ [§14].

2.4

The Framework [§22] also seeks to ‘avoid the long term protection of sites
allocated for employment uses where there is no reasonable prospect of the site
being used for that purpose’. However, it also requires the planning system to
do ‘everything it can to support sustainable economic growth’ and in drawing up
Local Plans, LPAs should ‘set criteria, or identify strategic sites, for local and
inward investment to match the strategy and to meet anticipated needs over the
plan period’.

2.5

The Framework [§21] 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:
1
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set out a clear economic vision and strategy for their area which positively
and proactively encourages sustainable economic growth;
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2

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

3

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;

4

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

5

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

6
2.6

2.7

facilitate flexible working practices such as the integration of residential
and commercial uses within the same unit.
The Framework [§23] confirms that offices are a ‘main town centre use’, and
as such, LPAs must allocate a range of office sites that meet identified needs
in full. 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
with an up-to-date Local Plan.
In addition, the Framework [§28] requires planning policies to support
economic growth in rural areas in order to create jobs and prosperity. In
promoting a strong, rural economy, local and neighbourhood plans should, inter
alia:1

Support sustainable economic growth and expansion of all types of
business and enterprise in rural areas, both through the conversion of
existing buildings and well-designed new buildings;

2

Promote the development and diversification of agricultural and other
land-based rural businesses;

3

Support sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect
the character of the countryside. This should include supporting the
provision and expansion of tourist and visitor facilities in appropriate
locations where identified needs are not met by existing facilities in rural
service centres.

Tamworth Local Plan 2001-2011
2.8

P4

The Tamworth Local Plan [TLP] was adopted in 2006. The relevant policies of
the Local Plan have been ‘saved’ following the requirements of the Planning
and Compulsory Purchase Act 2004 and continue to represent Development
Plan policy. Twenty-seven of the plan’s policies are ‘saved’ beyond 2009
following application to the Secretary of State in November 2008. Policies
relating to the provision of employment land were removed following a legal
challenge made after the Local Plan had been adopted.
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Tamworth Local Plan 2006-2028 (Withdrawn)
2.9

The Local Plan 2006-2028 Pre-submission Publication was issued in June
2012). TBC withdrew the Plan on the 19th March 2013 following concerns
raised by the examining Inspector regarding the robustness of the Anker Valley
proposed allocation and deficiencies in the evidence base.

2.10

Whilst there were no specific comments on the previous ELR made by the
Inspector, the Council is keen to re-assess where new, deliverable, employment
land allocations will come from. The Council intends to issue a new
submission draft Plan in early 2014.

CLG National Planning Practice Guidance (2013)
2.11

CLG is in the process of producing new on-line national planning practice
guidance. The ‘Beta’ guidance is currently still in draft format and is currently
displayed on a test website open for consultation until 9th October 2013. The
draft guidance includes a section on the assessment of housing and economic
development.

2.12

This new guidance covers both assessment of housing and economic needs
and is more succinct than the extant ‘brown book’ ODPM Guidance Note on
Employment Land Reviews (CLG, 2004).

2.13

With regard to assessing economic development needs, the guidance sets out
how to assess the current economic situation, in order that current and
potential future requirements can be understood. The guidance covers the key
stages required in producing an ELR under 5 headings:
1

What is the purpose of the assessment of housing and economic
development needs guidance?

2

What areas should be assessed?

3

What methodological approach should be used?

4

How should the current situation be assessed?

5

What are the core outputs?

2.14

Section 4 of the guidance details how employment land should be analysed
advising that when examining the recent take-up of employment land, it is
important to consider projections (based on past trends) and forecasts (based
on future scenarios) in order to provide an understanding of the underlying
requirements for each type of employment use.

2.15

Section 4 provides guidance on how to achieve an understanding of which
market sectors are over/under supplied in terms of employment land.

2.16

With regard to forecasting future trends, Section 4 states that the key output
will be an estimate of the scale of future needs, broken down by economic
sectors. In forecasting future trends, the guidance lists various strands of
information which plan makers should consider, including: information on
labour demand and supply; analysis based analyses based on the past take-up
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of employment land and property and/or future property market requirements;
and consultation with relevant organisations, studies and other economic and
employment statistics.
2.17

Section 5 of the guidance advises on the format of core outputs and future
monitoring.

Employment and Economy Evidence Base
Employment Land Study – Future Land Estimation Report (May
2008)
2.18

The Council’s previous comprehensive Employment Land Study [ELS] (2008)
was undertaken prior to the revision of the West Midlands Regional Spatial
Strategy (WMRSS).

2.19

The ELS states that:
“Future employment development in Tamworth Borough is likely to be partially
shaped by the revision of the West Midlands Regional Spatial Strategy. Although
Tamworth has not been identified as a focus for significant growth, the impact of
the proposed housing distribution in the Borough and in neighbouring local
authority areas in the Phase 2 revision of the West Midlands Regional Spatial
Strategy will have an impact upon the Borough. In tandem with the housing
options set out in the Preferred Option, Tamworth Borough is also expected to
accommodate 30,000sq.m. of new office development in the period 2006 to
2026, and also provide a 5 year reservoir of employment land of 14 hectares,
and an indicative longer term requirement of 42 hectares.”

2.20

In terms of identifying a future employment land supply, three different
approaches were used for the calculation of a potential future employment land
supply:
1

A continuation of past development trends approach.

2

A labour demand led approach – based on likely employment land
requirements as a factor of forecasted employment change.

3
2.21

A labour supply approach – based on the likely employment land
requirements generated by projected labour force change.
The first approach concluded that:
“Using the average build rates of the past 5 years a total of 36 hectares of land
would be required, while the development trends of the past 10 years would
generate a new employment land requirement of 59 hectares…” [§5.8]

2.22

The second approach led to the conclusion that:
“Using a preferred methodology, which takes into account assumptions on the
amounts of new employment taking B class employment land, and including a
factor for relocations from manufacturing, a total expected land requirement
between 2006 and 2026 would be in the region of 22 hectares.” [§5.16]
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2.23

Finally, the third approach, using the labour supply methodology, calculated
indicative land requirements for the three different growth scenarios as set out
in Table 2.1.
Table 2.1: Labour Supply led employment land requirements 2006-26 (Hectares)

Scenario

Land Required (ha)

RSS Preferred Option – 2,900 dwellings (net) to be built in
the period 2006 to 2026

-26.7

6,000 dwellings (net) to be built in the period 2006 to 2026

-12.3

9,000 dwellings (net) to be built in the period 2006 to 2026

1.9

TBC Employment Land Study 2008 (Table 11, p.23)
2.24

The three methods produced significantly different results. The ELS advises
that these results are indicative and should be interpreted carefully. The review
gives no definitive estimate for the amount of land required and concludes by
stating:
“For the identification of the future portfolio of employment land in Tamworth
Borough, it will be important to establish the development vision of Tamworth
Borough Council for the Borough over the next 20 years. Such a development
vision will ultimately shape the future land requirements of the Borough. A vision
focusing on the predicted growth of the financial and business sector (which
employment forecasts suggest will be a key growth sector over the next 20
years) is likely to require a lower level of land take than a vision which includes a
significant element of development in the distribution and warehousing sectors.”
[§7.3].

Employment Land Review (August 2009)
2.25

The Council undertook a further Employment Land Review in 2009.

2.26

The first Stage of the Review: ‘Assessment of Existing Employment Land
Situation’ covers the existing employment land supply and the profiles of the
different existing employment areas.

2.27

The assessment of the existing employment land situation demonstrated that
there were 24.01ha of additional employment land available in Tamworth.
Combined with sites completed and under-construction, the total provision of
readily available employment land available was 25ha.

2.28

The profiling of the employment areas identified 11 employment areas in the
Borough1. Of these sites, the majority (both in terms of floorspace and number

1 Employment areas are as follows: Tame Valley; Lichfield Road; Amington; Bonehill Road; Cardinal Point;
Kettlebrook; Beauchamp; Two Gates Trading area; Hedging Lane; Relay Park (incorporating Relay Point);
Centurion Park.
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of units) were in B2 use. In terms of unit size, the majority were small and
medium sized units, with 60% of the stock comprising units of 300 sq.m. or
less. Tamworth’s employment areas had an overall occupancy rate of 83%.
2.29

Stage 2 of the review comprised the ‘Future Land Estimation Study’ which
examined the amount of employment land required in Tamworth. Three
different approaches were used, in line with national guidance to determine the
employment land requirement; however, issues were identified with each
method. As such, evidence from the WMRA Economic Background Paper was
used. Tamworth’s requirement in accordance with the West Midlands RSS
Phase 2 revision draft was for 14ha (rolling 5 year land supply), or 42ha over
the period 2006 – 2026.

2.30

Stage 3 of the 2009 review was the ‘Identification of a Suitable Portfolio of
Employment Land for the future’. This stage identified 25 employment sites
(some of which were new sites, some were for redevelopment). This would
provide a total of 63.81 ha of employment land.

2.31

The Review concluded that there were sufficient sites to meet the RSS Phase 2
revision requirements of a rolling supply of 14ha and a long term supply of
42ha over the plan period.

Meeting the Need for Office Development in Tamworth (2009)
2.32

This report was undertaken in order to form part of the evidence base of TBC’s
Local Development Framework [LDF]. It aimed to provide an overview of the
position of the current office market and to identify possible sites, as well as to
review their ‘suitability, availability and achievability’ for office development
(page 3).

2.33

The report concluded that:
•

•

•

•

P8

‘Tamworth Town Centre has a number of constraints in terms of available
land and lack of current demand. However, Tamworth itself remains an
attractive location for businesses and the town centre as a location is
accessible and could be attractive to businesses if the right size and style
of office was available.’ (p18);
A number of sites in and on the edge of Tamworth Town Centre were
identified as being suitable for office development and could possibly
come forward over the plan period;
Concerning the production of Core Strategy policy: ‘having regard to the
physical capacity of the town centre and other main town centre uses that
need to be accommodated, as outlined in PPS6, it is unlikely that Tamworth
Town Centre will be able to achieve the targets set out in the WMRSS
Phase 2 revision. Therefore, the Core Strategy should consider a lower
target for office development, based on the recommendations of the
WMRCS of 20,000 sq. m.’ (p18);
‘The Core Strategy should also consider revising the town centre boundary
to include those edge of centre sites that if developed would form part of
the town centre’ (p18);
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2.34

Bearing in mind the competing land uses within the Town Centre, the report
advised that Supplementary Planning Documents [SPDs] should be produced to
guide future development.

Tamworth Employment Land Review (2012)
2.35

The 2012 ELR provides a comprehensive update to the previous ELR completed
in 2009.

2.36

The ELR update states that as of 2012 there was 14.86ha of additional
employment land available. When combined with completed sites and those
under construction, the total provision of readily available employment land
increased to 17.38ha.

2.37

This demonstrated a sufficient supply in terms of the rolling five year reservoir
requirement, but a significant undersupply of 24.62ha of employment land
based on the 2009 requirement of 42ha.

2.38

The existing employment area profile listed the same eleven employment areas
as shown in the 2009 Review. The majority of these were in B2 use. Since
2009, there has been an increase in B1 floorspace – from 10% 2009 to 19% in
2012 - and a decrease in B8 floorspace from 38% (2009) to 26% (2012).

2.39

In terms of unit size, the majority were small-to-medium-sized units, with 60% of
the stock made up of units of 300 sq. m or less. Tamworth’s employment
areas had an overall occupancy rate of 82% - a slight rise (1%) in vacancy from
2009.

2.40

Stage 2 ‘Future Land Estimation Study’ examined the amount of employment
land required in Tamworth. Three different approaches were used continuation of past demands; labour demand; and labour supply - in line with
national guidance to determine the employment land requirement. All three
methods had been used before and were being revised. It was not considered
appropriate to revise the ‘labour supply’ approach as this had previously
generated minimal results.

2.41

Although there were issues with each approach there was a correlation between
the adjusted labour demand figures and the past trends 10 year build rate
figures. As such a range of methods of predicting need, gave rise to quite
different potential requirements, although there was some correlation indicating
that 36 hectares of employment may be required in the future.

2.42

Stage 3 ‘Identification of Suitable Portfolio of Employment Land for the future’
comprised of an appraisal of 32 potential employment sites, including both new
and redevelopment sites. The site appraisal indicated that approximately
51.97 hectares of employment land could be provided, up to 2028, as they are
considered either deliverable or developable.

Availability of Employment Land (2012/13)
2.43
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The Council’s Availability of Employment Land report for 2012/13 showed that
the total amount of readily available employment land was 2.75ha including
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sites completed between 1 April 2012 - 31 March 2013 (0.04ha) and underconstruction as of 31 March 2013 (0.24ha). It also identified a further 12.87ha
of additional employment land which could be brought forward over the plan
period.
2.44

Following a High Court challenge in November 2007, Local Plan allocations
have been removed from this calculation.

Tamworth Borough and Lichfield District – Emerging Business
Place Strategy - Interim Reporting 2013
2.45

The purpose of the Business Place Strategy is to further understand the drivers
of both inward and indigenous investment and also to develop an approach to
encourage new businesses and investment to the area as well as allowing
existing businesses to expand within Lichfield and Tamworth.

2.46

The report includes a desk based review of up to date information to form
identify the strengths, weaknesses, opportunities and threats of the local
economy, highlighting particular sectoral strengths and growth opportunities.
These are summarised below:

Strengths
2.47

The strengths of Tamworth and Lichfield include a growing population and
economic activity and employment rates higher than those of Birmingham and
in some areas, higher than Staffordshire.

2.48

Both Tamworth and Lichfield have resisted the recession reasonably well, with
a high rate of self-employment during the recessionary period, suggestive of an
enterprising population and supportive programmes of business aid available
(such as funding and grants). The survival rates of new business are also
relatively high.

Opportunities
2.49

The high rate of self-employment in the area demonstrates that Tamworth and
Lichfield are relatively more entrepreneurial compared to Birmingham,
Staffordshire in terms of the number of businesses and the rate at which new
businesses are created. This could lead to greater business growth in future.

2.50

In addition, the study states that a relatively high proportion of people
employed in manufacturing which may allow the area to benefit from changes in
manufacturing occurring in the wider West Midlands region.

Weaknesses
2.51

The area has a low proportion of residents with higher levels of academic
qualifications, thus the area lacks highly skilled employees resident to the
area.

2.52

The report highlights that although survival rates of new businesses have been
relatively high (mainly smaller scale start-ups), the rate of business deaths has
also been relatively high.

P10
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Threats
2.53

The already low levels of people with higher qualifications is declining, leading
to reduced skills pool in the area.

2.54

There has also been a growing trend since 2004 of employment land being lost
to other uses – mainly residential and retail - which is limiting the offer of
Lichfield and Tamworth to businesses wishing to move to or expand in the area.

Future Considerations for Competitiveness
2.55

The report summarises findings from consultations with businesses. It
concludes that Tamworth and Lichfield’s location and connectivity is a key
consideration for large businesses looking to move to the area and that:
“Connectivity and the cost and quality of premises are the principle business
expansion considerations for the next three years” (paragraph 4.3)

2.56

The Strategy identifies a number of key sectors to focus on initially, which
would include:
•

Advanced Engineering/High Value Manufacturing;

•

Business, Professional and Financial Services;

•

Logistics;

•

Tourism, Leisure and Retail; and,

•

Advanced Technologies [§6.14].

Black Country and Southern Staffordshire Regional Logistics
Study (April 2013)
2.57

This report was commissioned by a number of local authorities in the Black
Country and Staffordshire (including TBC) to consider the need for regional
logistics provision or a Regional Logistics Site [RLS] to serve the Black Country
and southern Staffordshire, and, based on the findings, to make
recommendations for a suitable location.

2.58

The Black Country and Southern Staffordshire Regional Logistics Study [BCRLS]
builds upon the West Midlands Regional Logistics Study (2005 and 2009
update), which in turn informed the West Midlands Regional Strategy (2008)
Policy PA9 which prioritised bringing forward additional land taking account of
the following in priority order:
•

•

5666614v4

The scope for the realistic extension of existing RLS in the region and
DIRFT…recognising the proximity of Hams Hall and Birch Coppice and the
need to avoid an overconcentration of RLS development within the same
broad location; and
The potential for new rail-served facilities to serve (a) the needs of the
Black Country located in southern Staffordshire and (b) to serve the North
Staffordshire conurbation.
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2.59

The 2013 BCSSRLS concludes that there remains a need for a RLS facility that
can serve the Black Country and southern Staffordshire, but only insofar as
they form part of the West Midlands which, taken as a region, has a need.

2.60

The Study’s conclusion is that the previously derived figure from the Regional
Logistics Study Update (2009) of 200ha to 250ha holds good, for the following
reasons:
•

•

•

The figure was derived from the well-respected GB Freight model and
robust property market assessment;
In the period since 2009 there has been an economic recession, however,
looking forward there is evidence of strong employment growth up to 2026
across the West Midlands and the region remains highly competitive in
relation to logistics; and
There has been no new RLS land brought forward other than expansion of
Birch Coppice. Hortonwood, Telford is unlikely to play a meaningful role in
meeting forecast demand because of location. [§1.7.2]

2.61

Although there are several large scale B8 sites in and adjacent to the Midlands
e.g. DIRFT, Coventry and Warwickshire Gateway, Basford which are in the
pipeline, the BCSSRLS’s logistics property market review found that there is
limited current or planned supply of large scale B8 floor space and an overall
mis-match between demand and supply particularly in the West Midlands.

2.62

“Previous research seemed to favour RLS provision at a number of locations. In
practical terms based on our research there is no reason why provision could not
be made, subject to planning approval, on two sites or even one large site.”
[§1.7.4]

Discussions with Neighbouring Authorities
2.63

Economic Development Officers at the nearby Local Authority areas of Lichfield,
North Warwickshire and Birmingham were contacted in September 2013 to
discuss their respective current employment land positions, key target sectors
for growth and any cross-boundary issues of relevance to the study. The
results of these discussions is summarised below, alongside findings from
relevant evidence base documents.

2.64

In terms of the ability of Tamworth and surrounding authorities to provide their
own / contribute to surrounding authorities’ employment land requirements,
TBC produced a Duty to Cooperate Topic Paper as part of the evidence base for
the emerging Local Plan. This summarises the situation thus:
‘With regards Employment Land, based on evidence and discussions taking
place with officers at North Warwickshire and Lichfield it was agreed that
Tamworth could accommodate its identified employment land needs within the
Borough boundary. Notwithstanding this, there was acknowledgment that
employment areas in Lichfield and North Warwickshire, (principally at Fazeley
and Birch Coppice) also contributed to providing jobs and stimulating economic
activity within Tamworth.’ [§4.9, Duty to Cooperate Topic Paper – TBC November
2012]
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2.65

Below is a summary of the current employment land positions in the
neighbouring authorities of Lichfield, North Warwickshire and Birmingham.

Lichfield District Council
2.66

Lichfield and Tamworth share an Economic Development Service as well as a
Business Economic Partnership (BEP), through which they are working toward
their Joint Economic Strategy. Key focus areas for growth within Lichfield
District are Lichfield City’s Main Strategic Centre [MSC] and the Major
Employment Area [MEA] at Fradley.

2.67

Key target industrial sectors within Lichfield District include:

2.68

1

Manufacturing

2

Medical technology (links with Defence Medical Services at Whittington
Barracks, Tamworth

3

Low Carbon technologies

4
Care services (linked with a growth in ageing population).
In terms of employment land availability, Lichfield’s ELR Update 2012
demonstrates that there is a healthy stock of available employment land at
present. Despite 74.62ha of completions between 2001 and 2010 and
11.54ha with permission or under construction, a further 105.7ha remains
available. However this demonstrates that Lichfield has struggled to deliver the
185ha requirement (2001-2011) set out in the Structure Plan, with less than
half the requirement having been delivered at the time the 2012 ELR was
published2.

2.69

The ELR focussed its analysis and recommendations based on the provision of
8,000 new homes being delivered within Lichfield to 2028. GVA concluded that
demand for additional employment land is projected to be around 79ha to
2028. This takes account of employment growth in the economy, churn from
existing businesses, leakage to non-employment areas and reallocations from
existing employment sites which amount to 16ha.Having regard to the supply of
committed sites only, there is a potential shortfall of employment land for
offices of circa 3ha and industrial of circa 6ha and an over-supply for
distribution of over 24ha. The total supply of future employment land amounts
to around 230ha, which compared with the demand forecasts, indicates a
potential oversupply of around 150ha. This excludes sites that have been
removed from the future employment land portfolio which amount to a further
46.12ha.

2.70

Taking this into account, GVA recommended that in preparing its Core Strategy
LDC should seek to allocate at least a further 10ha of employment land from

2 Lichfield District Council ELR (February 2012) - Table 2.1 ‘Current Employment Land Position in Lichfield
District’
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P13

Tamworth: Employment Land Projections Update

the Potential Future sites so that the committed supply meets the identified
demand.
2.71

There is no suggestion either from the ELR or from discussions with LDC
Officers that Tamworth needs to make additional provision for Lichfield
Council’s employment land needs.

North Warwickshire Borough Council
2.72

North Warwickshire’s ELR Update (September 2013) indicates that 31.05ha of
employment land remains up to 2028. However, this figure does not include
the outstanding planning permissions at Hams Hall and Birch Coppice, which
would provide additional employment floorspace towards the target.

2.73

According to the ELR, the demand forecasts indicate that, to support the level
and nature of employment growth forecast, there is a need for between 212
and 410 hectares of employment land:
‘’These forecasts demonstrate the land that would be required not only by local
business growth but also the continuing desire for national companies to locate
within the “Golden Triangle”. Clearly, as discussed in the previous sections, the
regional element of demand is capable of being met anywhere across the
region – it only appears in North Warwickshire’s projections because of the
borough’s past delivery. We concur with previous studies that the approach to
meeting this demand must be considered at the very least at a LEP or West
Midlands level, it is not a need which in isolation North Warwickshire should be
seeking to plan for.’’ [§8.7]

2.74

The ELR disaggregated the local and regional elements of this demand to come
to an objective assessment of the need for local employment land. On this
basis, the assessment indicates that the Council should make provision for the
delivery of between 70 hectares of employment land over the period from 2006
to 2028 in order to support local employment growth. This includes 15ha of
office/R&D; 15ha industrial, and 40ha warehouse/distribution.
‘’Taking account of completions which have occurred in North Warwickshire
(outside of the two RLS) during the period from 2006 to 2012, any currently
available supply (extant permissions and allocations) and any sites considered
to have limited prospect for future employment use – there is a requirement to
allocate at least 24 hectares of additional employment land within the North
Warwickshire Local Plan in order to meet assessed local needs.’’ [§8.10]

2.75

North Warwickshire aims to encourage growth in small-to-medium-sized
businesses. In terms of target sectors, the District will focus on links with
industries found at MIRA Technology Park Enterprise Zone, including research
and development (not just in automotive sectors) and hi-tech sectors, including
providing small-scale support services to larger operations.

2.76

In terms of office development, the main locational focus will be within the
Town Centre, but there is also a drive to build further links with BMW and
Jaguar Landrover, taking advantage of opportunities for spin-offs in related
economic activities and jobs further down the supply chain.
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2.77

It is therefore apparent that much of the 212-410 ha objectively assessed
development need relates to regional or sub-regional requirements that do not
need to be located in North Warwickshire specifically. The ELR therefore
suggests that there will be a requirement for NWBC Officers to work with other
authorities within the west midlands to ensure this need is met in full.

Birmingham City Council
2.78

Birmingham City Council undertook their ELR in 2012; they also published an
Employment Land Study for Economic Zones and Key Sectors in 2012. The
latter of these two documents sets out the supply of and demand for land in
key sectors in Birmingham to 2030.

2.79

Key target sectors for growth include:
1

Financial services;

2

Business & Professional;

3

Computer Services;

4

Digital Media;

5

Life Sciences (including medical technology and biotechnology);

6

Food and drink;

7

Environmental Technologies (including low carbon technologies); and,

8

Logistics.

2.80

The largest land requirements are for logistics (54.2ha) and advanced
manufacturing (49ha). At present, there is just 8.5ha available for advanced
manufacturing and 20.26ha land available at Prologis Park for logistics, with no
land available at Washwood Heath. This is due to the fact that this site has
been allocated within the draft safeguarding areas as part of the Safeguarding
Consultation for Phase 1 of HS2 between London and the West Midlands.
Partly due to this safeguarding issue, overall employment land availability in
Birmingham is now at an all-time low.

2.81

The development of employment land in recent years has inevitably been
affected by the economic downturn which has led to low rates of completions.
Speculative development has been particularly affected by the economic
uncertainty which has made it difficult to finance schemes without an end
occupier. From 2001-2012 there have been 241.34 hectares of employment
land completions in Birmingham at an average of 21.94 hectares per annum.

2.82

The UDP requires a minimum reservoir of 64 hectares (the equivalent of four
years demand) of readily available best urban land. According to the ELR, at
April 2012 there were 57.93 hectares of readily available land.

2.83

There is pressure in Birmingham to develop on the Green Belt, particularly due
to the lack of large employment sites required for logistics. There are concerns
about the lack of employment land across the region generally and the Greater
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Birmingham and Solihull LEP has produced a Strategic Spatial Framework to try
and address this issue.

Summary
2.84

P16

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

2

The previous 2012 ELR set a target of providing a minimum of 42ha of
employment land;

3

The Council’s Availability of Employment Land Statement for 2012/13
indicated that the total amount of readily available employment land was
2.75ha, with a further 12.87ha of additional employment land which
could be brought forward over the Plan period;

4

There are some delivery issues in the adjoining districts of North
Warwickshire, Birmingham and Lichfield in terms of allocating sufficient
new employment land; however, with the possible exception of North
Warwickshire and their sub-regional logistics requirement, it is understood
that none of these LPAs are reliant upon Tamworth to meet any of their
employment land requirements.
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3.0

Economic Context
Introduction

3.1

This section establishes the economic context to the study by reviewing recent
economic conditions and trends within Tamworth. 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 to 2030.

Overview
3.2

Tamworth is located in the south-eastern corner of Staffordshire. It is situated
15 miles from the Birmingham conurbation and on the north-western edge of
the West Midlands Green Belt.

3.3

Tamworth has excellent links to the national strategic highways network, with
good links to the A38, A5, M42 and M6 Toll Road. The Borough also has good
rail connections.

3.4

Proximity to the regional and national highway network has stimulated major
economic investment, attracting companies such as John Lewis, BMW,
Midlands Fertility, Pickfords and Audi to the Borough. In August 2013 Hermes
Parcelnet moved to Tamworth and is currently leasing a 31,200 sqm
warehouse.

3.5

In addition, the proximity to Birmingham City Centre’s Enterprise Zone and the
MIRA Technology Park Enterprise Zone (in Nuneaton) have had numerous
knock-on benefits for Tamworth in terms of creating spin-off jobs from larger,
high profile businesses locating in these prime areas.

Population
3.6

Tamworth has seen some growth in its population in recent years. In 2011, the
residential population of Tamworth was estimated at 76,900, up from 74,600
in 2001. This represents a change of 3.0%, which is relatively low compared
with regional and national growth over the same period (6.2% and 6.9%
respectively).

3.7

Tamworth’s population is forecast to rise by 6.5% over the period 2011 to
2021,3 only slightly lower than that forecast for the West Midlands as a whole
(7.6%). However, this growth will also include a sharp rise in the proportion of
the population aged 65 years+, at a rate beyond the regional and national
levels; as such, the growth in the economically active population will not be as
high as it might first appear. This ageing population is illustrated in Figure 3.1.

3
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Figure 3.1

ONS – Interim 2011-based Subnational Population Projections

Source: ONS – Interim 2011-based Subnational Population Projections

Deprivation
3.8

Tamworth suffers from relatively modest levels of deprivation, being ranked in
the English Indices of Multiple Deprivation [IMD] as the 140th most deprived of
326 English local authorities (2010). It fell 8 places since the publication of
the 2007 Deprivation Indices, where it was ranked 148th, demonstrating a
slight improvement in overall levels of deprivation in the Borough.

3.9

Analysis at a more local level, as illustrated in Figure 3.2, shows that higher
levels of deprivation are concentrated in the Glascote Heath area, with pockets
also found around Stonydelph, Amington and around the centre of Tamworth
between Barbara St, Lichfield St & around Tame Drive. Government policy
specifically seeks to encourage sustainable economic growth by prioritising
regeneration in those parts of the country with high levels of deprivation.
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Figure 3.2

Tamworth Indices of Multiple Deprivation 2010

Source: CLG: Indices of Multiple Deprivation 2010

Economic Trends
Economic Activity
3.10

Following a tentative recovery from what was arguably the worst recession since
records began, 2011 and 2012 saw weak economic growth which is now
beginning to strengthen. However, there remains continuing economic
uncertainty in the Eurozone where the sovereign debt crisis has had a
significant impact and affected global business confidence and also uncertainty
in the slowdown of the economies in the Middle East and China.

3.11

The recession, combined with austerity measures in the UK, has hit the West
Midlands hard. Tamworth has also been affected at a local level. However, it
appears to be doing reasonably well in employment terms when compared with
the region and nation as a whole. For example, claimant levels in Tamworth for
Job Seekers Allowance [JSA] appear relatively low, at around 2.5% compared to
a national rate of 3.4% and a regional rate of 4.2%4. Furthermore, the ONS
model-based unemployment figure (which is often taken as being a more
accurate reflection of the jobs market than JSA claimant counts), suggests a
current unemployment rate of 6.9% Tamworth, which is, again, relatively low

4 NOMIS JSA Claimant Counts July 2013
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compared with the regional figure for the West Midlands 9.9%, and the national
average of 7.8%5.
3.12

Tamworth has in the past suffered from sharp rises in unemployment in short
periods of time. For example, in April 2009 the Borough recorded a 158%
increase for claimants seeking JSA of from the previous April – almost twice
that of the national increase of 86%. However, since January 2010, the
proportion of claimants seeking JSA has gradually declined, and at a faster rate
than comparator areas. Figure 3.3 illustrates the percentage of JSA claimants
in Tamworth has dropped steeply since 2009 and has been below the regional
and national averages since February 2011.
Figure 3.3

Percentage of JSA Claimants: 1992 to 2013

Source: ONS Claimant Count
3.13

Data from November 2012 shows that there were 2.2 claimant unemployed
workers for every notified job centre vacancy in the Borough. This was
significantly lower than the ratio for the West Midlands (3.5) and that of Great
Britain (3.8), which indicates that the Borough’s unemployed residents have
comparatively good prospects of obtaining work in the local area than
elsewhere in the country.

3.14

There have been widespread changes to the local economy and business base
of the Borough following the structural decline of traditional coal mining, textiles
and heavy metal working activities. In the past, manufacturing was an
important employment sector for Tamworth. This sector has, however, declined
since the mid-to-late 1990s (as shown in Figure 3.4), with job losses in several
of the larger manufacturing firms. This has led to the economic restructuring of

5
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the town’s employment base, although from discussions with local agents, it is
understood that at a local level manufacturing is seeing something of a
resurgence, with local businesses adjusting well to the challenging economic
circumstances.
Figure 3.4

Decline in the number of employees in the Manufacturing Sector

Source: ABI
3.15

The number of jobs in Tamworth fell over the period 1998-2008 by 6.1% from
29,600 to 27,8006. However, the latest available data shows that in 2011
Tamworth had 30,000 jobs – an increase of 7.9%7 since 2008.

3.16

Much of the decline in jobs between 1998 and 2008 (in absolute terms) was
related to the second largest of the sectors in Tamworth - the manufacturing
sector, with a 54.4% decrease in jobs. The tourism and services sectors saw a
slight increase in the percentage of jobs respectively, whilst the smallest of
Tamworth’s main employment sectors - the construction sector - saw a
significant increase, with the number of jobs in that sector rising by 60% (19982008).

3.17

However, despite this apparently strong growth, the local economy remains
vulnerable and has started from a relatively low base due to historical losses of
employment in mining/manufacturing which have disproportionately impacted
upon the local economy. The very low job density figure of 0.61 (ONS 2011)
compared to a regional average of 0.74 is a further example of the vulnerability
of the local economy.

6

ONS Annual Population Survey, August 2013

7

ONS Regional Labour Market: LI01 - Local labour market indicators by Unitary and Local Authority (release
date 14 August 2013)
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3.18

Tamworth has an estimated 40,100 economically active residents, which
equates to an economic activity rate of 80.1%8. This is slightly above the
corresponding figure for both the West Midlands (75.2%) and Great Britain
(77.1%) as illustrated in Figure 3.5. It indicates a sharp rise in Tamworth’s
economically active population since April 2011, which has taken it to its
current rate of 80.1%.
Figure 3.5

Economically Active Residents in Tamworth (%)

Source: NOMIS
3.19
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As can be seen in Figure 3.6, Tamworth’s key industrial sectors are the Retail
Trade (accounting for 15.4% of all jobs), Manufacturing (12.6%), Wholesaling
(10.5%) and Other Business Activities (such as market research, engineering
and advertising, equal to 11.6%), which are all relatively high compared with the
respective regional figures of 10.6%, 12.1%, 7.2% and 11.3%9.

8

NOMIS Employment and Unemployment (April 2012 – March 2013)

9

BRES 2010
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Figure 3.6

Proportion of Employees by Industry Sector

Source:

BRES 2010

3.20

Tamworth purportedly has no employees in the agriculture, forestry and fishing,
oil and gas extraction, gas, water and electric sectors and just 0.4% in
publishing, printing and reproduction of recorded media. Aside from these, the
sectors with the lowest proportion of jobs in Tamworth are: post and
telecommunications (1%); public administration (2.3%); banking and insurance
(3.9%); and other Services (4.1%). These are similar to regional rates for the
West Midlands, with the exception of public administration, which has a lower
rate than the regional average of 4.8%.

3.21

Other sectors which have a relatively low representation in Tamworth include
education and health and social work. In Tamworth, the percentage of
employees in education (8.9%) and in health and social work (6.6%) is
significantly lower than the regional figures of 11.0% and 13.7% respectively.

Skills
3.22

5666614v4

The proportion of working age residents with no qualifications is estimated at
20.7% in Tamworth, which is higher than the corresponding figure at the
regional level (13.6%) and more than double the national rate of 9.7%.
Additionally, only 15.2% of the Borough’s working age population is qualified to
degree level or above, which is markedly below the levels recorded across the
West Midlands (27.8%) and Great Britain (34.4%). There is therefore a need to
improve the skills base of the population further to move into line with the
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regional and national average if Tamworth is to attract more knowledge-based
businesses.

Knowledge-based Industries
3.23

All industries are, to some extent, dependent on knowledge inputs. However,
some industries rely more on ‘knowledge’ than others. The term ‘knowledgebased industries’ usually refers to those industries which are relatively
intensive in their inputs of technology and/or human capital. Table 3.1
indicates that 17.6% of firms within Tamworth operate in knowledge-based
sectors. This is below the national figure (21.8%), but higher than the regional
average (14.8%) and is comparable to the level of surrounding local authority
areas. Tamworth also has a below average ranking compared to other local
authority areas in England, ranked 218th out of 380. This reflects the fragility
of the local economy in terms of the lack of high added-value employment in
more stable or secure positions and indicates the need to pursue opportunities
to broaden the industrial base and to upskill the local workforce.
Table 3.1

Percentage of Knowledge Based Industries in Tamworth and Surrounding LA Areas

Local Authority

2010 (%)

Tamworth

17.6

North Warwickshire

16.4

Lichfield

21.0

West Midlands

14.8

Great Britain

21.8

Source:

UK Competitiveness Index 2010

Functional Economic Area
3.24

Examining commuting flows can help in defining the functional economic area
within which a Borough lies. In 2001, some 49% of Tamworth’s economically
active residents in employment worked outside the Borough, indicating a high
rate of out-commuting. In total, just under 18,265 residents work elsewhere,
predominantly in the nearby areas of Birmingham (16.3%), North Warwickshire
(9.4%), Lichfield (7.2%) and Solihull (3.3%). Around 18,820 residents live and
work in the Borough.

3.25

At the same time, approximately 10,040 workers commuted into Tamworth,
predominantly from the adjoining districts of North Warwickshire, Lichfield and
Birmingham. On this basis, Tamworth is a large exporter of labour, with a net
outflow in the order of 8,225 residents, some 22% of its resident workforce.

3.26

An illustration of commuting flows is presented in Figure 3.7. In 2001 18,265
residents commuted out of Tamworth Borough daily (49% of all employed
residents), with 10,039 in-commuters (accounting for 33.5% of jobs in the
Borough). This results in a net total of 10,594 out-commuters. By comparison,
nearby Lichfield District has a net outflow of 6,560 commuters, although this
represents a much smaller proportion of the total resident labour force (29%,
compared to 36% in Tamworth).

P24
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3.27

Tamworth has a net loss of 4,812 commuters to Birmingham; 956 commuters
to Solihull; 933 to North Warwickshire; and 590 commuters to Lichfield. South
Derbyshire makes the largest contribution to Tamworth’s net in-commuting rate
(+229 net commuters).

3.28

A commonly accepted approach to defining Functional Economic Market Areas
is where at least 75% of a Travel to Work Area's economically active residents
also work in that area, and of all those working in the area at least 75% also
live there. On this basis, Tamworth would fall within a wider economic area of
Greater Birmingham, Lichfield and North Warwickshire, within which some
83.6% of the Borough's residents work, but with a strong functional relationship
with Birmingham in particular.
Figure 3.7

Tamworth Commuting Patterns

Source: ONS Census Data 2001

Future Potential
3.29

In order to identify the economic potential of Tamworth, it is important to
consider which industrial sectors are best placed to drive future growth. This is
informed by an understanding of which sectors are under or over-represented in
terms of local employment and their recent growth performance.

3.30

Figure 3.8 assesses the Borough’s current sectoral strengths through the use
of location quotients, which measure the concentration of employment in an
industry at the local authority level relative to the regional average. In the
graph, the location quotients are shown using yellow bar. A value above 1.0
denotes a higher local representation of a sector compared to the West
Midlands average, whilst anything below 1.0 signifies an under-representation.
The further the yellow bar is from 1.0, the greater the extent of any over or

5666614v4

P25

Tamworth: Employment Land Projections Update

under-representation. In addition, the blue bars show the absolute level of
employment within Tamworth accounted for by each sector.
3.31

The graph indicates that the Borough has a strong employment representation
in a number of manufacturing sub-sectors including: textiles and clothing,
metal-based, non-metallic, rubber and plastic products and wood and waste
products. It should be noted, however, that these sectors account for relatively
low levels of employment in absolute terms. Perhaps more significantly retail
trade, transport, wholesaling and construction are strongly represented within
Tamworth, both in absolute and relative terms.

3.32

It can be seen from the graph that the retail trade supports the largest number
of jobs in the Borough, at levels well above what might be expected given the
size of the workforce in Tamworth. Wholesaling, Education, Health and social
work, and those classed as ‘other business activities’ account for high levels of
employment in the service sector, although paradoxically levels are lower than
might be expected in relative terms.

3.33

The over-representation of the retail trade, wholesale and transport sectors
within the local economy are indications that Tamworth offers some competitive
advantage to these sectors that enables them to flourish by locating here.
Figure 3.8

Location Quotients of Economic Sectors in Tamworth 2010

0.00

1.00

2.00

3.00
Number of
Jobs
LQ

Health and social work
Public administration and defence;…
Business services
Post and telecommunications
Hotels and restaurants
Wholesaling
Gas, water and electric
Manufacture of transport equiptment
Metal based manufacturing
Manufacture of rubber and plastic…
Manufacture of coke, refined…
Wood and wood products
Food, drink and tobacco
Agriculture, forestry and fishing
0
Source:
3.34
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Figure 3.9 presents the relative representation of sectors in Tamworth, as well
as levels of employment change over the period 2000–2010. The relative size
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of the ‘bubble’ for each sector represents the level of absolute employment
within Tamworth.
3.35

It is also important to understand the direction of employment change. The
chart indicates those sectors where employment growth in the Borough has outperformed the West Midlands average (highlighted in green), whilst those
shown in red have under-performed relative to regional growth.
Figure 3.9

Growth, Representation and Size of Key Sectors in Tamworth 2000-2010

High Growth
Low Representation

High Growth
High Representation

70.0%

Health and Social
Work
50.0%

Business Services

30.0%

Retail trade, except of motor
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repair of personal and
household goods

Public
Administration

10.0%

Other Services

0.30

0.50

0.70

0.90

Retail

1.10

1.30

1.50

1.70

-10.0%

Construction
Education

Wholesaling

Hotels and
restaurants

-30.0%

Transport

Other Business
Activities

-50.0%

Low Growth
Low Representation

All Manufacturing

Low Growth
High Representation

-70.0%

Source:

BRES/ABI/NLP Analysis

3.36

The top-right quadrant indicates sectors which are likely to drive future
economic growth. These sectors have a high representation and have
experienced growth above the West Midlands average, and notwithstanding the
current economic climate, might be expected to enjoy continued strong growth
within Tamworth. The particularly high level of growth in the business services,
retailing and wholesaling sectors, coupled with an above average
representation in the sector, indicates the existence of some competitive
advantage for these sectors within Tamworth.

3.37

The top-left quadrant contains those sectors that are under-represented relative
to the regional average but have exhibited recent positive job growth. These
sectors, which include health and social work and public administration, could
offer opportunities for future growth.

3.38

The potential for office-based sectors to drive future growth would appear to be
mixed. As noted above, the ‘banking and insurance’ sector grew by just over
100% from 2000-2011. Other office-based growth sectors include ‘public
administration’ and ‘business services’ which grew by 36.5% and 45.8%
respectively from 2000 to 2010. However, the ‘post and telecommunications’
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and ‘other business activities’ sectors both experienced negative growth of
around 35% during the same period. The impact of the decline in other
business activities is significant due to the large number of people employed in
this sector, whereas with regard to the post and telecommunications sector the
magnitude of the decline is a function of the relatively low number of people
actually employed in this sector to begin with.

Future Growth Potential of A2 Sectors
3.39

This broad use classification, under the umbrella heading ‘Financial and
Professional Services’, includes a range of town centre uses including banks,
building societies, estate and employment agencies, professional services
(excluding health and medical services) and betting shops.

3.40

In 2010, around 1,274 people were employed in Tamworth Borough in the
Finance, Insurance and Real Estate Activities; this is less than in 2009 (1,461)
and significantly lower than the 2008 figure of 4,07110. The latest Experian UK
Local Market Forecast Quarterly (September 2013) shows that growth in both
the Finance sector is likely to be relatively sluggish up to 2030, with a 1.9%
increase over the 19-year period from 2011 to 2030. However, the Insurance
and Real Estate sectors in Tamworth are forecast to grow steadily from 2011 to
2030, by 33.3%. This appears relatively optimistic in light of the wider trends
discussed below.

3.41

The 2007/08 global crisis in the banking sector, which has resulted in
continued restrictions in lending practices and the part nationalisation of
institutions such as Northern Rock, Royal Bank of Scotland and Lloyds Banking
Group, has led to considerable uncertainty with regards future floorspace
requirements. The recent mergers of many of the larger banks and building
societies, and the pressing need to cut costs and waste, has led to many of
the High Street Banks embarking on widespread closures and consolidations.
There has been recent activity in the banking sector such as the demerger of
Trustee Savings Bank (TSB) from Lloyds. However, early indications suggest
that this is likely to predominantly involve the rebranding of existing branches
and will not result in any significant expansion of the high street banking sector.

3.42

It is understood that closures are disproportionately located in rural areas,
rather than the larger towns and cities11. Other threats to banks and building
societies retaining current levels of fascias on the High Street include:
1

New entrants into the market: The major supermarkets, notably Tesco,
M&S, Sainsbury’s and Asda, offer financial services including insurance,
credit cards, loans, mortgages and savings accounts.

2

Online Banking: Two thirds of UK residents between the ages of 25 and
44 use internet banking services (increasingly via their smartphone),

10
11
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reducing the need for face-to-face interactions at a high street branch for
most day-to-day transactions. However, this rate drops to around one in
three for the over 65s12, whilst concerns over internet security and the
desire for ‘flagship’ stores in key locations is likely to mean that there will
remain an underlying demand for a physical presence in most towns and
cities;
3

Continued exposure to financial risk: the five main UK High Street banks
are thought to have £160 billion13 tied up in loans, mortgages and
government debt in troubled Eurozone countries including Portugal, Italy,
Ireland, Greece and Spain. Any further escalation of the economic crisis
in the Eurozone could place further pressure on those High Street Banks
most exposed to further cut back on the less profitable elements of their
retail banking arm, which in practice could result in further bank closures
on the High Street.

3.43

In terms of estate agents, clearly the property market has suffered greatly
during the recession and consequent economic downturn. The number of
house sales fell dramatically, with concurrent job losses for many employed in
the sector. The market is showing signs of recovery, with Government fiscal
initiatives such as ‘Help-to-Buy’ artificially boosting demand amid warnings of a
speculative house price bubble, particularly in London and other hotspot areas.

3.44

However, the long term future for the UK property market remains uncertain and
will continue to be highly susceptible to changes in economic conditions and
several underlying factors. Particularly outside London, estate agents are
increasingly involved in letting and management, property maintenance and
repair. As a result, the prospects for additional office space servicing this
sector in Tamworth appear limited.

3.45

There may potentially be some limited demand for A2 office space arising from
growth in the wider professional services sector dependent upon the nature of
the specific businesses (i.e. legal services may be more likely to require A2
accommodation as opposed to scientific research and development
operations). Evidence from discussions with Economic Development Officers at
Tamworth and with local commercial agents suggest that the majority of
existing office accommodation in out of centre business parks is outdated and
underequipped and less accessible for employees. As such it is predicted that
it is likely much new A2 accommodation will be located closer to or within the
centre of Tamworth.

3.46

It should also be noted that regarding accountancy and legal services, national
trends suggest limited demand for new town centre office space moving
forward. The major accountancy firms announced substantial layoffs in the

12

Payments Council Survey, 2011

13 http://www.thisismoney.co.uk/money/news/article-2156617/High-street-banks-vulnerable-eurozonecrisis.html
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aftermath of the 2007/08 recession and continue to face very challenging
market conditions.
3.47

Similarly, the large legal firms particularly suffered from the meltdown in the
financial sector, traditionally one of their major sources of income. Whilst the
burgeoning growth of smaller, personal injury claims solicitors has been a
feature of the high street in recent years, the sector is facing tougher rules and
regulations from the Claims Management Regulator. Such measures, if
adopted, are likely to deter market entry for the more unscrupulous businesses
and it is possible that a saturation point has been reached in terms of the
number of companies requiring town centre office space.

3.48

It seems likely that these macro-economic trends will be played out in miniature
in Tamworth’s town centre, with potentially relatively limited demand for A2
uses going forward.

A2 Betting Offices
3.49

In contrast with the challenges facing the high street banks and financial
services, other A2 uses - notably betting shops – have remained more stable
due to market changes and the use of new and more sophisticated
technologies.

3.50

According to the Association of Bookmakers, the number of betting shops in
the UK has remained at around 8,500 over the past decade, a reduction from
over 10,000 a decade ago and 15,000 in the 1960s.14 The perceived growth
of betting shops on the high street may therefore be due to the fact that they
have been less adversely affected by the recession and have therefore retained
a presence on the high street.

3.51

With the increasing number of vacant units on the high street, there is an
opportunity for betting shops to relocate in higher-footfall areas, but, as noted
above, evidence suggests that the overall number of betting shops is not
increasing significantly. The A2 office component of these uses would also be
very limited.

Summary
3.52

In summary, it is considered that the A2 office sector has relatively limited
prospects for further expansion, both at a macro and at a more fine grained
level, in Tamworth Town Centre. Indeed there is a very real risk that the sector
could decline further in the years ahead, although potential developments such
as the Gungate retail development may help to attract new businesses into the
area.

3.53

However, should the modest economic recovery experienced at present revert
to one of strong growth, there may be some demand for A2 office space for
14
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those professional services directly related to the housing market. However,
this appears unlikely for the foreseeable future and is wholly dependent on
trends in the wider economy.

Growth in Key Sui Generis Uses
Waste, Recycling and Environmental Technologies
3.54

This sector includes waste management and incorporates facilities for waste
transfer, recycling and treatment. This sector accounted for around 143 full
time equivalent jobs in Tamworth Borough in 2008, which reduced to just 91
full time equivalent jobs in 2011 (BRES) and now has a similar proportion of all
jobs compared to the West Midlands average. However, as this sector
comprises part of a wider Experian industrial sector, the forecasts do not
provide a specific indication of likely future growth.

3.55

For waste-related activities, key considerations with respect to location
decisions include proximity to large population and manufacturing centres.

3.56

The Stoke and Staffordshire Waste Local Plan (adopted March 2013) identifies
the need for further capacity to manage a range of waste streams across the
County and Stoke area. However, whilst the broad level of need is identified,
no site-specific allocations are made for new proposals - only current
operational facilities are identified as part of the waste management
infrastructure. There may, therefore, be demand arising for land from waste
activities but it is difficult to quantify at this stage and proposals will have to be
dealt with on a case-by-case basis through the development management
process. In overall terms, it appears that a low rate of jobs growth is likely with
minimal land requirement implications.

3.57

The environmental technologies/energy sector is very limited at present in
Tamworth. Furthermore, this is an area that is being targeted by neighbouring
authorities (notably Lichfield, Birmingham and Stafford), which may be better
equipped to accommodate such businesses. Combined with the lack of large
B2 employment units in Tamworth Borough (the 2012 ELR reporting only 8
vacant units of 3001-900sqm in size and 2 vacant units 9,001+ sqm), it would
appear that the environmental technologies/renewable energy sector appears
to have limited potential for future growth in Tamworth.

Car Showrooms
3.58
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Car dealerships have also suffered significantly from the economic downturn.
The car scrappage scheme in 2009 helped to ameliorate the worst of the
impacts, with new car dealerships benefitting significantly from the financial
incentives provided by the UK government encouraging drivers to trade in their
nine-year old plus car for a new vehicle. The incentive provided little benefit to
second-hand car dealerships and very challenging trading conditions remain.
However, 2013 has so far seen growth in car sales across the UK, indicating
that sales are relatively resilient in the face of a return to recession for the
broader economy, partly driven by the low cost of financing. Tamworth has
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managed to attract both BMW and Mini to the Borough in recent years. The
Society of Motor Manufacturers and Traders (SMMT) anticipate that sales will
reach 2.2 million this year, an increase of 8.4% compared with 201215.
3.59

In terms of future prospects and land requirements, whilst the likes of Arnold
Clark are continuing their expansion plans in the north of England, growth for
the sector as a whole remains highly volatile. Recent years have seen a trend
away from numerous small dealerships scattered across industrial estates and
road junctions towards a consolidation of fewer, larger, dealerships in highly
visible and accessible locations. The huge car supermarkets off key Motorway
junctions in the Midlands are the clearest example of this, although the
agglomeration of main dealers on the frontage of modern industrial estates,
and particularly prestige business parks on the edge of urban areas, are
another example of the consolidating nature of the sector.

3.60

Whilst the over-concentration of car showrooms on individual business parks
can result in the dilution of the B-class employment offer and should be
avoided, their presence is generally seen as a positive example of
diversification and market confidence (particularly where this involves main
dealers/prestige marques).

3.61

Within Tamworth there is a significant concentration of main car dealers at the
Bonehill Road Employment Area (including, Ventura Park Volkswagen, Colliers
Honda, Colliers Jaguar, Tamworth Audi and Toyota World Tamworth). As such,
future growth prospects for Tamworth appear relatively limited given the current
array of dealerships already in place, although the Borough’s accessible
location and proximity to the West Midlands conurbation are likely to ensure
that the major car dealerships will retain a presence in the area.

Growth Opportunities of Other Relevant Non-B Class
Uses
Public Administration and Defence
3.62

This sector includes local and central government activities, along with social
services, job centres, the police, courts, defence, fire and other emergency
services. Although some of this activity occurs within buildings classified as
use class B1a, only a small proportion actually occurs in commercially available
offices. It is only this generally-available and non-purpose built space which
matters for estimating B-class future requirements and as a result the
remainder (and vast majority) is considered here under non-B class uses.

3.63

With approximately 610 workers (2.3% of the Borough’s total jobs in 2011
BRES), this sector is strongly represented in Tamworth in absolute job terms,

15 BBC News 6th August 2013: ‘UK motor industry lifts sales outlook after strong July’
www.bbc.co.uk/news/business-23584846
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although when compared with the regional average of 4.8%, it is apparent that
it actually has a locational quotient of less than 1.0. .Due to on-going
Government public sector expenditure cuts, it appears unlikely that there will be
any significant job growth in this sector in the short/medium term, and probably
some decline, as forecast in the latest Experian Baseline forecasts.
3.64

Despite careful budgeting, Tamworth Borough Council will need to make further
cutbacks and savings over the coming years due to on-going Government
cutbacks in the sector. A recent article in the Tamworth Herald reported
Tamworth Council budget cuts of almost 5% for 2013/14 as government
further reduces Local Authority Funding. ,

3.65

Overall, no job growth can be expected in this sector and no requirement for
additional land, with the potential for some site and premises releases
resulting from budget cuts and service rationalisation.

Healthcare/Biotechnology
3.66

The primary locational driver for the biotechnology sector is access to relevant
research and development activity, with many business start-ups requiring close
university links. Additionally, access to a pool of suitable graduate labour and
proximity to existing bioscience clusters can also be important to businesses,
whilst large, lower-cost sites are often sought for production facilities.
Locations with good access to major metropolitan centres are often viewed as
preferable. This sector also includes activities such as health and social care.

3.67

The BRES 2010 data indicated that there were no existing clusters of research
and development in biotechnology and natural sciences within Tamworth (as
demonstrated by the fact that no-one was employed in this sector in 2010).
However, the recent arrival of the new Defence Medical Services [DMS] facility
at Whittington Barracks will lead to an increase in the number of people
employed in these sectors in Tamworth (although it is recognised that the
increase in jobs resulting from this facility may be recorded as ‘public
administration and defence’ in future BRES releases rather than being
categorised as strictly ‘health’ employment). Aside from the new DMS facility,
the area has limited infrastructure for a science and research base and for
these reasons any future growth in this sector is expected to be limited.

3.68

Regarding future growth in the healthcare sector, whilst Tamworth Borough
does not appear to have a particular competitive advantage in the healthcare
sector, the ageing population and continued high levels of investment in the
sector nationally are likely to mean that it will remain a growth area in terms of
employment going forward, although clearly there will be only a very limited Bclass component to this growth.

Residential Care
3.69
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It has been acknowledged for a number of years that the current supply and
form of housing nationally does not adequately meet the needs of a rapidly
ageing society. It has been estimated that more than 3 million people over the
age of 65 receive public funded services such as home care, home

P33

Tamworth: Employment Land Projections Update

improvement and/or housing related support services, and community
alarm/telecare services to help them live well in the home16.
3.70

This issue is becoming more and more pressing over time due to Britain’s
ageing population, with substantial gains in life expectancy above the age of
65. According to the latest ONS 2011-based population forecasts, the number
of people over the age of 65 in Tamworth Borough is likely to grow by a massive
40% (+4,565 residents) between 2011 and 2021, compared to the regional
growth of 21%. Furthermore, the proportion of ‘very elderly’ people in Tamworth
(i.e. over 85 years) is anticipated to increase by more than two thirds its current
level by 2021 (+820 elderly residents), compared to a regional increase of
40%.

3.71

These improvements in life expectancy are not being matched by
commensurate gains in disability-free longevity, leading to a greater absolute
number of older people who may need care. There is therefore a clear
imperative for a step change in new care home provision / extra care facilities
in Tamworth over the coming years.

Retail
3.72

Retail growth is related to population change and spending, as well as
competing provision. The retail sector within Tamworth is over-represented
relative to the West Midlands average and has grown by 7.8% since 2000. The
Borough’s dominant retail centres are Ventura Retail Park and Tamworth Town
Centre.

3.73

The 2012 Tamworth Town Centre and Retail Study acknowledged that there
was no qualitative or quantitative need for additional main food shopping
destinations, outside the town centre. The study identified a capacity for
11,000 sq. m. gross convenience floorspace by 2026. The capacity analysis of
the study indicates a need for:
1

A convenience goods capacity in 2026 that would support in the order of
1,400 sq.m. net (2,000 sq.m. gross) convenience floorspace if it was
developed for one of the leading food retailers, or more if it was
developed for discount food retailing.

2

A larger capacity in comparison goods in 2026 that would support in the
order of 7,800 sq.m. net (11,000 sq.m. gross) floorspace in addition to
commitments.
[Tamworth Town Centre and Retail Study 2012, §11.2]
3.74

Of the comparison floorspace capacity identified, the study recommends that
this be focussed in the Town Centre.

16
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3.75

By far the largest market share of comparison goods expenditure flow within
the Borough is taken by Ventura Retail Park and other retail warehousing parks
(33%), with just 18% directed to Tamworth Town Centre.

3.76

The Retail Study also focuses on the importance of delivering the Gungate
scheme in the Town Centre, which will provide large, modern retail units, in
order to attract large multiple chain retailers to the town centre and to provide a
catalyst for further investment and regeneration. It is understood that multinational restaurant chains Nandos and Pizza Express have also recently
obtained planning consent for schemes at the Ventura Retail Park.

3.77

It is therefore considered that the retail sector provides moderate future
potential for growth, with a focus on town centre regeneration.

Tourism
3.78

Tourism-related employment accounts for a slightly higher proportion of jobs in
Tamworth than at the regional level, which is perhaps unsurprising given the
number of leisure attractions and heritage assets within the area. The tourism
industry offers a key opportunity to raise Tamworth’s regional and national
profile, including business tourism. As highlighted in the Borough’s withdrawn
Local Plan 2008-2028, there are opportunities for enhancing the tourism.

3.79

The Plan states:
“The Council and its partners’ overall vision is to raise the profile of Tamworth
within the Heart of England, promoting it as ‘A Market Town for the 21st
Century’. A key component of this is partnership working with tourism
organisations and neighbouring local authorities to promote Tamworth as a
visitor destination.” [§4.67]

3.80

The Staffordshire Destination Management Partnership’s Delivery Plan (2011)
advocates developing business tourism opportunities and the rural, countryside
and heritage tourism offer within the County. Drayton Manor Park is a
recognised significant asset in this regard with an estimated 1.1 million visitors
per year. This major tourism asset could complement Tamworth Town Centre
and other visitor attractions in the Borough. Tourism growth potential must be
sensitively balanced against the Borough’s environmental and historic features,
particularly the SSSIs and SBIs along the Rivers Anker and Tame.

3.81

As a consequence, tourism-related employment is expected to grow over time,
although this would have a negligible impact upon demand for B class
premises.

Policy Growth Aspirations
3.82

In addition to the analysis set out above, it is important to identify those
employment sectors that TBC is seeking to promote and develop over the Local
Plan period and beyond.

3.83

TBC has formed an alliance with the Greater Birmingham and Solihull LEP. The
priorities of TBC as articulated in the withdrawn (emerging) Local Plan for the
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Borough, reflect those of both LEPs in that there is a focus on a growth in
business and professional services, environmental and building technologies
and general manufacturing in order to build upon the town’s employment
strengths and to minimise outward commuting.

Summary
3.84

Table 3.2 summarises Tamworth’s particular strengths, weaknesses,
opportunities and threats. Many of these issues will have a significant bearing
on the future employment land requirements of the Borough.
Table 3.2

Analysis of Strengths, Weaknesses, Opportunities and Threats in Tamworth

Strengths
• Prime location at the heart of the national motorway
network and proximity to the M6 toll road
• Locational advantages of the Borough are attractive
to the distribution and logistics sector
• Success of strategic high quality employment areas
at Relay Park Employment Area, Centurion Park
Employment Area , Bonehill Road Employment Area
and Cardinal Point Employment Area
• Recent investment from high profile companies such
as Jaguar Landrover
• Investment from large R&D company - Defence
Medical Services
• Recent arrival of Hermes Parcelnet to a 31,000 Sq.
m. unit at the Prologis Park in Tamworth
• Tamworth has many assets with the potential to
boost the Borough’s national profile and tourism
into the area generally, including attractions such as
Drayton Manor Theme Park (which despite being
located outside Tamworth’s boundaries is still close
to the urban fringes of town) and Snow Dome (which
includes a real snow ski slope) and heritage assets
such as Tamworth Castle and the Mercian Trail

Weaknesses
• Limited employment sector diversity with some
reliance on retailing, warehousing and distribution
and legacy manufacturing sectors
• Low proportion of firms operating in knowledge-based
industries
• Professional business services and Research and
Development industries are under-represented
• Relatively few highly skilled workers in comparison
with West Midlands and national average
• High levels of out-commuting to Birmingham, Lichfield
and North Warwickshire
• Environmental and planning policy designations within
the Borough may act as a constraint on the release of
employment land
• Low job density in the Borough
• Lack of land available for creation of new larger scale
employment sites outside the Green Belt

• Recent arrival of multi-national restaurants to
Tamworth and proposals for the Gungate retail
scheme
Opportunities
• Potential to attract high growth and emerging
manufacturing sectors to the area by capitalising on
identification of A5/M6 Toll as a ‘Growth Corridor’
• Building on improvements to regional and subregional economic competiveness brought about by
i54 South Staffordshire and its award of Enterprise
Zone status
• Significant latent demand for additional logistics
capacity in the wider Black Country/southern
Staffordshire area and particularly in the M42/A5
corridor
• Specific potential for further consolidation and
expansion of nearby RLS at Birch Coppice and Hams
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Threats
• Continued economic downturn and decline of
traditional manufacturing employment
• Limited opportunities for growth in financial services
sectors and concurrent limited need for new A2 town
centre floorspace
• Proximity of Birmingham City Centre Enterprise Zone
and the MIRA Technology Park Enterprise Zone could
draw some opportunities /potential employers away
from Tamworth
• Recent closure of large employer Drive Assist,
resulting in approximately 225 job losses. Potential
for similar job losses in other struggling companies
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Hall in North Warwickshire
• Proximity to Birmingham City Centre Enterprise Zone
and MIRA Technology Park and the spin-off jobs this
will bring
• Increase profile of Tamworth Town Centre as a
location for office development. Creation of more
modern, central office accommodation to match
demand will provide additional B-class employment
opportunities
• Growth and diversification of sectors with strong
representation i.e. retail, transport and wholesaling
• Further development of tourist offer associated with
attractions such as Snowdome, Drayton Manor
Theme Park, Tamworth Castle and the Mercian Trail

• Growth of Tamworth Town Centre office development
potentially limited by viability of schemes
• Limited high quality B1/B2 inward investment to
counterbalance the continuing attractiveness of the
location for distribution and logistics
• Further reduction in public spending could undermine
growth in some sectors
• Growth of Tamworth Town Centre office development
may be limited by needs of operators
• Competition for inward and domestic investment from
neighbouring economic centres, e.g. Birmingham and
Lichfield

• Opportunity to increase high-quality comparison
retail trade in the town centre through the Gungate
Scheme, subject to anchor retailers / funding

5666614v4
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4.0

4.1

Commercial Overview
This section describes current property market conditions in Tamworth,
including recent trends in the demand for and supply of office and industrial
premises. These findings are based on a number of discussions with officers
of the local LEPs, Economic Development Officers of both Tamworth and
neighbouring Local Authorities (North Warwickshire, Birmingham and Lichfield)
and local commercial property agents.

Overview
4.2

In mid-2013, the UK commercial property market was still recovering from the
financial crisis of 2007/8 and the ensuing recession and property slump. Falls
in the capital value and rental levels of office and industrial premises of up to
40% combined with stricter lending criteria from banks and the abolition of tax
relief on empty property meant that property development is less profitable,
development finance hard to obtain and the risks of developing space without
an end-user identified high. As a result, speculative development has become
very rare in virtually all of the UK outside London. This is particularly the case
in more economically marginal locations, and those without a significant
existing commercial property market, where lenders and developers are likely to
be especially cautious.

4.3

However, there are differing views on how the market will evolve in the coming
years, and there are signs that the economy is finally beginning to recover. For
example, competing forces such as a scaling back of public sector space
requirements but a fall in employment land prices may play out in different
ways in different locations. In any case, this study looks over the longer term
of the emerging plan period and the inherent qualities of the Borough as a
commercial location must therefore be considered.

Market Segments
Industrial and Warehousing
4.4

Demand levels for industrial premises in the Borough are reported to be
reasonably good by local agents even if it remains somewhat subdued at
present in comparison to the pre-2007 situation as a result of depressed
national economic conditions. This reflects Tamworth’s excellent location
relative to strategic routes, particularly to the M40 motorway and its reasonable
rent levels.

4.5

Tamworth has had healthy levels of enquiries with regard to industrial and
warehousing premises of late. Tamworth and Lichfield share a Business
Economic Partnership [BEP] which has a dedicated Business Helpline for
enquiries, which currently receives around 120 enquiries per month. The
majority of enquiries are from small-to-medium scale businesses and from start-
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up companies. The majority of these businesses wishing to move to Tamworth
have been able to be accommodated within the Borough.
4.6

A Business Development Programme is currently being developed in Tamworth,
which is a grant scheme offering funding to manufacturing businesses for:
1

Relocation in Tamworth;

2

Property improvement grants; and,

3

Grants toward developing new products and for marketing.

4.7

Tamworth’s Economic Development Officer advised that since this scheme was
advertised there have been around 60-70 enquires from businesses. Around
60% of these businesses would be eligible for a grant.

4.8

In terms of rental levels, the Borough competes as an industrial location with
Lichfield and North Warwickshire. Rents for new build industrial premises in
Tamworth are comparable with those in both locations, with rents for new build
/ high quality premises around £4- £5 sq. ft.

4.9

Some important drivers of recent demand have been Internet retailing,
associated distribution and home delivery, with operators seeking hubs in the
region. Indeed, delivery company Hermes has recently taken a 36,000sq.ft
warehouse at Tamworth 594 located off the A453. In addition, the arrival of
Defence Medical Services at Whittington Barracks, in Lichfield, has created
potential for many spin off business activities in the area.

4.10

It is not within the scope of this commission to undertake a detailed analysis of
the logistics sector and the extent to which significant latent demand exists for
B8 warehousing and distribution in Tamworth Borough. Nevertheless, it is
important to make reference to the various secondary data sources available
on the issue and data provided by TBC to help inform the overall employment
land requirement figure for Tamworth.

4.11

For example, it is understood that there have been three recent occupations of
large, high bay warehouses in Tamworth:
1

33,100 sqm of part of the former Do-it-all unit at Bonehill, by Hermes
Parcelnet;

2

16,700 sqm of Emperor Point, Centurion Park by Speedy Hire; and

3
4.12
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11,250 sqm at Centurion Park has been let to Royal Mail on a short term
lease.
Furthermore, there are two Regional Logistics Sites close beside Tamworth’s
south-easternmost boundary, in North Warwickshire District. These sites, at
Birch Coppice and Hams Hall, were recognised in the Regional Logistics Study
Update (2009) as having specific potential for consolidation and expansion.
The latter area in particular has seen significant activity in recent years
including the first speculatively built warehouse (completed in January 2013) in
the West Midlands since the downturn. The BCSSRLS noted that much of the
Birch Coppice occupiers relocated from existing industrial estates in Tamworth
(including SS Gears, Petit Forester, HIB and Bristan), whilst a significant
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number of the employees still live in Tamworth Borough. The BCSSRLS reports
market research which concluded that these occupiers relocated as there were no
suitable sites or premises in Tamworth Borough itself.
4.13

The BCSSRLS reports TBC as recognising the Birch Coppice RLS as a cross
boundary site, hence although it is for planning purposes in the adjoining
Borough of North Warwickshire, for commercial purposes it helps to address at
least part of Tamworth’s B8 logistics needs. Whilst Tamworth has relatively
limited available greenfield land, the continued growth in the logistics sector at
Birch Coppice and Fradley suggests that it remains a potential growth industry
in the future. The very high level of employment land identified in the North
Warwickshire ELR (2013) which cannot be met in that Borough is said to be of
a sub-regional nature and will necessitate ongoing discussions between NWBC
and other nearby authorities as to how that need can be practically met.

4.14

Whilst Tamworth therefore remains a competitive location for distribution
particularly, due to its good links to the transport network and central location,
it has some weaknesses as a location. Tamworth’s proximity to the
Birmingham City Centre Enterprise Zone and MIRA Technology Park Enterprise
Zones, can be seen as a disadvantage in that their location, infrastructure,
quality of premises and prestige can draw larger operations away from
Tamworth. Although by the same token, large firms in the Enterprise Zones
often create spin off business activity, which could be located in surrounding
relatively low cost areas like Tamworth.

4.15

Tamworth has the potential to attract high profile, international firms; however,
this potential is constrained by the restricted amount of available employment
land, which remains a key physical constraint for large operations, as is
competition from the Birmingham City Centre and MIRA Technology Park
Enterprise Zones. The industrial market is therefore fairly localised and most
demand now is from local firms wishing to expand or upgrade premises and
stay within the area or from new small to medium scale start-ups. The size of
units in demand are mainly of a small-to-medium scale, with little realisable
demand for large distribution units over 9,300 sqm (100,000 sq. ft.).

Offices
4.16

As with industrial, the Tamworth office market is quite localised, with most
demand coming from firms either relocating from within the Borough, or from
adjoining areas such as Lichfield and North Warwickshire. The majority of
enquiries are from small to medium scale businesses looking to expand or
upgrade their premises.

4.17

Discussions with local commercial land agents reveal that Tamworth is not
established as a major office location due to a lack of suitable premises which
has diluted demand. Tamworth still has many older office premises in less
accessible locations on out of centre business parks, which are not equipped
to the standards required by modern office based businesses. This is reflected
in relatively high vacancy rates in these types of development, such as those
located in Hammington.
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4.18

Agents considered that locations in Tamworth Town Centre and Bitterscote are
generally more desirable and it would appear there would be greater demand
for such premises if there were greater availability and provided rental levels
that were even more competitive than surrounding areas.

4.19

In terms of rental levels, office rents in Tamworth are also comparable with the
surrounding areas of Lichfield and North Warwickshire. Current office rents are
at around £10 – £12sq. ft. for high quality modern developments with good
links / in the town centre, although rents (particularly grade A office rents)
within Birmingham City Centre are generally much higher. Rental levels for
older, peripheral office developments in Tamworth are much lower, at around
£5 – £8 sqm, although for the reasons discussed above, the lower rental cost
has not encouraged demand in these weaker market areas.

4.20

It appears that in order to drive demand, better quality, upgraded/modern
premises are required, which are centrally located and more sustainable for
employee and client travel, but at a rental cost that remains competitive with
surrounding areas.

Conclusions
4.21

Industrial activity remains quite strong in the Borough; demand is reasonably
good and supply is fairly tight, with little new space being built. There is some
refurbishment of older premises, which is being encouraged though numerous
grant schemes in the area. Supply is concentrated across the eleven
Employment Areas, rents are competitive and road access generally good.
However, the limited supply of large sites (particularly for B8 logistics) is
restricting demand; the physical size of the Borough and Green Belt policy
restrictions will continue to hamper the ability of larger inward investment
logistics firms to locate within the Borough boundaries. It is understood that
there remains significant unmet demand for strategic B8 logistics space in the
wider sub-region.

4.22

Tamworth has not established itself as a major office location; this may be
partially due to past competition from larger and more prestigious centres,
notably Birmingham. Tamworth does have some high-quality, modern office
premises, and the expansion of this stock could help raise demand in
Tamworth. The majority of existing office premises are, however, somewhat
outdated, underequipped and many are located in peripheral locations. As
such the lack of suitable office premises in Tamworth has weakened demand in
the area.

4.23

There could be some potential to recycle and redevelop some of this older
office stock to provide for rising demand for industrial land and premises.

5666614v4
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5.0

The Current Stock of Employment Floorspace
Introduction

5.1

This section provides an overview of the current stock of employment space in
the Borough, as well as recent trends in and changes to supply. The future
pipeline of development in Tamworth and historic losses of employment land to
alternate uses are also examined. The analysis is based on data from the
following sources:
1

Commercial floorspace data from ONS and Valuation Office Agency [VOA];

2

TBC’s monitoring data on commercial floorspace; and,

3

The EGi Property Link database and other commercial property sources.

Existing Employment Land Availability
5.2

In March 2013 TBC produced the Availability of Employment Land Statement for
2012/13. Following a High Court challenge in November 2007, Local Plan
allocations in Tamworth Borough were removed; hence the amount of readily
available land is relatively limited. As noted in Table 5.1, around 2.5ha of
employment land has been developed since 2006, with a further 0.24ha under
construction (as of 31st March 2013). The Statement also identified a further
12.87ha of additional employment land which could be brought forward over
the plan period. The results suggest that the Borough has a total provision of
around 15.6ha of B-Class employment land since 2006.
Table 5.1

Tamworth Employment Land Supply 2012/13

Local Plan Pre- submission Requirement

36 ha

Completions, 1 April 2006 - 31 March 2012

2.47 ha

New Completions , 1 April 2012 - 31 March 2013

0.04 ha

Redevelopment Completions, 1 April 2012 - 31 March 2013
Under Construction, New Employment (position as at 31 March 2013)

0 ha
0.24 ha

Under Construction, Redevelopment (position as at 31 March 2013)

0 ha

New Employment Land Commitments (position as at 31 March 2013)

12.48 ha

Redevelopment Commitments (position as at 31 March 2013)

0.394 ha

Local Plan Allocation Sites (excluding those with planning
permission, under construction and completed)17

0 ha

‘Sites will be allocated through the Local Plan Making processes during 2013’– Tamworth Borough Council
Employment Land Availability Summary (April 2012 – March 2013)

17
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Total Provision

15.624 ha

TBC Availability of Employment Land Summary (1 April 2012 to 31 March 2013)
5.3

The 2012 ELR summarised where the majority of the employment land
available at the time was distributed across the 11 employment areas:
1

Tame Valley Employment area - The overall capacity at the site for land
from potential redevelopment is 3.61 hectares.

2

Lichfield Road Employment area - There is potential for redevelopment of
larger units to the South East of the site, in particular those that are
currently vacant or on the market.

3

Amington Employment area - There is additional capacity on the formerly
allocated local plan site, 0.3 hectares.

4

Bonehill Road Employment area - there is capacity for additional
employment land (0.7 hectares) on the formerly allocated local plan site

5

Cardinal Point Employment area - There is little scope for redevelopment
of existing units, however there is potential for 2.22 hectares of
additional employment land on vacant land on the site

6

Kettlebrook Employment area - Based on the unit mix (predominantly
smaller units) and high occupancy rate there is limited potential for
redevelopment

7

Beauchamp Employment area – the ELR considered that there may be
some potential for redevelopment for employment uses.

8

Two Gates Trading area - There is limited potential for any development
in the foreseeable future at the site.

9

Hedging Lane Employment area - the ELR considered there may be
limited scope for redevelopment and that the area should be expanded to
incorporate the brickworks to the West.

10

Relay Park (incorporating Relay Point) - The site has capacity for 2.60
hectares of employment land.

11

Centurion Park Employment area - There is limited potential for
redevelopment at the site however there is 0.74 hectares of land which
could come forward for development in the short to medium term.

Development Rates
5.4

TBC collates data on the development of employment land for annual
monitoring purposes. For the past two years, this has been recorded in TBC’s
Availability of Employment Land records, and before this the Annual Monitoring
Reports [AMRs]. Prior to the Council’s first AMR in 2004/05, employment land
take up records are less comprehensive and reference has been made to take
up levels recorded in the Staffordshire Employment Land Survey (2007), which
stretch back to 1997/98, but which do not provide a breakdown by Use Class.

5.5

As a comparator, reference was made to Mott Macdonald’s Regional
Employment Land Study [RELS] for the West Midlands. This features a
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database which provides an annual survey of all scheduled sites of 0.4
hectares and over. All data was originally sourced via a survey from individual
LPAs in the West Midlands.
5.6

The results are presented in Figure 5.1. As the figure illustrates, take-up of
employment land has fluctuated significantly over the past 16 years or so, with
years of very high levels of take up (1998/99, 2001/02, 2004/06)
interspersed amongst years where little or no development took place. The
trend is clearly downward, which is unsurprising given the recession(s) and
unprecedented economic downturn, as reflected in the fact that since
2008/09, only 0.82ha was developed/converted to B1/B2/B8 uses in
Tamworth. Indeed, excluding the period post 2007/08, the average annual
rate of delivery in Tamworth was as high as 3.04ha.

5.7

In total, 32.6ha has been developed over the past 16 years at an annual
average rate of 2.03ha. However, for the period for which we have more
detailed data (the eleven year period from 2003/04 to the present), 11.98ha
was developed at a rate of 1.09ha per annum. This included substantial B8
warehousing developments at Relay Park (12,255 sqm in 2004/05), Bonehill
Road (20,903 sqm in 2005/06) and significant B1a office development at
Callico Business Park (5,078 sqm in 2008/09). The majority of land that has
been developed in the recent past has been for B1a office, B8 warehousing or
for non-specific B1/B2/B8 uses.
Figure 5.1

Employment Land Take Up (net) 1997-2013

Source:

TBC Availability of Employment Land records; Mott Macdonald RELS Completions By Use 20032012; Annual Monitoring Reports; Staffordshire Employment Land Survey (2007)

Losses of Employment Land
5.8
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TBC did not monitor the annual loss of employment floorspace prior to
2004/05. The figures set out in Table 5.2 from 2004/05 onwards include not
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only losses to residential use, but also conversions of B-class use to non-B
class uses such as gyms and children’s play centres.
Table 5.2

Employment Land Losses 2004/05-2012/13

Year
2004/05
2005/06
2006/07
2007/08
2008/09
2009/10
2010/11
2011/12
2012/13
TOTAL
Average Losses (past 9 years)
Source:
5.9

Total Losses (ha)
0.00
1.99
0.33
0.00
10.15
2.86
0.03
0.89
2.59
18.83
2.09

TBC (September 2013)

As with take up of employment land, losses to non-B class uses have
fluctuated substantially over the past few years. Developments that particularly
stand out include:
1

2005/06: 1.9ha of employment land at land south of Hedging Lane.
This was allocated for employment in the Draft Local Plan, was reallocated for housing at the Modifications stage in February 2006 and
was included as an allocation for housing in the Adopted Local Plan. A
planning application for residential development was submitted and
approved in 2006;

2

2008/09: 9.88ha of land at the former Doulton Works, Marlborough Way.
This was redeveloped for residential purposes, comprising 161 dwellings
and associated infrastructure, landscaping and open space provision;

3

2009/10: 2.61ha of land South of St Peters Close was allocated for
housing in the adopted Local Plan, and has outline permission for 87
dwellings;

4

2012/13: 2.3ha of land at Lichfield Road Industrial Estate was granted
permission for a change of use from B2/B8 to Car Sales;

Vacancy Rates
5.10

An assessment of the Borough’s existing employment areas was undertaken as
part of the 2012 ELR update. This concluded that Tamworth’s employment
areas had an overall occupancy rate of 82%, where 10% of units were vacant or
currently ‘inactive’ with a further 8% of units For Sale or available To Let.

5.11

Table 5.3 indicates that vacancy rates varied across the Borough, but in the
majority of cases the employment areas remained reasonably low or close to
the national average, with certain areas, such as Relay Park, Two Gates and
Hedging Lane (both close to the A5/M42 Junction) exhibiting 100% occupancy
rates.
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Table 5.3

Employment Land Occupancy Rates – Tamworth ELR, 2012

Employment
Area

Total
no. of
units

Estimated
Occupancy
Rate (by
units)

Tame Valley
Lichfield Road
Amington
Bonehill Road
Cardinal Point
Kettlebrook
Centurion Park
Relay Park
Beauchamp
Two Gates
Hedging Lane
TOTAL

152
274
241
10
8
37
12
9
27
31
13
814

82.2%
81.8%
68%
80%
87.5%
86.5%
75%
100%
85.2%
100%
100%
79.5%

Source:

No of units vacant
size 0 – 300 sq.
m.
18
28
50
0
0
4
0
0
4
0
0
104

size 3003000sqm
7
16
26
2
1
1
0
0
0
0
0
53

size 30019000sqm
2
6
1
0
0
0
1
0
0
0
0
8

Size 9,79.5001+
sqm
0
0
0
0
0
0
2
0
0
0
0
2

Tamworth Borough Council (January 2012): ELR

5.12

Three Employment Areas had a vacancy rate of 20% or over. These
Employment Areas with the highest vacancy rates are spread across the
Borough and would appear to have higher levels of vacancy for different
reasons. Bonehill Road is on the opposite side of Tamworth to the A5/M42
Junction, perhaps giving it a less accessible/commercially desirable location
than some of the other areas. In the Amington Employment Area, a lack of key
services and a large amount of small, outdated stock are considered to be key
contributors to vacancy rates. Finally, the figures for Centurion Park may be
skewed somewhat by two large units being vacant at the time the survey was
undertaken, although the 2012 ELR also states that discussions with local
agents suggested these could be let relatively quickly.

5.13

Overall, the 2012 ELR suggests that Tamworth Borough’s employment areas
had an overall vacancy rate of around 20%. This is higher than the ‘ideal’ level
of vacancy that might be expected on general B-class employment sites. A
level of vacancy at around 10% is generally considered typical of a ‘normal’
market.

5.14

NLP undertook an update to this analysis based on a search of all
commercial/industrial property being marketed in the Borough via commercial
property websites. As of mid-September 2013, there was about 65,000 sqm
of B2/B8 industrial space available and being actively marketed, equivalent to
about 10% of the total industrial stock. This is approximate to the level that
might be expected in a healthy market and suggests a reasonable balance
exists between demand and supply.

5.15

For offices, the available stock was over 10,000 sqm, which although lower
than the amount of industrial space, comprises a higher proportion of the
overall office stock, at just under 15%. This is above the typical market level of
8-10%. There therefore appears to be a quantitative surplus of office space,
whilst a number of agents have also suggested that much of the current supply
is also of a relatively poor quality and may be unfit for purpose moving forward.
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Conclusions
The key conclusions from this section are:

5.16

5666614v4

1

Around 12.87ha of employment land commitments are identified, plus
around 0.24ha of land which is currently under construction;

2

The Borough has seen modest levels of take up over the long term at
rates around 2.0 ha per annum. The majority of the take up has been for
either B1a or B8 uses, or non-specific B1/B2/B8. As has been common
across the country, development dropped off significantly following the
recession and very little has been developed since 2008/09. The shortto-medium term take up rate (for the past 9-years where data is more
detailed) suggests a lower take up rate of 1.09ha per annum has been
achieved in the Borough;

3

Losses of employment land have not been monitored pre 2004/05 by
TBC; since then, it appears around 18.8ha has been lost to non-B class
uses, at a rate of 2.09ha per annum. This suggests that more
employment land is being lost than is being replaced year on year,
meaning that the Borough’s total employment land portfolio is actually
declining slightly over time;

4

It is estimated that around 10% of Tamworth’s industrial stock is
currently vacant, rising to 15% for office stock. This suggests that for the
latter, there is a moderate over-supply of floorspace, or alternatively, that
much of the existing stock either does not meet operator requirements or
is not located where it is required.
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6.0

Future B Class Employment Space
Requirements
Factors Affecting Future Employment Space Needs

6.1

This section assesses B-class employment space requirements in Tamworth for
the period from 2011 to 2030 using several different approaches as follows:
1

forecasts of employment growth in the main B class sectors (labour
demand) derived from the latest available economic forecasts;

2

consideration of past trends in completions of employment space based
on monitoring data supplied by the Council, and how these might change
in future; and,

3

estimating future growth of local labour supply related to the planned
housing target for Tamworth in the Draft Local Plan (250 dwellings per
annum), including the provision in the adjoining districts of Lichfield and
North Warwickshire to meet Tamworth Borough’s own needs) and also the
latest CLG 2011-based (interim) household projections, and the amount
of jobs and employment space that this could support.

6.2

In addition, a ‘policy on’ scenario has also been considered to reflect a
situation in which policy interventions help support a higher level of new
business start-up activity in the Borough than has occurred in the past. The
underlying assumptions for this scenario are explained in more detail below.

6.3

All these approaches have some limitations and careful thought needs to be
given as to how appropriate each is to circumstances in Tamworth. In addition,
to be robust, the economic growth potential and likely demand for employment
space in Tamworth needs to be assessed under different future scenarios, to
reflect lower or higher economic growth conditions arising in the future. Other
factors that may influence future economic conditions in the Borough have also
been considered including:

6.4

P48

1

the pace of future national economic growth following severe recession;

2

the rate of formation of new businesses in the Borough;

3

the land needs of potential growth sectors in the Borough;

4

the need to replace employment space lost to other uses;

5

wider trends that could reduce amounts of employment space needed per
worker, such as denser occupation standards and hot-desking; and,

6

competition for new investment from other parts of the Midlands.

Accordingly, this has framed the consideration of five scenarios to help
understand the implications of different assumptions on future demand
outlined in Figure 6.1.
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Figure 6.1

Range of Growth Scenarios/Approaches

1

Job growth (Experian baseline)

2

Job growth (Policy On)

3

Past completions continue

industrial & office space

4

Labour Supply (based on
a target of 250 dpa)

Growth of workplace population,

Forecasts of job demand
by sector
Net annual completions of

5

Labour Supply (based on
CLG 2011-based Household
projections

assuming current commuting
rates continue

Growth Scenarios
Econometric Job Forecasting
Scenario 1) Experian Econometric Model Job Growth: Baseline
6.5

To inform the ELR Update, the latest local area based econometric job
forecasts were obtained for Tamworth Borough from Experian Business
Strategies in September 2013. It should be emphasised that such forecasts
tend to be most reliable at regional and national scales and consequently less
so at the local economy level, but are widely recognised as a valuable input and
can indicate the broad scale and direction of economic growth in different
sectors to help assess future employment space requirements.

6.6

Experian’s sub-regional economic model takes account of the existing economic
structure of each Local Authority (broken down by economic sector) and the
historical relationship between the regional performance of an industry and the
performance observed at the Local Authority level. The forecasts of job growth
by sector used here reflect recent trends and economic growth projections at
national and regional level, and how economic sectors in Tamworth have fared
relative to the West Midlands region’s growth in the past. These forecasts also
reflect the current post-recession economic climate. They are not constrained
by either labour supply or land availability.

6.7

Before presenting the job growth outcomes from the scenarios it is worth
highlighting, in broad terms, limitations in how these outcomes were generated:
1 they are predominantly trend-based estimates projecting historic growth
patterns into the future;
2 the forecasts don’t take into account policy influences and unforeseen
impacts of individual business decisions, e.g. the potential effects of the
loss of Greenwoods Communications, or the arrival of Hermes Parcelnet or
Jaguar Land Rover’s decision to expand nearby, in Solihull;
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3 they do not reflect job growth across the rest of the economy, e.g. in
sectors such as retail, health and education sectors which, in many
instances (particularly health) are key growth sectors for the future;
4 such forecasts tend to be most reliable at regional and national scales than
at the local economy level, but can indicate the broad scale and direction of
economic growth in different sectors and provide some guidance to assess
future land requirements; and,
5 It is important to recognise that there is not always a clear cut relationship
between employment change and employment land needs. Additional
employment space can be needed even if employment itself is falling, for
example if a manufacturing firm requires more space to enable greater
automation and achieve job reductions through productivity gains.
6.8

The Experian Baseline 2013 employment projections for Tamworth
(summarised by sector in Table 6.1) suggest that overall, there is likely to be a
moderate decline in employment in the 38 defined sectors for the period 201130 of around -1,005 (-3%), although this masks more substantive decline in a
number of existing sectors including textiles and clothing manufacture (-110, or
-895% overall), metal products (-430, or -42%); professional services (-400, or 19%); administrative and support services (-710, or -27%); and public
administration and defence (-130, or -23%). However, these losses are almost
outweighed by strong increases in sectors including accommodation and food
services (+630, or 41%); Computing and Information Services (+200, or +45%);
and Residential Care & Social Work (+160, or 13%).
Table 6.1

Projected Employment Change 2011-30, Experian Baseline (2013)

Total Job Growth 201130

% Growth

Agriculture, Forestry & Fishing

-3

-100%

Extraction & Mining

0

n/a

Food, Drink & Tobacco

20

20%

Textiles & Clothing

-110

-85%

Wood & Paper

-70

-54%

Printing and Recorded Media

-50

-31%

Fuel Refining

-12

-62%

Chemicals

-60

-67%

0

n/a

Non-Metallic Products

-100

-18%

Metal Products

-430

-42%

Computer & Electronic Products

-90

-30%

Machinery & Equipment

-60

-50%

Transport Equipment

-10

-4%

Other Manufacturing

-50

-19%

Utilities

60

38%

Industrial Sector

Pharmaceuticals

P50
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Total Job Growth 201130

% Growth

Construction of Buildings

90

15%

Civil Engineering

0

0%

Specialised Construction Activities

30

2%

Wholesale

-240

-8%

Retail

150

3%

Land Transport, Storage & Post

10

1%

Air & Water Transport

0

n/a

630

41%

Recreation

40

6%

Media Activities

40

31%

Telecoms

0

0%

200

45%

Finance

20

2%

Insurance & Pensions

10

33%

Real Estate

80

33%

Professional Services

-400

-19%

Administrative & Supportive Services

-710

-27%

10

1%

Public Administration & Defence

-130

-23%

Education

-70

-3%

Health

40

6%

160

13%

Industrial Sector

Accommodation & Food Services

Computing & Information Services

Other Private Services

Residential Care & Social Work
TOTAL

7.0 -1,006

Key:
Source:

>10% Growth

8.0 -3%

>10% Decline

Experian/NLP Analysis

8.1

The overall employment change in Tamworth resulting from these forecasts is
shown in Table 6.2 along with expected job growth in the main B class sectors.
This includes an allowance for jobs in other non B class sectors that typically
utilise industrial or office space, such as some construction uses, vehicle
repair, courier services, road transport and cargo handling and some public
administration activities (see Appendix 1).

8.2

These indicate a decline in the level of net job gains (-1,310 jobs) in the B-use
classes in Tamworth over the period to 2030, with B1c/B2 manufacturing
seeing the largest decline. This is within the context of overall job growth of
305 jobs predicted for the Borough in the Non-B Class sectors.
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Table 6.2

Forecast Employment Change in Tamworth Borough 2011-2030 (rounded)

No. of Jobs
2011
2030

Change
2011-30

Offices (B1a/b)*

4,385

4,245

-140

Manufacturing (B1c/B2)**

4,950

3,935

-1,010

Distribution (B8)***

3,615

3,460

-160

Total B-class Jobs

12,950

11,635

-1,310

Other Non B-Class Jobs

16,975

17,280

305

Jobs in All Sectors

29,925

28,920

-1,005

Source:

Experian / NLP analysis 2013 - total jobs including self employed

* includes a proportion of public sector employment and administration & support services
**

includes vehicle repair and some construction activities

*** includes elements of transport & communications sectors that use industrial land
8.3

8.4

In order to translate the resultant job forecasts into estimates of potential
employment space, it was necessary to allocate the level of employment
change forecast for office, industrial, and wholesale/distribution uses as
follows:
1

The office floorspace requirement is related to job growth/decline in the
financial and business service sectors18;

2

The industrial floorspace requirement is related to job growth/decline in
the manufacturing sectors19; and,

3

The wholesale/distribution floorspace requirement is related to job
growth/decline in the two SIC sectors of wholesale and land transport,
storage and post20.

In order to translate the resulting figures into employment land projections,
employment densities (as recommended in the HCA Employment Densities
Guide21) and plot ratios by use class were then applied to the job change
figures to translate these into employment land projections.

18

i.e. Media Activities, Computing & Information Services, Telecoms, Finance, Insurance & Pensions, Real
Estate, Professional Services, some Administrative & Supportive Services (BRES (SIC 82.1, 82.2, 82.3, 82.9)
as % of (SIC 77, 78, 79, 80, 81, 82)) and 10% of Public Administration and Defence.

19

Experian Manufacturing sectors, plus car repair, some construction and waste and remediation activities.

20

Experian wholesaling less car repairs retail car sales, plus post/couriers and land transport.

21
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8.5

It was assumed that:
1

One B1a general office job requires 12.5 sqm of employment floorspace
[GEA];

2

One B1c light industrial job requires 50 sqm of employment floorspace
[GEA];

3

One B2 industrial job requires 37 sqm of employment floorspace [GEA];

4

A combined B1c/B2 factor of one job per 42 sqm was obtained by taking
an average of the aforementioned B1c/B2 GEA equivalents;

5

One warehousing/distribution job requires 65 sqm of employment space
[GEA].22

8.6

This guidance takes account of recent trends in terms of the changing use of
employment space, the main change being the more efficient utilisation of
office space due to increased flexible working and hot desking. This has
resulted in a decrease in the amount of floorspace per office worker compared
to previous guidance.

8.7

An adjustment has been made to reflect the fact that vacancy rates are
currently around 10% for industrial and 15% for commercial floorspace in
Tamworth23. On the basis that a figure of 10% better reflects ‘normal’ market
conditions, the model has assumed that there is a need for lower levels of
office floorspace to allow for a reduction down to 10% by 2030 (in instances
whereby forecast office growth is positive over the Plan period).

8.8

The relationship between job growth and floorspace is, however, not
straightforward. As can be seen in Figure 6.2, whilst both industrial jobs and
floorspace declined between 2000 and 2012, the former did so at a much
steeper rate: -27%, compared to a -12% fall in floorspace. Conversely, office
floorspace has grown at a faster rate than jobs: 50%, compared to 42%. As
such, where a reduction in industrial/office jobs is forecast, the associated
negative floorspace was halved, to reflect the fact that not all of this
employment space is likely to be lost.

8.9

The resultant gross floorspace estimates are provided in Table 6.3 and indicate
a negative net floorspace requirement for B1a/b, B1c/B2 and B8 uses over the
19-year assessment period.

In the absence of robust data relating to the likely split between high bay/low bay warehousing going
forward in Tamworth, the ‘general’ warehousing jobs ratio of 1 job per 65 sqm has been used from the HCA
guidance.

22

23 On the basis of an assessment of commercial property websites in September 2013, set against the
Business Floorspace (Experimental Statistics) published in May 2012 by the VOA. The realism of these
figures has been tested with local agents, who broadly agreed with the figure for offices and industrial uses.
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Figure 6.2

Comparison of Historic Industrial Jobs/Floorspace in Tamworth Borough

Source:

NLP analysis/Experian/ Experimental Business Floorspace Statistics 2000-2012 (VOA)

Table 6.3

Experian Job Growth-based Employment Space Requirements in Tamworth, 2011-2030

Floorspace (m2)
Offices (B1a/b)
Manufacturing (B1c/B2)
Distribution (B8)
Total
Source:

-880
-21,245
-5,195
-27,320

NLP analysis

Scenario 2) Job Growth: Regeneration / Policy On
8.10

An alternative, job based estimate of future needs has been compiled which
was termed the Regeneration, or ‘Policy-On’, scenario. Following detailed
discussions with TBC Planning and Economic Regeneration Officers, the
individual detailed classifications used in the Experian Baseline forecasts were
reassessed 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
Tamworth are complex and internally consistent with those of other authorities
in the region.

8.11

With this caveat in mind, Officers confirmed that recent work underpinning the
Borough’s Business Place Strategy (September 2013) identified several core
growth sectors that should be promoted and supported in the years ahead in
both Tamworth and Lichfield:
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1

Advanced Engineering/High Value Manufacturing;

2

Business, Professional and Financial Services;
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8.12

3

Logistics;

4

Tourism, Leisure, Retail; and,

5
Advanced Technologies.
As there is considerable overlap with some of the sectors and the 38 standard
industrial classifications used by Experian, it was assumed that the five broad
categories would broadly align as follows:
Table 6.4

Comparison between TBC Target Growth Sectors and SIC2 sectors.

Tamworth Target Growth Sectors

Approximate Comparable Standard
Industrial Classifications
Manufacture of:

Advanced Engineering, High Value
Manufacturing, Advanced Technologies

Chemicals; Pharmaceuticals; Non-Metallic
Products; Metal Products; Computer &
Electronic Products; Machinery &
Equipment; Transport Equipment; Other
Manufacturing

Business, Professional and Financial
Services

Media Activities; Telecoms; Computing &
Information Services; Finance; Insurance &
Pensions; Real Estate; Professional
Services; Administrative & Supportive
Services

Logistics

Land Transport, Storage & Post

Tourism and Leisure

Recreation

Retail

Retail

Source:

NLP analysis

8.13

Officers considered that growth in these sectors could be anticipated to grow at
rates close to the regional growth rate identified in the Scenario 1 Experian job
growth projections, hence if this was higher than Tamworth Borough’s forecast
growth between 2011 and 2030, then the West Midlands rate was applied to
the SIC sectors identified in Table 6.4.

8.14

The adjustments to the Experian forecasts outlined above increase the overall
job growth by around 10%, or 2,863 (around 3,870 higher than the Experian
baseline). However, much of these job growth adjustments are in sectors not
directly related to B class employment (i.e. retail). Nevertheless, the
adjustments increase B-class job growth significantly, to +614 predominantly
due to the growth in B1a/b office – B2 industrial-related jobs are still projected
to decline despite the higher growth rates used as the Borough’s downward
growth trajectory for many of the B2 sectors is mirrored at a regional and
national level.
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Table 6.5

Policy-On Employment Change in Tamworth Borough 2011-2030

2011

Change
2011-2030

Offices (B1a/b)

4,384

5,483

1,099

Manufacturing (B1c/B2)

4,949

4,067

-882

Distribution (B8)

3,617

4,014

397

Total B-class Jobs

12,950

13,564

614

Total Non-B Class Jobs

16,974

19,223

2,249

Total Jobs

29,923

32,787

2,863

Source:
8.15

No. of Jobs
2030

Experian/NLP Analysis

These employment forecasts were then converted to floorspace requirements in
a similar way to the Experian baseline forecasts. The resulting forecasts are
more optimistic in terms of office job growth and similar regarding on-going
industrial decline. Overall, they project B Class job growth in Tamworth by
2030 and a comparable increase in floorspace of around 22,235 sqm, most of
which is required for B8 warehousing due to the generally low density of jobs to
floorspace in the storage and distribution sector. This could be considered to
form a scenario that reflects economic recovery generally, but does not result in
a significant halt in the decline of manufacturing jobs in the Borough.
Table 6.6

GLA Job Growth based Net Employment Space Requirements in Tamworth, 2011-2030

B Class sector

Job Change 2011-30

Net Floorspace (sqm)

Offices (B1a/b)

1,099

12,377

Industrial (B1c/B2)

-882

-18,521

Warehousing (B8)

397

28,380

Total

614

22,235

Source:

NLP analysis (figures rounded)

Past Take Up Rates
8.16

Because they reflect market demand and actual development patterns on the
ground, in some situations long term completion rates of employment
floorspace can provide a reasonable basis for informing future land needs,
particularly where land supply or demand has not been unduly constrained
historically. However, the future demand picture may not reflect past trends
and some adjustments may be needed.

3a) Short Term Past Take Up Continues
8.17
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Data on past completions by B class sector was provided by TBC in the form of
past Annual Monitoring Reports (2004/05 to 2010/11); Availability of
Employment Land Reports (2011/12 to 2012/13); Mott Macdonald’s RELS
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historic database and historic take up data contained within the Staffordshire
Employment Land Survey (2007).
8.18

This scenario simply assumes that future development rates of employment
space up to 2030 will be similar to those that have occurred in Tamworth over
the last 11 years (the period for which a more detailed breakdown of B-class
uses is available). As this period covered both strong economic growth and
recession, it could provide a reasonable basis for future planning.

8.19

This approach produces a requirement for around 4.44ha B1a/b office space;
0ha manufacturing land; 10.5ha B8 distribution land and around 5.8ha general
B1/B2/B8 land (Table 6.7). In total, it indicates demand for approximately
20.7ha of employment land by 2030, a figure in stark contrast with the
negative figures estimated using the Experian job forecasts (in Table 6.3).
However, the key difference is that this approach indicates a need for much
more office and warehousing/distribution space and again demonstrates the
lack of past demand for industrial floorspace.
Table 6.7

Net Employment Land Requirement based on Short Term Past Take Up, 2011-30

Average annual
completion rate (ha)

Floorspace
Required (ha)

Office space (B1a/b)

0.23

4.44

Manufacturing (B1c/B2)

0.00

0.00

Distribution (B8)

0.55

10.46

General B-Class Use

0.30

5.79

All

1.09

20.69

Sector (Use Class)

Source: NLP analysis. Forecasts based on 11 years of average completion rates 2002/03 – 2012/13
8.20

This approach assumes that past trends of development would continue
unchanged, and may not fully reflect changes in the economy once it fully
emerges from recession. It may also underestimate future demand if the
supply was constrained in the past, for example because of few sites available
or infrastructure/funding factors.

8.21

On the other hand, future development rates for industrial space may be less
than historically as the sector rationalises and/or makes more efficient use of
space. This suggests the need to consider an alternative scenario where future
development rates differ somewhat from the recent past.

Scenario 3b) Long Term Completion Rates
8.22
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This demand estimate is also based broadly on past completion rates in the
Borough, but with adjustments to reflect the potential for higher growth based
on longer term past trends, stretching back to 1997/1998. As can be seen
from Figure 6.3, despite wide fluctuations year-on-year, the long term
development trend over the past 16 years is somewhat higher than that
forecast in Scenario 3a), with an annual take up rate closer to 2.035ha per
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annum than the 1.09ha quoted above. Indeed, on the basis of the level of
development pre-recession (i.e. before 2007/08), the average was even higher,
at around 3.0ha per annum – almost triple the average figure achieved over the
past 11-years.
8.23

On this basis, and taking the long term trend, this could indicate a requirement
for 38.7ha of employment land between 2011 and 2030, rising to 57.1ha
based on the higher pre-recession delivery rates.
Figure 6.3

Historic Take Up of B-Class Employment Floorspace in Tamworth Borough, 1997-2013

Source: NLP analysis, based on TBC AMRs (2004/05 to 2010/11); Availability of Employment Land Reports
(2011/12 to 2012/13); and historic take up data contained within the Staffordshire Employment Land
Survey (2007).
8.24

Clearly the recession and prolonged economic downturn has had a significant
effect on the viability of development schemes and in this regard Tamworth is
no different from the majority of other areas outside London and the Greater
South East. Nevertheless, it is understood from speaking with Economic
Development Officers at TBC the LEP and commercial agents operating in the
area, that even before the recession the Borough had experienced relatively low
levels of development relative to underlying demand due, in part, to a lack of
suitable, available and deliverable land particularly to accommodate land-hungry
B8 uses.

8.25

Partly as a result of the constrained physical nature of the Borough and the
restrictive Green Belt boundaries, many of these operators have located in
neighbouring authority areas (such as nearby Birch Coppice in North
Warwickshire) where there are larger supplies of land suitable for distribution
and warehousing uses. As such, and given the many attributes of Tamworth,
as set out in Section 3.0 (particularly the Borough’s proximity to Birmingham
and the strategic road network), it is considered that these relatively low levels
of development may have under played the potential for new employmentrelated development in Tamworth. This is also reflected in the findings of the
sub-regional logistics study (BCSSRLS 2013) and the North Warwickshire ELR
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(2013) pertaining to the need for further strategic B8 logistics development in
the wider sub-region, of which Tamworth is a part.
8.26

Commercial agents were particularly of the view that there was a reasonably
strong underlying demand for floorspace (particularly for B1a office and B8
warehousing), and that the limited availability of sites had artificially
suppressed demand.

8.27

Having said this, clearly the Experian modelling work demonstrates very limited
prospects for growth for the B-class employment sectors, particularly for
B1c/B2 and B8 uses. In addition, as the employment markets change in the
future and demand for B8 uses decline and demand for the less land hungry
B1a uses increases, Tamworth may be in a better position to compete and
meet the needs of this changing market. Furthermore, the practical physical
constraints of Tamworth Borough suggest that realistically, an upsurge in large
developments in the Borough is unlikely for the foreseeable future.

8.28

Furthermore, the move towards a more Business Services-orientated economy
with significantly higher employment densities; the restructuring of the
traditional manufacturing economy with the potential for ‘recycling’ of older
sites; the Government’s proposals to facilitate the change of use from B1a
office to residential without the need for planning permission; the long term
impacts of the recession(s); the significant reduction in public sector spending
available to deliver difficult brownfield sites; and the need to consider
alternative uses for existing B-class sites (i.e. for waste and recycling) all
suggest that the take up rate should be reduced in future.

8.29

On this basis, it was agreed to take forward the middle of the three ranges, i.e.
the long term past take up rate of 2.035 ha per annum recorded over the past
16-years (i.e. Scenario 3b), resulting in a total requirement of around 38.7ha
between 2011 and 2030, rather than the higher pre-recession trends or the
lower 11-year average.

Estimating the Land Requirement
8.30

The next step involves translating floorspace into land requirements for both
office and industrial uses. This has been calculated by applying appropriate
plot ratio assumptions to the floorspace estimates. It has been assumed that
a gross area of 1ha is required to develop 4,000sqm of out-of-centre office,
industrial or warehousing/distribution space (equal to a plot ratio of 40%). This
plot ratio is taken from the 2004 ODPM Guidance on Employment Land
Reviews and reflects typical development densities for these uses.

8.31

For town centre office space, previous studies elsewhere in the country (see
Arup/Donaldsons’ Demand for Employment Land in Greater Manchester, 2006)
use 200% as an appropriate plot ratio when calculating employment land
requirements in City Centres. This latter figure necessarily assumes an office
building of four stories in height, with 50% plot coverage. However, given that
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there are few high density office developments in Tamworth Borough generally,
this was considered too high a rate to be consistently achievable. Reference
has therefore been made to TBC’s 2009 Office Paper24, which concluded that a
suitable density would equate to 5,738 sqm of floorspace net per hectare for
town centre schemes, or a plot ratio of 57.4%. This also aligns with the
approach taken by nearby Lichfield District Council (both Lichfield and Tamworth
towns were identified as being at the same level in the retail hierarchy in the
West Midlands Regional Centres Study in 2006).
8.32

From discussions with TBC Officers, it was agreed that a 50:50 floorspace split
should be applied to derive in/edge of centre office space (with a higher plot
ratio) against out-of centre office space (at the standard plot ratio of 40%).

8.33

The resulting land requirements are set out in Table 6.8.
Table 6.8

Net Land Requirement by Demand-Led Scenario (ha)

Scenario

Labour Demand

Past Development Rates

1. Experian
Baseline Job
Growth

2. ‘Policy-On’
Job Growth

3a. Short
Term Past
Take-Up *

3b. Long Term
Completion
Rates*

Offices (B1a/b)

-0.19

2.63

6.16

11.52

Industrial (B1c/B2)

-5.31

-4.63

0.00

0.00

Warehousing (B8)

-1.30

7.10

14.53

27.15

All B Uses

-6.80

5.09

20.69

38.66

Use

Source:

NLP analysis

*General B-class take up apportioned to B1a/b, B1c/B2 and B8 on a proportionate basis.

Safety Margin
8.34

To estimate the overall requirement of employment space that should be
planned for in allocating sites, and to give some flexibility of provision, it is
normal to add an allowance as a safety margin for factors such as delays in
some sites coming forward for development. This margin is a contingency
factor, providing a modest additional land buffer so that supply is not too tightly
matched to estimated demand, and so that shortages of land do not arise if
future demand turns out to be greater than the forecasts. Such flexibility is
sensible given the uncertainties in the forecasting process and the scope for
delays in developing employment space.

8.35

The South East England Planning Partnership Board (SEEPB)25 guidance on
employment land assessments recommends an allowance that is equivalent to

24
25

TBC (2009): Meeting the need for office development in Tamworth
SEEPB Economic and Employment Land Assessments Supplementary Guidance Consultation Document, 2009. Although the
SEEPB no longer exists and the formal status of this guidance is not established, it is considered to be a source of good
practice.
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the average time for a site to gain planning permission and be developed,
typically about two years. For Tamworth, on the basis of the analysis set out
regarding the Past Take Up Scenario 3, the safety margin in Table 6.9 was
added for B Class uses.
Table 6.9

Safety Margin Allowances

Use
Average Annual Take-up
(sqm)

Safety Margin Added
2011-30
9.0 Land (ha)

Office space (B1a/b)

0.606

Manufacturing (B1c/B2)

0.000

Distribution (B8)

1.429

All

2.035

4.07

Source:

NLP analysis

Convert Net to Gross Floorspace Requirements
9.1

To convert the net requirement of employment space into a gross requirement
(the amount of employment space or land to be allocated), an allowance is also
typically made for some replacement of losses of existing employment space
that may be developed for other, non B Class uses in future. This is a widely
accepted approach in planning for future employment land needs.

9.2

A judgement was therefore made on the suitability and degree of the allowance
for future losses which it would be appropriate to apply here based on the
consultants’ understanding of supply-side deliverability factors in Tamworth and
current trends in the market. Not all losses need necessarily to be replaced as
some will reflect restructuring in the local economy as less space may be
needed in some sectors in future. However, some replacement is needed to
refresh the quality of the stock and to avoid the employment land supply
continually declining.

9.3

From the 9-years’ worth of data since 2004/2005 that is available (see
Section 3.0) which covers both the recession and the earlier boom periods, it is
estimated that 18.83ha of employment land was lost to non-B class uses
either through re-development or through a change of use. More than half of
this (9.88ha) relates to one development alone – the former Doulton Works on
Marlborough Way, which was redeveloped for 161 dwellings and associated
open space/landscaping. This equates to an annual average of 2.09ha per
annum, which appears to be very high compared to the level of development for
B-class uses in the recent past (1.2ha per annum over the same time period) –
effectively for every one hectare that has been lost in Tamworth, around 0.57ha
was replaced.

9.4

There is an argument that not all losses of employment land should necessarily
be replaced or reflected in an increased gross land requirement. This would be
on the basis that Tamworth’s stock of employment land contains some older
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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.
9.5

However, against this argument is the likelihood that other ‘windfall’ sites are
also likely to be lost over the next 19 years alongside sites identified in the
SHLAA, and these represent losses to the overall land portfolio, reducing
choice within the market. It has also been suggested by commercial agents
that a significant amount of the older office stock in Tamworth Town Centre is
no longer fit for purpose and needs replenishing with better quality units better
suited to meeting modern operator requirements.

9.6

Balancing these considerations, it is suggested that a replacement factor
approximate to around 60%26 of the 2.09ha rate of losses remains a
reasonable basis to go forward, although this should be monitored by TBC over
the next few years and adjusted as necessary. The resultant figure of 1.25ha
is approximate to the 1ha per annum level that would be achieved if past
annual loss rates were replicated (once the abnormally large former Doulton
Works redevelopment is stripped out).

9.7

Consequently, by adding on an allowance for replacement of losses (1.25ha
per annum, or 23.75ha over 19 years) and factoring in two years of take up
(4.07ha) to allow a margin for choice, this results in a gross total requirement
of approximately 21.0ha – 66.5ha between 2011 and 2030.

9.8

An alternative approach to calculating gross land requirements with a margin of
choice is to apply a rate of ‘churn’ equivalent to 1% of the Borough’s existing
stock per annum (see other local employment land studies e.g. Lichfield
District, Nuneaton and Bedworth). This could roughly equate to demand for
around 1.86ha per annum (based upon 1% of 743,000 sqm of existing
floorspace and multiplied by 40% plot ratio) resulting in demand for an
additional 35.3ha in addition to ‘net’ requirements over the plan period, which
is roughly comparable to that calculated for this study (27.8ha).

Approximate to the figure that would be achieved if around 57% of losses are replaced, as has been the
case in the recent past

26
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Flexibility Margin
(2 years take up)

Allowance for losses
(1.25ha per annum)

Methodology for Defining Gross Requirement

Net Requirement

Figure 6.4

Gross Employment
Land Requirements
2011-2030
= 21.0– 66.5 ha

-6.8 to +38.7
ha

+ 4.07ha

+23.75ha

Source: NLP
9.9

The econometric model steps are summarised in Figure 6.4. The same steps
described above to convert the net employment projections from net to gross
(with a 2 year margin of choice) have been applied to the net historic take up
figures described above for consistency.

9.10

The full breakdown is illustrated in Table 6.10.
Table 6.10 Gross Employment Land Comparisons 2011-30

1) Experian
Baseline
2) Regeneration /
Policy On
3a) Short Term
Past Take Up
3b) Long Term
Completion Rates

9.11
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2011-2030 (net)
2011-2030 (gross)
+ Flexibility factor
2011-2030 (net)
2011-2030 (gross)

B1a/b

B1c/B2

B8

TOTAL

0.19

-5.31

-1.30

2.63

-4.63

7.10

-6.80
16.70
21.02
5.09
28.84

+ Flexibility factor
2011-2030 (net)

32.91

2011-2030 (gross)

20.69
44.44

+ Flexibility factor

48.51

2011-2030 (net)

6.16

11.52

0.00

0.00

14.53

27.15

38.66

2011-2030 (gross)

62.42

+ Flexibility factor

66.49

In summary, the demand-led range of indicative total gross land requirements
to 2030, factoring in a 2-year margin of choice, results in the following range of
demand projections:
1

Experian Baseline:

21.02ha

2

Regeneration / Policy On:

32.91ha

3

Short term Past Take Up:

48.51ha
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4

Long Term Completion Rates:

66.49ha

Labour Supply Growth
9.12

To provide a benchmark for comparison with these demand estimates, the
employment space requirement that would result from anticipated housing and
hence population growth in Tamworth was estimated, since this could impact
upon the Borough’s ability to attract businesses and future job growth.

Scenario 4) Draft Local Plan Housing Target (250 dpa)
9.13

TBC submitted the Tamworth Local Plan to the Planning Inspectorate in
November 2012. Policy SP5 Housing of the pre-submission publication
document (June 2012) sought to provide 5,500 homes to meet Tamworth’s
needs, of which 1,000 would be delivered in adjoining authority areas. The
Local Plan has subsequently been withdrawn following the Inspector’s initial
concerns identified through the examination process.

9.14

However, the evidence base upon which the 5,500 (250 dwellings per annum
[dpa]) figure was founded remains robust. This was based upon evidence
contained within NLP’s ‘Southern Staffordshire Districts Housing Needs Study
and SHMA Update’ (2012), which contained a number of demographic model
runs using PopGroup27. The modelling work, based upon the ONS 2008-based
Sub-National Population Projections [SNPP] and the CLG’s 2008-based
household projections, indicated that the delivery of 250 dpa would roughly
equate to a static level of job growth. This is due, in part, to a general decline
in the proportion of residents who are of working age in the Borough over the
Plan period.

Scenario 5) Labour Supply Based on CLG 2011-based (interim) household
projections
9.15

In May 2013 NLP undertook a partial update28 to the 2012 Housing Needs
Study discussed above to model the implications of the latest 2011-based
(interim) CLG household projections. The baseline scenario incorporated
updated SNPP data alongside revised data on commuting, headship rates and
unemployment. The revised baseline projection indicated population growth of
7,685 over the period of 2011-30; associated household growth of 4,665 and
a housing requirement of 255 dpa (259 dpa 2011-28). The number of jobs
associated with this growth equalled 520, or 27 per annum.

27

Note: the Housing Needs report and the modelling work contained therein, was subsequently found to be
sound by the Inspector at the Lichfield Local Plan EiP in 2013: ‘Overall I am satisfied that the Housing Need
Study is a robust piece of evidence and that the broad range of housing figures it identifies provides an
appropriate basis for determining the objective assessment of housing need’ (Lichfield Local Plan Strategy
Examination Inspector’s Preliminary Views, paragraph 20, 3rd September 2013)
28NLP

(May 2012): Implications of the 2011-based CLG Household Projections – Lichfield, Tamworth and
Cannock Chase Housing Requirement Update
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9.16

Typically (based on national figures), only about 45% of these workers will work
in B class jobs which further reduces the number of B-class workers. By
applying general employment densities (of 40 sq.m. per employee) and a
standard plot ratio of 40%, the labour supply scenarios could result in gross
requirements ranging from 25.0ha to 27.3ha, as illustrated in Table 6.11.
Table 6.11 Labour Supply Assessments 2011-30

Net Job
Growth
2011-30

45% B
Class

Floorspace
Requirements

Land
requireme
nts (net)

Employment
land lost

Margin
of
choice

Land
requirements
(gross)

0

0

0

0ha

23.75

4.07

27.82

521

235

9,380

2.34ha

23.75

4.07

30.16

Housing Needs Requirement
– 250 dpa
2011-based (interim) CLG
Household Projections
Source:

NLP analysis

* workplace labour supply means residents who also work in the Borough

NLP (May 2012): Implications of the 2011-based CLG Household Projections – Lichfield,
Tamworth and Cannock Chase Housing Requirement Update
9.17

It should be noted that by their nature, labour supply approaches are more
conservative given that they relate to a declining working age population.
Furthermore, whilst housing growth and employment requirements are clearly
related, it is questionable whether there is a direct causal relationship between
the two, particularly once considerations relating to changing commuting
practices, fluctuating unemployment rates and economic activity rates are
taken into account. These local labour supply based estimates therefore
provide a benchmark for comparison with other approaches rather than a sound
basis for future planning in isolation.

9.18

Nevertheless, the labour supply forecasts are reasonably close to the Experian
Baseline and Policy on Scenarios, hence this approach could support the need
for a broad range of employment land requirements. However, the reality
checks set out below also need to be taken into consideration.

9.19

The labour supply projections are illustrated alongside the aforementioned
econometric and past take up projections in Figure 6.5. They indicate that the
two labour supply projections, at 27.8ha to 30.2ha (gross) sit well within the
broader range based on the demand-led projections of 21.0ha (Experian
baseline) to 66.5ha (Long term completion rate).
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Figure 6.5

Employment Land Projections 2011-30 (ha)

Table 6.12 Gross Employment Land Comparisons 2011-30 (ha)

1) Experian Baseline

2) Regeneration /
Policy On
3a) Short Term Past
Take Up
3b) Long Term
Completion Rates

2011-2030 (net)
2011-2030 (gross)
+ Flexibility factor
2011-2030 (net)
2011-2030 (gross)

B1a/b

B1c/B2

B8

TOTAL

0.19

-5.31

-1.30

2.63

-4.63

7.10

-6.80
16.95
21.02
5.09
28.84

6.16

0.00

14.53

+ Flexibility factor
2011-2030 (net)

32.91

2011-2030 (gross)

20.69
44.44

+ Flexibility factor

48.51

2011-2030 (net)

11.52

0.00

27.15

62.42

+ Flexibility factor

66.49

2011-2030 (net)
4) Labour Supply
(250 dpa)
5) Labour Supply
(latest household
projections)

38.66

2011-2030 (gross)

0.00

2011-2030 (gross)

23.75

+ Flexibility factor

27.82

2011-2030 (net)

2.34

2011-2030 (gross)

26.09

+ Flexibility factor

30.16

Reality Check
9.20
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Clearly the level of future demand for B-use class land projected by the various
employment-based projections differs significantly. The projections are largely
trend-based, for example, with the Experian/Policy-On scenarios reflecting the
position at the ‘bottom’ of the market. The past take up have been at least
5666614v4
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partly recorded during an unprecedented boom in the commercial market
nationally. It is likely that the actual performance of Tamworth’s economy and
commercial property market will lie somewhere between the econometric and
past trends projections.
9.21

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.

9.22

The two econometric model scenarios estimate a minimal net employment land
requirement, ranging from 21ha to 33ha. Given that as at March 2013, TBC
estimated that there was around 15.6ha of available/potential employment
land in Tamworth, this could necessitate significant new allocations which could
potentially have adverse economic impacts if insufficient employment land is
provided, and by not allowing for both ‘churn’ (i.e. gross requirements) and
future growth beyond the plan period.

Adjustments to Plot Ratios
9.23

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 ODPM guidance29. At present, it is assumed that the plot
ratio30 of 40% is generally applied to out-of-centre office space, industrial space
and warehousing.

9.24

If a lower level were applied to all types of employment land of, say, 30%, this
would make a modest difference to the overall net requirement, of around
1.5ha for the Policy-On scenario. Given that the Council are keen to encourage
a diversification of the employment base towards business services, which
tends to have higher plot densities, and The Framework’s requirement for office
space to be located in town centres/edge of centre rather than out of centre,
this could point to plot densities increasing, rather than decreasing in future
(assuming the relevant centres can accommodate the level of office floorspace
needed). 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%.

Adjustments to the Margin of Choice
9.25

A more significant assumption in terms of sensitivity is the 2-year safety margin
added. A 2-year margin of choice may ordinarily be seen as being reasonable,
particularly in the light of the on-going economic uncertainties and the need to
provide market ready sites to prevent occupiers from moving beyond the
29

Employment Land Reviews Guidance Note, ODPM (2004)

30 A plot ratio is the total building square footage (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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Borough when searching for appropriate sites. In addition, there are a number
of potentially good quality employment areas that are not in a position to be
developed without infrastructure coming forward over the medium to long term,
hence an increased margin of choice would help to provide a balanced portfolio.
A number of agents have commented that the restricted availability of land in
the past has resulted in companies (particularly logistics-based) moving to
nearby authorities with larger, unconstrained sites.
9.26

However, there is a counter-argument to this. By planning for a 19-year time
frame, we are already over-providing employment land, given that the Local Plan
will only have a 16-year time horizon to 2030 (assuming adoption in 2014).
Consequently, by providing two years of further employment land allocations on
top of the 19-year timeframe, which is in itself an attempt to provide an
adequate ‘margin of choice’, this could in effect, be double counting.

9.27

As a counter-point to this, it should be noted that 1.7ha of employment land
has already been taken up for employment uses since 2010/11 and a further
3.51ha of existing employment land lost to alternative uses, reducing the
remaining amount of land required over the full plan period of 2011-30.

9.28

In summary, it is recommended that the approach taken in defining a two-year
margin of choice remains valid.

Conclusions
9.29

This section has appraised a range of employment land projections for
Tamworth Borough using a variety of methodologies in accordance with
Government guidance.

9.30

In this regard it remains important to identify an appropriate level of need that
achieves a balance between market realism and economic and planning policy
objectives. A range of qualitative and quantitative factors have been
considered within this report that can help to inform a judgment on the
appropriate level of need, with the key issues set out below:
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1

Tamworth Borough has many advantages as an office, industrial and
distribution location, with excellent strategic road accessibility,
competitive business costs, access to a significant labour force; and
existing strengths in the wholesale and distribution sector;

2

Future job growth projections for Tamworth are modest in the medium to
long term;

3

The Borough is tightly constrained physically and also by the West
Midlands Green Belt, meaning that a step change in the delivery of large,
land hungry B8 logistics sites remains unlikely for the foreseeable future;

4

There is reasonably strong underlying demand for B8 and to a lesser
extent B1a office. The Borough has an opportunity to diversify the
portfolio to allow for further development in Business Services;

5

Various reports, including the North Warwickshire ELR (2013), the 2009
RLS and the 2013 BCSSRLS, have identified a strong underlying latent
5666614v4
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demand for B8 logistics in the wider sub-region. The North Warwickshire
ELR in particular identified a very high level of B8 need which cannot be
accommodated within that Borough’s own boundaries.
6

Out-commuting into neighbouring authorities for work, particularly
Birmingham, remains an issue for Tamworth, with a net loss of around
8,225 employed residents daily (resulting in a labour force ratio of
1.148). The Borough also has a very low jobs density ratio, of around
0.61 compared to the West Midlands average of 0.74. Rebalancing the
land uses of Tamworth to ensure that more, and better quality, jobs are
provided could help to reverse this trend and ‘claw-back’ out-commuters,
reducing net out-commuting rates; and,

7

Labour supply analyses based on the delivery of around 250 dpa and also
the latest CLG household projections, indicate that although the number
of economically active residents is forecast to decline over the coming
years due to an ageing population (despite overall population growth over
the same time period), job growth will either be neutral or slightly positive
over the Plan period. On this basis, between 28ha and 30ha could be
required (gross) to 2030.

9.31

Consequently, on the basis of these considerations, a range of between 25ha
and 65ha (gross) of employment land may be considered appropriate to
2030. This is approximate to the Experian Baseline / Policy On / Labour
Supply Scenarios at the lower end, and the (higher) Long Term Past Take Up
Rate projection at the top end.

9.32

The range accommodates Tamworth’s competitive strategic highways
advantage and continued demand for B8 floorspace and emerging business
services sectors, whilst factoring in the continued economic uncertainty and the
practicalities of the physical constraints of the Borough which would preclude a
step-change in delivery.

9.33

It should be noted that if TBC sought to accommodate new developments of
large-scale warehousing schemes, then this could necessitate higher levels of
provision well above the current land portfolio. It is recommended that the
Council undertake further discussions with NWBC Officers to determine whether
such an approach is necessary to address North Warwickshire’s unmet needs,
and to adjust the Local Plan requirement accordingly.

9.34

Furthermore, it is recognised that the labour supply projections which link to the
Objectively Assessed Housing Need are towards the lower end of this range.
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 to avoid any unsustainable outcomes.

9.35

As such, if the Council were to consider going for the top end of the
employment land range, they 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

5666614v4

P69

Tamworth: Employment Land Projections Update

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 Tamworth Borough.
9.36

9.37

In terms of how this 25-65ha range could be split between the B1a/ B1b,
B1c/B2 and B8 uses, it is not possible to directly translate the net split in
Table 6.12 into gross requirements, as the data is not sufficiently robust to
enable a precise breakdown of land lost/margin of choice by use type.
Furthermore, there are a number of conflicting considerations:
1

Based on the current ‘stock’ of floorspace in Tamworth Borough, there is
a considerable supply of B8 industrial units, comprising 50% of all
floorspace in the Borough, compared to 40% for B2 and just 10% for B1a
office31;

2

Past take up rates indicate that more B8 and B1a office units have been
developed in recent years, with much less employment land being
developed for B2 industrial uses;

3

The Experian growth forecasts indicate strong growth in B8 land
requirements; a more modest growth in B1a office floorspace
requirements; and a decline in demand for B2 industrial. The
regeneration / policy on forecasts suggest higher growth in both B8 and
B1a office floorspace and a lower decline in B2 land requirements;

4

The target growth sectors have a reasonable split between logistics,
high-end manufacturing and business / financial sectors;

5

Based on the current land use of B-class sites identified as having the
potential for redevelopment for non-employment uses in future, the great
majority relate to industrial sites.

On the basis of the points above, it is considered that an indicative split of 25%
for B1a/B1b office, 25% for B1c/B2 industrial and 50% for B8 land could be
appropriate. This seeks to balance the replacement of some existing industrial
stock against predicted weakening demand in this sector going forward; the
modest growth in office requirements against economic aspirations for this
sector; and the continuing strong underlying requirements of B8 warehousing.
This also accounts for the fact that B2 and particularly B8 developments will
inevitably be more land hungry, with lower employment densities, than B1a
office.

Policy Advice
This report does not seek to make a planning or policy judgement; this is a
matter for TBC when taking account of the information before them. The report
therefore represents a first stage for further consideration of all relevant factors
through the Local Plan process.
31
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VOA: Commercial and industrial rateable value statistics (2008)
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On this basis, the recommended employment land requirement range for TBC is
as follows:
- 25ha – 65ha 2011-2030.
The selection of the final figure will depend upon the preferred level of
employment growth for Tamworth. The identification of the number of new jobs
that are to be sought will be based upon the identification of policy aspirations
relating to the promotion of key sectors in accordance with the economic and
spatial vision for the area.
Should discussions with adjoining authorities identify a need for additional B8
land allocations to be located in Tamworth to address unmet strategic needs,
this could require an employment land requirement significantly above the 2565ha range.
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10.0

10.1

Recommendations for Local Plan Policy
Development
This section considers other policy measures which may be required to support
Tamworth’s economic growth objectives. These relate to qualitative
employment land issues such as how to renew and upgrade existing sites or
how to encourage modern employment development within the constraints of a
limited supply of potential new sites.

Policy Choices
Non B Uses
10.2

The development needs of economic sectors other than the B use classes were
also considered. The growth of non B-class uses is likely to make an important
contribution to employment growth in Tamworth to 2030. The growth needs of
a number of these sectors have been considered where job growth is forecast
and there is potential for this to create some pressures on employment land.
These sectors include retail, healthcare, residential care homes and waste.

10.3

These other sectors will compete for employment land up to a point, although
the extent and nature does not appear likely to cause particular pressures on
land supply. Retail and leisure development is likely to be focussed in and
around existing town centres, for which the Local Plan has identified land
already (beyond that identified for B Class use). There will be a need for a
degree of flexibility in provision to cater for any B-class land being taken up by
other uses (e.g. waste facilities) so that B Class uses still retain a choice of
good quality sites and land over the plan period (and so that the Borough can
respond to any rapid change in circumstances).

10.4

Tourism could have a prominent role to play in growing the number of jobs in
the local economy, raising awareness and improving perceptions of Tamworth
as the former ‘capital of Mercia’ at a national level, and this is a key target
growth sector of the Council’s. However, this sector will again generate limited
employment land requirements. This sector could help to further diversify the
economy, however, boosting levels of self-employment whilst helping to reduce
the high levels of out-commuting currently experienced in the Borough.

10.5

Consideration should also be given as to whether the growth of some sectors
could be accommodated in existing employment areas in a way that improves
sustainability and enhances the attractiveness of the site as an employment
location. This may have some scope, subject to strict controls, to avoid
adverse pressures on landowners from higher value uses thereby reducing the
potential for lower value B Class development.
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Policy Delivery Mechanisms
10.6

There are a number of other policy delivery mechanisms which have the
potential to contribute to the delivery of more and better quality employment
land which could be investigated further by the Council.

10.7

Firstly, Section 106 agreements and/or Community Infrastructure Levy (CIL)
from larger developments could potentially be used, either directly or indirectly,
to deliver workspace. This would be subject to the regulations governing these
mechanisms. 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 scheme involving the use of CIL to cross
fund employment development from residential or retail uses will need to be
underpinned by strong evidence justifying the need and viability of such an
approach.

10.8

Whilst this approach offers the prospect of new B1a office space in Tamworth,
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 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.

10.9

Where the development lies within an area of low industrial and office demand
(i.e. areas with high vacancy rates at present), subject to the legal provisions
governing such approaches, funding from sources such as CIL/s.106
contributions could be pooled and used to develop workspace space on other
sites, perhaps including those in Council ownership, and loans or grants to
firms to support upgrading of premises. This could also potentially be used to
fund further enterprise or incubation workspace.

10.10

If there are areas where large-scale change may be required in order to deliver
workspace, an Area Action Plan, Supplementary Planning Document, Planning
Brief or Development Brief could be considered as a tool for identifying how
new development should come forward.

10.11

Local Development Orders (LDO) is another potential mechanism that could be
considered in some appropriate situations. These 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.

10.12

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.
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10.13

10.14

The market alone is unlikely to 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

TBC involvement in instigating more BID schemes in other suitable
areas;32

4

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;

5

The continuation of funds such as the Private Sector Projects fund, which
supports such activities by developers or occupiers in the Borough;

6

Encouragement of mixed use developments to help facilitate and crosssubsidise the creation of B-class premises; and

7

TBC economic development officers engaging with owners on upgrading of
premises.

There may also be some potential to explore different funding sources (e.g. Tax
Increment Financing) and potential sources of grant aid to enable
small/medium firms to upgrade premises or develop new premises if the
market does not deliver these improvements. This could include a number of
forms of direct Council 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. It is recognised that such measures will
be harder to fund in the current economic climate and rolling back of public
expenditure but appear worthwhile as future actions.

Conclusions
10.15

Previous sections of this report have highlighted the need for a quantitative
increase in the office and industrial stock of between 25 to 65ha (gross) to
2030. However, barriers to the redevelopment / improvement of industrial
sites in particular remain, primarily as a result of relatively low commercial
values and competing higher value uses in some locations. A number of
planning and economic development interventions could significantly improve
the level of development and premises renewal activity including continued
policy protection for B-class land, use of BID schemes, and engaging with land
32 It is recognised that points c and d are both resource-hungry activities and that TBC may not have the
resources to undertake them effectively. BIDs in particular would require support from legal and electoral
services.
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owners. In certain locations cross subsidy of new employment facilities from
residential development may offer.
10.16
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A number of mechanisms can be used to facilitate the delivery of workspace.
These include using mixed use developments, s.106 agreements and/or
Community Infrastructure Levy to pay for workspace either on-site or off-site.
However, any new provision should ensure that the layout, location and type of
space is attractive to the market rather than purely focusing on the quantum of
space delivered.
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11.0

11.1

Overall Conclusions
The following conclusions can be drawn from this study on the future
requirements for employment space in Tamworth over the period 2011-30.

1: Tamworth’s economy has experienced recent successes in terms of
growth and diversification. However, as demonstrated by the effects
of the recession(s), the local economy remains vulnerable.
11.2

Tamworth’s economy has diversified and improved from its legacy of industrial
job losses. However, whilst it has experienced growth and improved its
position it still remains vulnerable and in need of further structural changes to
enhance its overall resilience due to historical losses of employment in
manufacturing which has disproportionately impacted upon the local economy.

11.3

Much of its recent growth was related to public administration, health and
social work, other business services and to the retail and wholesale industrial
sectors, with the latter reflecting the Borough’s excellent competitive
advantages due to its strategic highways connectivity. Alongside these sectors,
the Borough also has a strong employment representation in a number of
manufacturing sub-sectors (such as textiles and clothing), although levels of
employees in certain sectors such as education, health and public
administration remain relatively poorly represented despite recent growth.

11.4

The Borough has relatively low levels of unemployment despite the economic
downturn, and the number of economically active residents has increased
significantly since March 2011 to the extent that it is now higher than both the
national and regional rates. However, the Borough has a very low job density
rate of 0.64 due to the high level of net out-commuting into adjoining
authorities, notably Birmingham. It has also had limited high quality B1/B2
inward investment to counterbalance the continuing attractiveness of the
location for logistics.

11.5

The legacy of the recession(s) and public sector cuts will undoubtedly place
significant strains on the local economy over the short to medium term, with
Tamworth likely to be vulnerable to any further public sector job cuts. There
are, however, a number of opportunity sectors that will dictate the need for
employment land in the Borough, specifically continued opportunities for growth
in B8 distribution, alongside continued Council aspirations for the development
of highly skilled knowledge intensive business and advanced manufacturing
sectors; and the expanding tourism and leisure sector.

2: The Borough has a limited supply of available employment land, and
potential losses may require the re-provision of employment land
elsewhere in the Borough to cater for retained and future job growth.
11.6
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In basic quantitative terms, the Borough appears to have a very low level of
employment land, comprising just 15.6ha including potential sites (recognising
that following a High Court challenge all Local Plan allocation sites were
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removed in 2007). This figure is significantly below the requirements
suggested by all of the employment land projections.
11.7

The Borough has a relatively high proportion of vacant existing B1a office
floorspace, equal to around 15% of all employment floorspace across the
District as a whole. This figure is above the level that could be considered the
‘ideal’ level of vacancy necessary to enable a properly functioning property
market; however, the level of vacant industrial property, at 10%, is around the
margin that would be generally considered a reasonable level to enable the
market to function smoothly.

11.8

Set against this available supply over the plan period is the potential for
significant levels of existing employment land to be lost to non-B class uses,
with an average of 2.09 ha lost annually over the past 9-years. 3.5ha has
already been lost in the plan period to date (2011-13). In addition, the Borough
is relatively constrained in terms of further ‘new’ employment land provision
(beyond that already identified over the Plan period) by virtue of its tightly drawn
boundary and policy/environmental designations e.g. Green Belt. This means
that the Borough is more likely to become reliant upon re-developed sites in the
long term.

3: Past take up of land has been reasonably high, influenced by a
number of larger scale B8 developments within the Borough in recent
years.
11.9

Past take up of employment land in Borough has been reasonably high and
influenced by a number of larger-scale B8 warehouse developments in recent
years. Whilst the short-medium term average is between 1.1ha and 2.0ha per
annum, the period immediately before the recession saw much higher rates of
development (3.0ha per annum). Losses to non-B class uses have been even
higher, averaging 2.1ha per annum. The net development rate for the 16 years
to 1997/98 averaged 2.035ha per year.

11.10

The nature of developments going forward therefore will influence the level of
employment land into the future (e.g. if TBC moves away from significant, large
scale B8 developments, take up rates can be expected to be lower).

4: Tamworth’s future growth is likely to be driven by continued demand
for B8 warehousing; growing demand for office space; whilst B2
manufacturing will still have a strong role to play in meeting
indigenous demand in parts of the Borough.
11.11
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Tamworth’s future growth is likely to be driven by continued demand for B8
warehousing; growing demand for office space; whilst manufacturing will still
have a strong role to play in meeting indigenous demand in parts of the
Borough. It is understood that there is significant unmet latent demand for
strategic B8 logistics provision across the wider sub-region, with North
Warwickshire in particular identifying a level of need that cannot be met within
its own boundaries. The potential for office-based sectors to drive future
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growth would depend on the provision of good quality units in areas of stronger
demand.
11.12

The Experian Baseline job growth projections suggest that the number of jobs
likely to be based in B8 units would decrease by around 160 over the Plan
period 2011-30, although factoring in policy initiatives this could rise to +400.
Similarly, whilst the baseline job growth for B1a/b related office jobs is forecast
to decline slightly (by 140 to 2030), factoring in policy initiatives could
substantially increase this to +1,100. In contrast, B2 jobs are projected to
decline under both the baseline and policy on scenarios, albeit the magnitude
of decline is reduced for the latter scenario. However, it is understood that at a
local level manufacturing is seeing something of a resurgence, with local
businesses adjusting relatively well to the challenging economic circumstances.

11.13

The success of regeneration policies, looking to diversify the local economy to
include more professional office-based employment as well as diversifying the
manufacturing base into more high-tech sectors (and tapping into potential
strong growth in automotive sectors in particular), will also impact upon future
land demands.

5: The Borough requires between 25ha and 65ha (gross) to meet
employment land needs up to 2030
11.14

Based on projecting forward past take up and allowing for the re-provision of
likely losses to non-B-class uses, it is suggested that Tamworth could require
between 48.5ha and 66.5ha 2011-30. However, these projections are
considerably in excess of the demand forecasts based on the Experian
Baseline econometric model. This would indicate a requirement for 21.0ha
gross over the same time period, with a bias towards B1a office. A scenario
incorporating the policy aspirations of TBC could suggest a slightly higher figure
of 32.9ha gross to 2030, with a greater representation of B8 warehousing.

11.15

The analysis has not identified a particular qualitative need for any additional
A2 space given macro-economic trends, although clearly the Council should
take a flexible approach in this regard going forward.

11.16

Two labour supply sensitivity tests indicate a similar level of need to the jobbased econometric projections due to the forecast decline in economically
active residents over the plan period, with commensurate implications for the
number of jobs required. These range from 27.8ha to 30.2ha over the Plan
period as illustrated in Table 11.1.
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Table 11.1 Summary Employment Land Scenarios 2011-30

Scenario

Net

Gross

Econometric Demand

1) Experian Baseline

-6.8

21.0

Forecasting

2) Regeneration / Policy On

5.1

32.9

3)a Short Term Past Take Up Rates

20.7

48.5

3b) Long Term Completion Rates

38.7

66.5

4) Labour Supply (250 dpa)

0.0

27.8

2.34

30.2

Past Take Up

Labour Supply

5) Labour Supply (Latest household
projections)

11.17

On the basis of these considerations, it is considered that a range of between
25ha and 65ha (gross) of employment land may be considered appropriate to
2030. This is approximate to the Experian Baseline / Regeneration / Labour
Supply Scenarios at the lower end, and the (long term) Past Completion Rates
at the top end.

11.18

The range accommodates Tamworth’s potential for job growth in land hungry
sectors such as distribution, whilst factoring in the continued economic
uncertainty, the lack of available large employment sites and the negative
growth in residents of working age forecast for the Borough over the coming
years.

11.19

However, it is important to note that if the Council were to consider going for
the top end of the employment land range, 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’ outcommuters and planning for a mix of housing which encourages the retention of
residents of an economically active age to move into Tamworth Borough.

11.20

For example, seeking to increase the Borough’s very low job density figure over
the course of the Plan period would ensure that the demographic labour supply
projections would more closely align with any economic growth aspirations to
deliver a high level of employment land at the top end of the recommended
range, even allowing for the complicated causal relationship between the two.

11.21

Although it was outwith the scope of this study to undertake a detailed study of
the logistics sector and its wider sub-regional needs, secondary evidence, and
discussions with the LEP, agents and adjoining authorities indicate that there is
a significant level of latent demand for warehousing and distribution across the
wider area. If TBC were to pursue a policy of accommodating substantial new
B8 developments to address this strategic, sub-regional need, then this could
necessitate higher levels of provision well above the current land portfolio. It is
recommended that the Council undertake further discussions with adjoining
authorities, and specifically NWBC Officers, to determine whether such an
approach is necessary to address unmet needs, and to adjust the Local Plan
requirement accordingly.
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11.22

Ultimately, TBC will be required to make a decision on a suitable level of
employment land to be provided in the Borough based on the evidence before
it, balancing the social, economic and environmental dimensions to sustainable
development in line with The Framework.

11.23

In this regard, if TBC were to have a defined policy response to decrease net
out commuting or, more specifically, to increase the job density rate, this could
align with the Government’s sustainability agenda in The Framework, which
states that:
‘Planning policies should aim for a balance of land uses within their area so that
people can be encouraged to minimise journey lengths for employment,
shopping, leisure, education and other activities’ [§37]

11.24

Regarding other matters, whilst we do not consider it would be appropriate to
set individual targets for the individual use classes within this overall range, an
indicative split for planning purposes could involve 25% (6-16ha) for B1a/b
office; 25% for B1c/B2 industrial (6-16ha); with the remaining 50% (12.532.5ha) for B8 warehousing.

11.25

A policy decision will need to be made within this broad range to ensure that if
a specific (and, as yet, unforeseen) inward investment opportunity were to
arise, a suitably sized prestige site could be made available within the overall
portfolio in an accessible location attractive to the market. This may require
Officers to adopt a flexible approach responding to the release/reservation of
such a site, particularly if this could be linked to the Council’s strategic aim of
diversifying the employment base by attracting more highly skilled
manufacturing, business and financial services and logistics sector jobs to
Tamworth.

6: The Council should adopt a proactive approach to managing and
improving the existing portfolio of employment sites to facilitate future
growth.
11.26
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Alongside making new allocations, TBC should adopt a pro-active approach to
managing and improving the existing portfolio of employment sites to facilitate
future growth. Renewal and intensification on older sites with available land
should be encouraged to ensure that they contribute positively to meeting some
of the Borough’s employment land requirements, taking account of the
particular constraints that apply on individual sites. This could include
releasing some of TBC’s poorer quality employment sites to housing or other
higher value uses in order to cross subsidise improvements to other, more
viable, estates. However, in assembling a new portfolio of sites, a cautious
approach would be required to manage the competing pressures on potential
employment sites within Tamworth, balancing the aspirations for mixed-use
development on some sites with the need to encourage renewal and
intensification of the older industrial estates. Where mixed-use development or
potential release of an employment site to other uses is contemplated, this
should have regard to the availability of alternative sites to accommodate the
relocation of firms.
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On appropriate sites and where a clear need is demonstrated, marginal areas
of the Borough may require allowing a limited amount of higher value ‘enabling
development’ to help fund infrastructure and support provision of speculative
employment premises. Mixed-use development may provide one way of
enabling the private sector to provide such enabling investment. As well as
seeking to retain employment land in any redevelopments of redundant
employment sites (where appropriate, depending upon the nature of the
employment site itself), there may also be some scope for developers to
provide small business units in mainly residential schemes, perhaps secured
through s.106 agreements and with delivery linked to the timing of other
development. The precise location and layout of such space should be
carefully assessed to ensure that it will be attractive to the market; for
example, B1a office space and Sui Generis uses such as car showrooms
should typically be located at the front of sites to ensure market visibility.
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Appendix 1
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Definition of B-Class Sectors
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The method used for re-categorising the employment forecasts by sector into BClass uses is summarised below.
Apportionment of B Class Sectors to Land Uses
Experian Sector

Proportion of Jobs by Use Class
B1 office

Agriculture, Forestry & Fishing
Extraction & Mining

B8 warehousing

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

0%

84%

0%

Construction of Buildings

Non B-Class

Civil Engineering

Non B-Class

Specialised Construction Activities

0%

48%

0%

Wholesale

0%

23%

70%

Retail

Non B-Class

Accommodation & Food Services
Land Transport, Storage & Post

Non B-Class
0%

Air & Water Transport

0%

79%

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%

11%

0%

0%

Administrative & Supportive Services
Other Private Services
Public Administration & Defence

Non B-Class
10%

0%

Education

Non B-Class

Health

Non B-Class

Residential Care & Social Work

Non B-Class

Source:
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B2 industrial
Non B-Class

0%

Experian / NLP analysis
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